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City Commission Findings 

 
FILE NUMBER:   ZC 15-04: Zone Change  

PZ 15-02: Amendment to the Comprehensive Plan 
CP 15-02: Master Plan Amendment 
 

CONDITIONS OF APPROVAL 
Files ZC 15-04, PZ 15-02 and CP 15-02 

 
 (DS) = Verify that condition of approval has been met with the Development Services Division. 

(P) = Verify that condition of approval has been met with the Planning Division. 
 

Prior to Issuance of a Permit associated with the Proposed Development: 
1. Future development shall comply with Planning file CP 11-01 and any amendments within this 

application. (P & DS) 
2. Upon submission of a Detailed Development Plan for the adjacent property, the design and 

construction of the adjacent public improvements shall be analyzed and implemented prior to 
issuance of permits. (DS) 

3. Prior to issuance of permits associated with a Detailed Development Plan the applicant shall 
demonstrate that the Providence Willamette Falls campus associated with the Master Plan 
complies with the with the number of parking spaces required in OCMC 17.52.020. (P) 

 
I. ANALYSIS AND FINDINGS: 
 
CHAPTER 17.12 - “R-6” SINGLE-FAMILY DWELLING DISTRICT 
Finding: Not Applicable.  Portions of the subject site are currently within the “R-6” Single-Family 
Dwelling District.  The applicant has proposed to change the zoning designation of the site to “MUC-2” 
Mixed-Use Corridor District.  The standards within this criterion are not applicable. 
 
CHAPTER 17.31 - “MUE” MIXED USE EMPLOYMENT DISTRICT 
Finding: Complies as Proposed.  A vast majority of the subject site is within the “MUE” Mixed Use 
Employment District, though the application includes a request to amend the zoning designation and 
Comprehensive Plan designation of 1714 and 1716 16th Street from “R-6” Single-Family Dwelling District 
to MUE.  The zone change would accommodate the placement of a medical office building, a use 
permitted in OCMC 17.31.020.E. The Master Plan amendment will result in a campus-wide reduction 
from the approved 104,000 square feet of net, new building area to 84,000 - 89,000 square feet. With 
the increase in campus size and decrease in development square footage, the floor area ratio (FAR) will 
decrease from 0.61 to 0.55 - 0.56; nonetheless it will continue to exceed by more than twofold the 
minimum FAR of 0.25 as identified in OCMC 17.31.060.B. Compliance with the dimensional standards of 
the future building will be reviewed upon submittal of a development application.   
 
CHAPTER 17.68.020 ZONE CHANGES AND AMENDMENTS 
 
17.68.010 Initiation of the Amendment. 
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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 City 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. 
D. A Legislative request by the Planning Division 
All requests for amendment or change in this title shall be referred to the Planning Commission.  
Finding: Complies as Proposed. The applicant submitted this application to initiate a Zone Change and 
amendment to the Comprehensive Plan for the subject site in accordance with OCMC 17.68.010.c.  
  
17.68.020.A The proposal shall be consistent with the goals and policies of the comprehensive plan.  
Finding: Please refer to the analysis below. 
 

Goal 1: Citizen Involvement 
Goal 1.1 Citizen Involvement Program Implement a Citizen Involvement Program that will provide an 
active and systematic process for citizen participation in all phases of the land-use decisionmaking process 
to enable citizens to consider and act upon a broad range of issues affecting the livability, community 
sustainability, and quality of neighborhoods and the community as a whole.  
Policy 1.1.1 - Utilize neighborhood associations as the vehicle for neighborhood-based input to meet the 
requirements of the Land Conservation and Development Commission (LCDC) Statewide Planning Goal 1, 
 PWF Medical Center Master Plan Modification and Comprehensive Plan/Zone Change Application 20  
Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the officially recognized citizen 
committee needed to meet LCDC Statewide Planning Goal 1.  
Goal 1.2 Community and Comprehensive Planning - Ensure that citizens, neighborhood groups, and 
affected property owners are involved in all phases of the comprehensive planning program.  
Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use planning.  
Goal 1.3 Community Education - Provide education for individuals, groups, and communities to ensure 
effective participation in decision-making processes that affect the livability of neighborhoods.  
Goal 1.4 Community Involvement - Provide complete information for individuals, groups, and communities 
to participate in public policy planning and implementation of policies.  
Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 
Finding: Complies as Proposed. The applicant’s responses indicate that multiple meetings were 
held with McLoughlin Neighborhood Association and that the project was presented to the 
Citizen Involvement Committee (CIC), prior to submittal of an application to the City. 
 
Chapter 17.50 of the Oregon City Municipal Code includes provisions to ensure that citizens, 
neighborhood groups, affected property owners and the public have ample opportunity for 
participation in this application throughout the review process. The applicant met with the 
McLoughlin Neighborhood Association prior to submitting this application and once the 
application was deemed complete.  Twice, the City noticed the application to property owners 
within 300 feet of the subject site, neighborhood associations, the Citizens Involvement 
Committee, a general circulation newspaper.  In addition, the application was posted on the 
City’s website.  In addition, the applicant posted signs on the subject site.  All interested persons 
have the opportunity to comment in writing or in person through the public hearing process. 
This policy is met. 

 
Goal 2: Land Use 
Goal 2.1: Ensure that property planned for residential, commercial, office and industrial uses is used 
efficiently and that land is developed following principles of sustainable development.    
Finding:  Complies with Condition. The applicant requested a Comprehensive Plan Amendment 
and Zone Change from “R-6” Single-Family Dwelling District to “MUE” Mixed Use Employment 
District as well as an amendment to the existing Providence Willamette Falls Master Plan to 
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include the site for use as a future medical office building.  The proposal would utilize the 
residential properties in a manner which is more intensive and thus efficient than the current 
zoning designation and that the entire subject site can serve a variety of medical needs to the 
public in one location so less travel between facilities is needed.  In addition, the applicant is 
investing in the existing location rather than abandoning the facility.  This goal is met.  
 
Goal 2.3: Corridors: Focus transit-oriented, higher intensity, mixed-use development along selected transit 
corridors. 
Finding:  Complies as Proposed.  TriMet bus route 32 currently travels directly adjacent to the 
subject site on 16th Street and though the Providence Master Plan boundary on Division Street.  
The Master Plan amendment would replace two proposed medical office buildings (one of 
which is located further from a transit street) with a single medical office building directly 
adjacent to a transit street.  Grant O’Connell, with TriMet submitted comments indicating that 
the proposal does not conflict with the agencies interests (Exhibit 7).This goal is met. 
 
Goal 2.4: Neighborhood Livability - Provide a sense of place and identity for residents and visitors by 
protecting and maintaining neighborhoods as the basic unit of community life in Oregon City while 
implementing the goals and policies of the other sections of the Comprehensive Plan.  
Policy 2.4.2 Strive to establish facilities and land uses in every neighborhood that help give vibrancy, a 
sense of place, and a feeling of uniqueness; such as activity centers and points of interest.  
Policy 2.4.4 Where environmental constraints reduce the amount of buildable land, and/or where adjacent 
land differs in uses or density, implement Comprehensive Plan and zoning designations that encourage 
compatible transitional uses.  
Policy 2.4.5 - Ensure a process is developed to prevent barriers in the development of neighborhood 
schools, senior and childcare facilities, parks, and other uses that serve the needs of the immediate area 
and the residents of Oregon City.  
Finding:  Complies as Proposed. The proposed application will not dramatically change the 
neighborhood.  The proposal would expand the boundary of the Master Plan by approximately 
0.53 of an acre within the MUE district and approximately 0.5 acres currently within the “LR” 
Low Density Residential Development Comprehensive Plan designation and the “R-6” Single-
Family Dwelling District, an extremely small percentage of the 18.52 acre Master Plan site and of 
the 157 acres of MUE zoned properties within the City.   
 
As shown on the zoning map below, a significant amount of land on the west side of Division 
Street is within the MUE district.  Single-family homes are not a permitted use within the MUE 
district and the three homes within the MUE zone are presently legally nonconforming.  The 
transition from a single-family dwelling to the proposed use would allow the site to comply with 
the permitted uses identified in MUE. The proposal provides certainty that the three properties 
currently within MUE will be developed with a parking lot and not a large medical office facility 
which is 60 feet in height.  The applicant proposed to limit the medical office building to 2 
stories in height and the Site Plan and Design Review requirements of the Oregon City Municipal 
Code assure that the proposed structure will be located near Division Street, likely providing a 
buffer between the medical office building and adjacent residential properties.   
 
Current Zoning Map 
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The application includes the consolidation of two medical office buildings totaling 50,000 square 
feet into a single structure which is approximately 35,000 square feet. The applicant indicated 
that “The intent of this modification is to improve patient access to the West MOB while 
reducing parking impacts on McLoughlin neighborhood streets by locating parking in proximity 
to the West MOB. Moreover, the proposal will result in fewer traffic impacts and less parking 
demand overall from buildout of the master plan due to a net reduction of 15,000 sf of building 
space on campus” (Exhibit 2). In addition, the increase in available parking near the medical 
office building would likely decrease the amount of on-street parking throughout the 
neighborhood, especially as the facility grows with their master plan and existing on-site parking 
is replaced with structures. 
 
The neighborhood is characterized by a mix of residential and nonresidential uses.  The proposal 
would replace 2 homes within the R-6 single-family Dwelling District and 3 homes currently 
within the Mixed Use Employment District.  The mixture of homes directly adjacent to 
nonresidential uses is common throughout the neighborhood.  The new facility would provide 
better access to medical services and high wage jobs which would also benefit the 
neighborhood and be consistent with the nearby character. This goal is met. 

 
Goal 2.7: Maintain the Oregon City Comprehensive Plan Land-Use Map as the official long-range planning 
guide for land-use development of the city by type, density and location.      
Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth Boundary to 
meet local, regional, and state requirements for accommodating growth.  
Policy 2.7.2 Use the following 11 land-use classifications on the Oregon City Comprehensive Plan Land-Use 
Map to determine the zoning classifications that may be applied to parcels: 
Finding: Complies as Proposed. The proposal would expand the boundary of the Master Plan by 
approximately 0.53 of an acre within the MUE district and approximately 0.5 acres currently 
within the “LR” Low Density Residential Development Comprehensive Plan designation and the 
“R-6” Single-Family Dwelling District.  As shown within this report, the amendment complies 
with the goals and policies of the Comprehensive Plan.  In addition, the applicant indicated that 
“this proposal is consistent with this policy by reinforcing the role of the hospital in the 
community and focusing growth in an established location which will promote vibrancy and 
access to care while remaining compatible with the surrounding residential areas”.  This goal is 
met. 
 
Goal 3: Agricultural Land: requires local governments “to preserve and maintain agricultural lands.” 
Finding: Not Applicable. The subject site is within the Oregon City limits and is not designated as 
agricultural. This goal is not applicable.  
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Goal 4: Forest Lands 
Finding: Not Applicable. The subject site is within the Oregon City limits and is not designated as 
forest lands. This goal is not applicable. 
 
Goal 5: Open Spaces, Scenic and Historic Areas, and Natural Resources 
Finding: Not Applicable.  The Oregon City Municipal Code implements the principals of 
protecting fish and wildlife habitat as well as scenic vistas though the Natural Resource Overlay 
District as well as the Geologic Hazards Overlay District, which includes protection of sensitive 
lands.  Though portions of the Master Plan boundary are within the Natural Resource Overlay 
District as well as the Geologic Hazards Overlay District, which will be addresses upon submittal 
of an application for development of the site, the proposed expansion area is not within any 
overlay district and does not contain a historic structure.  The proposed zone change and 
comprehensive plan amendment do not amend or affect any City-designated open space, scenic 
and historic area, or natural resource inventories which have been previously deemed 
consistent with Statewide Planning Goal 5. The development proposal does not include 
construction onsite.  Future development will include a public review process to verify 
compliance with all applicable standards within the Oregon City Municipal Code.  There are no 
historic structures or resources located on or adjacent to the subject site. This goal is not 
applicable. 
 
Goal 6: Quality of Air, Water and Land Resources 
Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 
Oregon City.  
Policy 6.1.1 Promote land-use patterns that reduce the need for distance travel by single-occupancy 
vehicles and increase opportunities for walking, biking and/or transit to destinations such as places of 
employment, shopping and education.  
Finding: Complies as Proposed. This goal promotes land use patterns that reduce travel by 
single occupancy vehicles and promote travel by walking, bicycling, and transit to destinations 
including employment, shopping and education. The Providence Willamette Falls Medical 
Center provides a variety of employment opportunities for nearby residences and services 
which nearby residences would be accessible by bicycle, foot, or transit thus reducing the 
dependence on single occupancy vehicles.  As the overall master plan building square footage 
will be decreased and the medical office uses will be consolidated in one location, no long term 
impacts on air quality or noise are anticipated.  This goal is met. 
 
Policy 6.1.4: Encourage the maintenance and improvement of the city’s tree canopy to 
improve air quality. 
Finding: Not Applicable. No tree removal is proposed with this application.  The preservation 
and mitigation of trees is addressed upon submittal of Detailed Development application in 
Chapters 17.41, 17.44 and 17.49 of the Oregon City Municipal Code.  Future development of the 
site will be reviewed upon submittal of a development application.  This policy is not applicable. 
 
Policy 6.2.1 Prevent erosion and restrict the discharge of sediments into surface and groundwater by 
requiring erosion prevention measures and sediment control practices.  
Finding: Not Applicable.  Future development of the site will be reviewed upon submittal of a 
development application, whereby standard erosion prevention and sediment control measures 
will be implemented during construction.  No construction is proposed with this development 
application.  This policy is not applicable. 
 
Goal 6.3: Nightlighting: Protect the night skies above Oregon City and facilities that utilize the night sky, 
such as the Haggart Astronomical Observatory, while providing for nightlighting at appropriate levels to 
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ensure safety for residents, businesses, and users of transportation facilities, to reduce light trespass onto 
neighboring properties, to conserve energy, and to reduce light pollution via use of night-friendly lighting. 
Finding: Not Applicable. Light pollution is addressed in Chapter 17.62.065 of the Oregon City 
Municipal Code upon submittal of a Detailed Development application.   This policy is not 
applicable. 
 
Goal 6.4: Noise: Prevent excessive noise that may jeopardize the health, welfare, and safety of the citizens 
or degrade the quality of life. 
Finding: Not Applicable. Noise is addressed in Chapter 17.62.050.A.13 of the Oregon City 
Municipal Code, as well as in adopted Nuisance Ordinances.  Future development of the site will 
be reviewed upon submittal of a development application.  This policy is not applicable. 
 
Goal 7: Natural Hazards 
Policy 7.1.8 
Provide standards in City Codes for planning, reviewing, and approving development in areas of potential 
landslides that will prevent or minimize potential landslides while allowing appropriate development. 
Finding: Not Applicable.  The Oregon City Municipal Code protects natural hazards through a 
variety of overlay districts.  Though portions of the Master Plan boundary are within the 
Geologic Hazards Overlay District, the proposed expansion area is not within any overlay district.  
This goal is directed at local government obligations to adopt regulations to protect 
development from landslide and other natural areas.  The development proposal does not 
include any construction onsite.  An analysis of compliance with the overlay districts is 
performed upon submittal of a development application. The proposed zone change and 
comprehensive plan amendment do not amend or affect any natural hazards. This goal is not 
applicable. 

 
Goal 8: Parks and Recreation 
Finding: Complies as Proposed. This goal is designed to provide recreational opportunities and 
sites for all residents of Oregon City. The development proposal will not have a significant effect 
on this goal.  All future development of the site is subject to pay system development charges 
(SDC’s) for parks.  This goal is met. 
 
Goal 9: Economic Development 
Improve Oregon City’s Economic Health - Provide a vital, diversified, innovative economy including an 
adequate supply of goods and services and employment opportunities to work toward an economically 
reasonable, ecologically sound and socially equitable economy. 
Finding: Complies as Proposed. The proposal will reinforce the role of the hospital in the 
community in an established location that will continue to promote economic vibrancy in the 
City.  The proposal will facilitate development of the hospital to best serve patients and support 
continued success of the hospital and yield economic benefits for the City through job creation, 
community partnerships, and access to care. Once development occurs, taxes will be levied for 
support of services and facilities. This goal is met. 
 
Goal 10.1: Provide for the planning, development and preservation of a variety of housing types and lot 
sizes. 
Policy 10.1.1 
Maintain the existing residential housing stock in established older neighborhoods by maintaining existing 
Comprehensive Plan and zoning designations where appropriate. 
Finding: Complies as Proposed. Policy 10.1.3 seeks to “designate residential land for a balanced 
variety of densities and types of housing, such as single-family attached and detached, and a 
range of multi-family densities and types, including mixed-use development”.  This proposal 
would remove two single-family homes from the R-6 Single-Family Dwelling District 
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(approximately 0.5 acre) and three single-family homes from MUE Mixed Use Employment 
District (approximately 0.5 acre).  Single-family homes are not a permitted use within the MUE 
District and the three homes currently within the MUE District are legally nonconforming and 
subject to compliance with the standards for lawful nonconforming uses in OCMC 17.58.  The 
City’s Comprehensive Plan identifies the need for 6,075 units through 2017.  According to the 
Housing Resource Document for the City of Oregon City Comprehensive Plan (referred to as the 
“Housing Technical Report (2002)”) full buildout under the then available buildable lands 
capacity would only result in 4,593 dwelling units.  The Housing Technical Report (2002) called 
for land use policies that would move the mix of housing from 80% single-family dwellings and 
20% multi-family dwellings to a 75% and 25% mix, respectively.   
 
Since 2002, both land use decisions to increase density and policies have encouraged additional 
housing development.  For example, an additional 953 units more than estimated in the Housing 
Technical Report (2002) have been created through approval of zone changes that allowed 
greater density With the adoption of the Comprehensive Plan in 2004, the City amended the 
Municipal Code to allow construction of one accessory dwelling unit in every place in which a 
single-family home is allowed and adopted cottage housing with density bonuses. These two 
unit types provided an opportunity for more diverse, and often affordable, housing 
opportunities within existing neighborhoods. 
 
Moreover, the City has planned for at least 5,762 dwelling units as follows: 
 

• The City created and approved concept plans for three areas (South End, Beavercreek, 
Park Place) recently brought into the UGB. The Park Place Concept Plan provides 
capacity for 1,091 dwelling units, the South End Concept Plan provides capacity for 
1,210 dwelling units and the Beavercreek Road Concept Plan provides capacity for 1,023 
dwelling units for a total of 3,324 units within the urban growth boundary. 

• Since October 1, 2002, the City has granted permits for 2,438 dwelling units.1 
 

In addition, the City adopted a new mixed use zones, including the MUC-1, MUC-2, MUD, HC, NC 
and C that allows for the development of housing which is limited by building height, parking 
standards, lot coverage, etc. (though there are some restrictions in NC).  While not counted as 
contributing to needed housing goals in the City’s Housing Technical Report (2002), the capacity 
from the new mixed use zones is estimated at a potential 8,000 dwelling units within the City 
limits. Approximately 68% of the City is currently within the R-10, R-8, R-6, R-3.5 and R-2 zoning 
designations.  Approximately 14% of the City is within the R-6 Single-Family Dwelling District 
while approximately 3% is within the MUE District.  Approximately 3% of the City is within the 
MUE District and the proposal to add land to the MUE District would provide a greater mix of 
uses within the City, while the loss of land available for housing would be nominal.  
 
The proposal includes expanding the Master Plan boundary by 6 properties including four within 
the MUE district (which include 3 homes) and two within the “R-6” Single-Family Dwelling 
District (which includes 2 homes).  The three homes within the MUE district are currently zoned 
for medical office, and are a nonconforming use.  The proposal will allow the properties to 
transition to a conforming use. As demonstrated above, the City has, on balance, added a 
significant amount of new homes to compensate for the potential removal of the homes.  
 

                                                           
1 2,136 new single-family dwelling units; 253 new townhouses; 23 accessory dwelling units; and 26 multi-family 
units. 
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It is not appropriate to retain the existing structures because, as pointed out above, a significant 
amount of land west of Division is already designated MUE.  The neighborhood is characterized 
by a mix of residential and nonresidential uses.  The proposal would replace 2 homes within the 
R-6 single-family Dwelling District and 3 homes currently within the Mixed Use Employment 
District.  The mixture of homes directly adjacent to nonresidential uses is common throughout 
the neighborhood.  In addition, none of the homes are within a historic district or individually 
designed historic structures and thus it is not necessary to retain the existing structures.  Lastly, 
a majority of the land on the west side of Division is currently within the MUE district and thus 
there is no context of which to retain the existing homes.  The proposal will result in fewer 
traffic impacts and less parking demand overall from buildout of the master plan due to a net 
reduction of 15,000 sf of building space on campus” (Exhibit 2). In addition, the increase in 
available parking near the medical office building would likely decrease the amount of on-street 
parking throughout the neighborhood, especially as the facility grows with their master plan and 
existing on-site parking is replaced with structures. The City Commission finds this application 
meets Goal 10.1.  
 
Goal 10.2 Provide and maintain an adequate supply of affordable housing. 
Policy 10.2.1 
Retain affordable housing potential by evaluating and restricting the loss of land reserved or committed 
to residential use. When considering amendments to the Comprehensive Plan Land-Use Map, ensure that 
potential loss of affordable housing is replaced. 
Finding: Complies as Proposed. The development proposal entails expanding the Master Plan 
boundary by approximately 1 acre for hospital associated uses where there are currently five 
homes (two in the R-6 zone, and three in the existing MUE zone).   As demonstrated in the 
analysis in Goal 10.1, the City has provided opportunities to allow an increase in the number of 
dwelling units within Oregon City as well as adopted standards which allow for smaller dwelling 
units which will likely be lower in cost and is likely to make up for any loss in affordable housing, 
to the extent that these housing units contribute to the City’s existing affordable housing stock. 

 
In comparison to neighboring jurisdictions, the price of real estate in Oregon City is less than 
surrounding jurisdictions.  The median sales prices for houses in Oregon City obtained from 
Zillow.com is nearly half of that in Lake Oswego and more than $120,000 less than West Linn 
which is directly across the river (Figure 8).  The American Community Survey findings mimic 
similar results demonstrating that between 2010 and 2015 the median housing cost in Oregon 
City was less than that in Clackamas County and many nearby jurisdictions (Figure 9).  
 
Figure 8: Median Sale Prices from Zillow.com 
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Figure 9: American Community Survey (2010-2015) 

 
 
Lastly, there is nothing in the record which identifies the five homes as qualifying as affordable 
housing.  The applicant has rented out a majority of the homes, though not all are utilized and it 
is not clear to what extent they are affordable.  The City Commission finds this application 
satisfies Goal 10.2. 
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Goal 11: Public Facilities 
Goal 11.1: Serve the health, safety, education, welfare and recreational needs of all Oregon City residents 
through the planning and provision of adequate public facilities.       
Policy 11.1.2: Provide public facilities and services consistent with the goals, policies and implementing 
measures of the Comprehensive Plan, if feasible. 
Policy 11.1.3: Confine urban public facilities and services to the city limits except where allowed for safety 
and health reasons in accordance with state land-use planning goals and regulations. Facilities that serve 
the public will be centrally located and accessible, preferably by multiple modes of transportation. 
Policy 11.1.4: Support development on underdeveloped or vacant buildable land within the city where 
public facilities and services are available or can be provided and where land-use compatibility can be 
found relative to the environment, zoning, and Comprehensive Plan goals. 
Policy 11.1.5: Design the extension or improvement of any major public facility and service to an area to 
complement other public facilities and services at uniform levels. 
Policy 11.1.6: Enhance efficient use of existing public facilities and services by encouraging development at 
maximum levels permitted in the Comprehensive Plan, implementing minimum residential densities, and 
adopting an Accessory Dwelling Unit Ordinance to infill vacant land. 
Finding: Complies as Proposed. The subject area is presently served or capable of being served 
adequately by extension of nearby facilities.  Utility extensions to serve future development on 
the subject site will be required with future development applications.  The provision of public 
facilities and services will be consistent with goals, policies and implementing measures of the 
Comprehensive Plan, and, because the site is within the city limits, the integrity of local public 
facility plans will be maintained.  
 
Oregon City School District provides education services and has adequate levels of service 
available (Exhibit 4). Police and fire protection are provided by the City of Oregon City. The site 
will be required to pay Park SDCs (System Development Charges) for each new unit to pay for 
future parks to serve the area if indicated in the parks master plan.   
 
Policy 11.2, Wastewater, 11.3, Water Distribution, 11.4, Stormwater Management, 11.5, Solid Waste, 
11.6, Transportation Infrastructure, 11.7, Private Utility Operations, 11.8, Health and Education, 11.9, Fire 
Protection, 11.10, Police Protection, 11.11, Civic Facilities and 11.12, Library 
Finding: Complies as Proposed. The proposal will not negatively impact public facilities and 
services within the City.  All public facilities necessary to serve this project are available at 
adequate levels to meet the proposed MUE zoning. The provision of public facilities and services 
will be consistent with the goals, policies and implementing measures of the Comprehensive 
Plan and because the site is within the city limits, the integrity of local public facility plans will be 
maintained. The subject site is an infill redevelopment opportunity.  
 
Goal 12: Transportation 
Goal 12.1 Land Use-Transportation Connection 
Ensure that the mutually supportive nature of land use and transportation is recognized in planning for the 
future of Oregon City. 
Policy 12.1.1 
Maintain and enhance citywide transportation functionality by emphasizing multi-modal travel options for 
all types of land uses. 
Policy 12.1.2 
Continue to develop corridor plans for the major arterials in Oregon City, and provide for appropriate land 
uses in and adjacent to those corridors to optimize the land use-transportation connection. 
Policy 12.1.3 
Support mixed uses with higher residential densities in transportation corridors and include a 
consideration of financial and regulatory incentives to upgrade existing buildings and transportation 
systems. 
Policy 12.1.4 
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Provide walkable neighborhoods. They are desirable places to live, work, learn and play, and therefore a 
key component of smart growth. 
Goal 12.5 Safety 
Develop and maintain a transportation system that is safe. 
Policy 12.5.1 
Identify improvements that are needed to increase the safety of the transportation system for all users. 
Policy 12.5.2 
Identify and implement ways to minimize conflict points between different modes of travel. 
Policy 12.5.3 
Improve the safety of vehicular, rail, bicycle, and pedestrian crossings. 
Goal 12.6 Capacity 
Develop and maintain a transportation system that has enough capacity to meet users’ needs. 
Policy 12.6.1 
Provide a transportation system that serves existing and projected travel demand. 
Policy 12.6.2 
Identify transportation system improvements that mitigate existing and projected areas of congestion. 
Policy 12.6.3 
Ensure the adequacy of travel mode options and travel routes (parallel systems) in areas of congestion. 
Policy 12.6.4 
Identify and prioritize improved connectivity throughout the city street system. 
Finding:  Complies as Proposed. The City’s Transportation System Plan (TSP), adopted in 2013, 
implements the goals and policies of the Comprehensive Plan.  There are three projects on 
Division Street identified in the TSP (D80, W70, and B60), which are also addressed in the 
existing and proposed PWF Master Plans, CP 11-01 and CP 15-02.  Improvements will be 
required as part of future Detailed Development Plan applications, consistent with future traffic 
analyses and the PWF Master Plan.  Each Detailed Development Plan submitted within the 
Master Plan will require an additional traffic study to determine the specific traffic impacts and 
identify appropriate mitigation to demonstrate compliance with the standards in the Oregon 
City Municipal Code. 
 
Per Oregon Administrative Rule 660-012-0060, also known as the Transportation Planning Rule 
(TPR), a zone change and Comprehensive Plan amendment must not create an unmitigated 
significant effect on an existing or planned transportation system. If a significant effect is 
expected to occur, it must be mitigated within the planning horizon. The City of Oregon City 
Transportation System Plan (TSP) planning horizon is year 2035.  
 
The applicant submitted a Transportation Impact Analysis (TIA) dated July 23, 2015 prepared 
under the direction of Julia Kuhn, P.E. of Kittleson and Associates, Inc.  The analysis reviewed the 
impact of adding 0.5 acre of property within the MUE District into the Master Plan and 0.5 acre 
of land currently zoned R-6 to be changed to MUE District, added to the Master Plan and a worst 
case scenario of a 6,000 square foot medical office building.  The inclusion of the 0.5 acre 
currently within the MUE district would not have an increased traffic impact by including the 
land within the Master Plan boundary because the current zoning designation would allow a use 
more intensive than the use proposed.     
 
The TIA was reviewed by a City consultant John Replinger, P.E., of Replinger and Associates.  Mr. 
Replinger concluded, that the TIA provides an adequate basis upon which to assess the impacts 
of the proposed rezoning and the impact of the proposal is minor and thus does not have a 
significant impact as described in the Transportation Planning Rule. The proposal does not 
change the functional classification of any existing or planned transportation facility, alter the 
standards for implementing the functional classification system, alter the level of travel, or 
degrade the performance of the transportation system such that it would not meet applicable 
performance standards (Exhibit 3). 
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With the adoption of the Transportation System Plan (TSP) in 2013, the City approved 
transportation projects projected to meet performance targets throughout the City, with 
exceptions. Some intersections on the state highway system cannot be brought into compliance 
with current ODOT and proposed TSP mobility standards without unreasonably expensive 
projects for which there is no identified funding. As the City was not required to assure 
compliance with mobility standards for permitted and conditional uses on state facilities beyond 
what is identified in the Regional Transportation System Plan, the City temporarily exempted 
permitted and conditional uses from complying with the current mobility standards for the 
interchanges at I-205/99E, I-205/213 and OR 213/Beavercreek Road and all state facilities within 
or adjacent to the Regional Center. With no reasonable solution resulting in compliance with 
mobility standards for these locations (with the exception of minor improvements identified in 
the TSP), the City is continuing to work with regional partners to pursue special studies and 
alternate mobility standards for these locations.  The proposed application is too small to have 
an identifiable impact on any of the exempted locations identified within this section. 
 
The City Commission finds the application meets Goal 12. 
 
Goal 13: Energy Conservation 
Policy 13.2.1- Promote mixed-use development, increased densities near activity centers, and home-based 
occupations (where appropriate). 
Finding: Complies as Proposed. This section requires the conservation of energy in all forms 
through efficient land-use patterns, public transportation, building siting and construction 
standards, and city programs, facilities and activities. The policies promote energy conservation 
through the promotion of mixed-use developments and increased densities near activity 
centers, and the construction of bikeways and sidewalks to improve connectivity. The proposed 
amendment will result in an efficient land use pattern by increasing the amount of development 
which may occur onsite adjacent to existing infrastructure such as streets and utilities.  Allowing 
the applicant to utilize this location will result in increased energy efficiency.   The co-location of 
medical uses on a single campus instead of multiple sites reduces vehicular travel and 
particularly conserves energy. In addition, the site includes the Providence Willamette Falls 
Hospital which is a neighborhood activity center that may provide employment or opportunities 
and/or access to medical services for nearby residences. 
 
Goal 14.2: Orderly Redevelopment of Existing City Areas- Reduce the need to develop land within the 
Urban Growth Boundary by encouraging redevelopment of underdeveloped or blighted areas within the 
existing city limits.  
Policy 14.2.1 - Maximize public investment in existing public facilities and services by encouraging 
redevelopment as appropriate.  
Policy 14.2.2 - Encourage redevelopment of city areas currently served by public facilities through 
regulatory and financial incentives.  
Policy 14.3.1 - Maximize new public facilities and services by encouraging new development within the 
Urban Growth Boundary at maximum densities allowed by the Comprehensive Plan.  
Finding: Complies as Proposed. This proposal will contribute to achieving this Section (Goal) by 
increasing the re-development potential of the properties within the R-6 Single-Family Dwelling 
District within the City limits and the expansion of the Master Plan boundary will allow the site 
to be utilized with greater efficiency. Future development of the site will result in improvements 
to public utilities. This goal is met. 

 
Goal 15: Willamette River Greenway 
Finding: Not Applicable. The subject site is not within the Willamette River Greenway Overlay 
District.  This goal is not applicable. 
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17.68.020.B. That public facilities and services (water, sewer, storm drainage, transportation, schools, police and 
fire protection) are presently capable of supporting the uses allowed in 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 as Proposed. The applicant has not proposed any development at this time.  As 
demonstrated within this report, the proposed site may be served by public facilities and services.  
 
 Water:  Water infrastructure exists within the streets abutting the subject properties.  This 

infrastructure is situated such that extension and upgrading of the system can reasonably be 
accomplished in conjunction with subsequent development applications. 

  
Sewer:  Sanitary sewer infrastructure exists within the streets abutting the subject properties.  
This infrastructure is situated such that extension and upgrading of the system can reasonably 
be accomplished in conjunction with subsequent development applications. 
 
Storm Drainage:  Storm drainage infrastructure exists within the streets abutting the subject 
properties.  This infrastructure is situated such that extension and upgrading of the system can 
reasonably be accomplished in conjunction with subsequent development applications. 
 
Transportation: Please refer to the analysis in Goal 12 above. 
 
Schools: This proposal was transmitted to the Oregon City School District for comment.  Wes 
Rogers, Director of Operations submitted comments indicated that the school district has no 
issues with this proposal (Exhibit 4). 
 
Police: This proposal was transmitted to the Oregon City Police Department for comment whom 
did not identify any concerns regarding this application.   
 
Fire Protection: This proposal was transmitted to Clackamas Fire District for comment who did 
not identify any concerns regarding this application.   

 
17.68.020.C The land uses authorized by the proposal are consistent with the existing or planned function, capacity 
and level of service of the transportation system serving the proposed zoning district.  
Finding: Complies with Condition. Please refer to the analysis in 17.68.020.B. 
 
17.68.020.D Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 
policies or provisions which control the amendment.  
 

Statewide Planning Goal 1: Citizen Involvement. Goal 1 calls for "the opportunity for citizens to be 
involved in all phases of the planning process." It requires each city and county to have a citizen 
involvement program containing six components specified in the goal. It also requires local governments 
to have a committee for citizen involvement (CCI) to monitor and encourage public participation in 
planning.  
Finding: Please refer to the analysis of Goal 1 in the Comprehensive Plan findings, above.  
 
Statewide Planning Goal 2: Land Use Planning. Goal 2 outlines the basic procedures of Oregon's statewide 
planning program. It says that land use decisions are to be made in accordance with a comprehensive 
plan, and that suitable "implementation ordinances" to put the plan's policies into effect must be adopted. 
It requires that plans be based on "factual information"; that local plans and ordinances be coordinated 
with those of other jurisdictions and agencies; and that plans be reviewed periodically and amended as 
needed. 
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Finding: Complies as Proposed. The Comprehensive Plan amendment, Zone Change and Master 
Plan amendment requests are being reviewed for consistency with all applicable City Code 
sections, the City Comprehensive Plan, and Statewide Planning Goals within this report. The 
analysis provides a factual base to which the application is being reviewed. City staff has 
coordinated with affected agencies by providing written notice of the application and 
identification of the public hearing dates. 
 
Statewide Planning Goal 3: Agricultural Lands. Goal 3 defines "agricultural lands." It then requires 
counties to inventory such lands and to "preserve and maintain" them through farm zoning. Details on the 
uses allowed in farm zones are found in ORS Chapter 215 and in Oregon Administrative Rules, Chapter 
660, Division 33.  
Finding: Not Applicable. The subject site is within the Oregon City limits and is not designated as 
agricultural. This goal is not applicable. 
 
Statewide Planning Goal 4: Forest Lands. This goal defines forest lands and requires counties to inventory 
them and adopt policies and ordinances that will "conserve forest lands for forest uses."  
Finding: Not Applicable. The subject site is within the Oregon City limits and is not designated as 
forest lands. This goal is not applicable. 
 
Statewide Planning Goal 5: Open Spaces, Scenic and Historic Area, and Natural Resources.  
Goal 5 covers more than a dozen natural and cultural resources such as wildlife habitats and wetlands. It 
establishes a process for each resource to be inventoried and evaluated. If a resource or site is found to be 
significant, a local government has three policy choices: preserve the resource, allow proposed uses that 
conflict with it, or strike some sort of a balance between the resource and the uses that would conflict with 
it.  
Finding: Please refer to the analysis in Goal 5 of the Comprehensive Plan.  
 
Statewide Planning Goal 6: Air, Water and Land Resources Quality. This goal requires local comprehensive 
plans and implementing measures to be consistent with state and federal regulations on matters such as 
groundwater pollution.  
Finding: Not Applicable. The proposed zone change and comprehensive plan amendment do 
not alter existing city protections provided by overlays for natural resources, stormwater rules, 
or other environmental protections which have been previously deemed consistent with 
Statewide Planning Goal 6.  
 
Statewide Planning Goal 7: Areas Subject to Natural Hazards. Goal 7 deals with development in places 
subject to natural hazards such as floods or landslides. It requires that jurisdictions apply "appropriate 
safeguards" (floodplain zoning, for example) when planning for development there.  
Finding: Please refer to the analysis in Goal 7 of the Comprehensive Plan.  
 
Statewide Planning Goal 8: Recreational Needs. This goal calls for each community to evaluate its areas 
and facilities for recreation and develop plans to deal with the projected demand for them. It also sets 
forth detailed standards for expedited siting of destination resorts.  
Finding: Please refer to the analysis in Goal 8 of the Comprehensive Plan.  
 
Statewide Planning Goal 9: Economic Development. Goal 9 calls for diversification and improvement of 
the economy. It asks communities to inventory commercial and industrial lands, project future needs for 
such lands, and plan and zone enough land to meet those needs.  
Finding: Please refer to the analysis in Goal 9 of the Comprehensive Plan.  
 
Statewide Planning Goal 10: Housing. This goal specifies that each city must plan for and accommodate 
needed housing types, such as multifamily and manufactured housing. It requires each city to inventory its 
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buildable residential lands, project future needs for such lands, and plan and zone enough buildable land 
to meet those needs. It also prohibits local plans from discriminating against needed housing types.  
Finding: Please refer to the analysis of Goal 10 in the Comprehensive Plan findings, above. 
 
Statewide Planning Goal 11: Public Facilities and Services. Goal 11 calls for efficient planning of public 
services such as sewers, water, law enforcement, and fire protection. The goal's central concept is that 
public services should to be planned in accordance with a community's needs and capacities rather than be 
forced to respond to development as it occurs.  
Finding: Complies as Proposed. This Goal requires that urban development be guided and 
supported by types of urban public facilities and services appropriate for the development.  
Guideline A, Planning 3, requires that:  “Public facilities and services in urban areas should be 
provided at levels necessary and suitable for urban uses.” The site is currently served by public 
facilities and services provided by the City. Impacts on public facilities remain unchanged by the 
proposal.  The applicant has submitted evidence demonstrating that there is no limitation on 
the provisions of police and fire services to the site.  Further, adequate domestic water and 
sanitary sewer services are available to the site.  Additionally, development of the site can be 
provided with adequate storm sewer services.  Private utilities, such as electric service, natural 
gas service, cable television, and telephone service, are available to the site. As demonstrated 
within this report the extension and upgrading of public facilities can reasonably be 
accomplished through the review of subsequent development applications. 
 
Statewide Goal 12: Transportation. The goal aims to provide "a safe, convenient and economic 
transportation system." It asks for communities to address the needs of the "transportation 
disadvantaged."  
Finding: Please refer to the analysis of Goal 12 in the Comprehensive Plan. 
 
Statewide Planning Goal 13. Energy Conservation. Goal 13 declares that "land and uses developed on the 
land shall be managed and controlled so as to maximize the conservation of all forms of energy, based 
upon sound economic principles."  
Finding: Please refer to the analysis in Goal 13 of the Comprehensive Plan.  
 
Statewide Planning Goal 14: Urbanization. This goal requires cities to estimate future growth and needs 
for land and then plan and zone enough land to meet those needs. It calls for each city to establish an 
"urban growth boundary" (UGB) to "identify and separate urbanizable land from rural land." It specifies 
seven factors that must be considered in drawing up a UGB. It also lists four criteria to be applied when 
undeveloped land within a UGB is to be converted to urban uses.  
Finding: Not Applicable. The site is located within the urban growth boundary and no expansion 
of the boundary is requested. Goal 14 does not apply.  
 
Statewide Planning Goal 15: Willamette River Greenway. Goal 15 sets forth procedures for administering 
the 300 miles of greenway that protects the Willamette River.  
Finding: Not Applicable. The site is not located with the Willamette River Greenway. Goal 15 
does not apply.  
 
Statewide Planning Goal 16: Estuarine Resources  
Statewide Planning Goal 17: Coastal Shorelands  
Statewide Planning Goal 18: Beaches and Dunes  
Statewide Planning Goal 19: Ocean Resources  
Finding: Not Applicable. The site is not located within any of these coastal resource areas. None 
of these remaining Statewide Planning Goals apply. 
 

OAR 660-012-0060(1)-(3) Transportation Planning Rule (TPR) 
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The purpose of the TPR is “to implement Statewide Planning Goal 12 (Transportation) and promote the 
development of safe, convenient and economic transportation systems that are designed to reduce reliance on the 
automobile so that the air pollution, traffic and other livability problems faced by urban areas in other parts of the 
country might be avoided.” A major purpose of the Transportation Planning Rule (TPR) is to promote more careful 
coordination of land use and transportation planning, to ensure that planned land uses are supported by and 
consistent with planned transportation facilities and improvements.   
Finding: Please refer to the analysis in Goal 12 of the Comprehensive Plan. 
 
OAR Chapter 660, Division 7, “Metropolitan Housing Rule” 
Finding: Please refer to the analysis in the Goal 10 analysis of the Comprehensive Plan. 
 
Regional Transportation Plan 
The Regional Transportation Functional Plan (RTFP) directs how Oregon City should implement the RTP through the 
TSP and other land use regulations. The RTFP codifies existing and new requirements which local plans must comply 
with to be consistent with the RTP. If a TSP is consistent with the RTFP, Metro will find it to be consistent with the 
RTP. 
Finding: Please refer to the analysis in the Goal 12 analysis of the Comprehensive Plan. 
 
Metro Functional Plan 
3.07.810.C 
Finding: Complies as Proposed.  As demonstrated within this report, the proposed Comprehensive Plan 
Amendment is consistent with the Functional Plan. 
  
Metro Functional Plan 
3.07.120, “Housing Capacity”  
Finding: Complies as Proposed.  This standard authorizes the City to reduce its minimum zoned capacity 
in locations other than specified locations under Functional Plan 3.07.120.C, D, or E.  As demonstrated in 
the findings in Section 10 of the Comprehensive Plan, the application has a “negligible effect” on the 
City’s “minimum zoned residential capacity” pursuant to Functional Plan 3.07.120.E. 
 
CHAPTER 17.65 MASTER PLANS 
 
17.65.050.A Existing Conditions Submittal Requirements 
 
17.65.050.A.1. Narrative statement. An applicant must submit a narrative statement that describes the following:  
a. Current uses of and development on the site, including programs or services.  
b. History or background information about the mission and operational characteristics of the institution that may 
be helpful in the evaluation of the general development plan.  
Finding: Complies as Proposed.  The applicant submitted the following in Exhibit 2: 

PWF is a full service medical center that provides emergency medicine, labor and 
delivery, surgical services, inpatient treatment, as well as many other inpatient and outpatient 
services. Since opening in 1954, PWF has grown and gone through numerous developments, 
additions, and remodels to better provide healthcare services to Oregon City and Clackamas 
County.  

In 2012, Oregon City approved the Master Plan which defined the growth and 
development strategies for PWF over a 10-year period including public improvements to be 
made as conditions of approval. (Appendix D) The Master Plan consists of updates and 
modernization projects, Birthplace expansion, and two medical office buildings for outpatient 
procedures. In total, the Master Plan approved 104,000 sf of new hospital and medical office 
uses with associated parking.  
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Since the time the master plan was approved, PWF developed the 66-space Division 
Street Parking Lot and made public improvements per the master plan conditions of approval. 
No other development in the 2012 Master Plan has been initiated to date.  

 
17.65.050.A.1.c. A vicinity map showing the location of the General Development Plan boundary relative to the 
larger community, along with affected major transportation routes, transit, and parking facilities. At least one copy 
of the vicinity map must be eight and one-half inches × eleven inches in size, and black and white reproducible.  
d. Non-institutional uses that surround the development site. May also reference submitted maps, diagrams or 
photographs.  
Finding: Complies as Proposed.  The application included a Vicinity Map in Figure 01 and a Proposed 
Site Plan: Circulation/Access & Parking in Figure 07 of Exhibit 2. 
 
17.65.050.A.1.e. Previous land use approvals within the General Development Plan boundary and related 
conditions of approval.  
Finding: Complies as Proposed.  The application identified that the Providence Willamette Falls Master 
Plan was approved in 2012 by Planning file CP-11-01 with Phase 1 (the Division Street Parking Lot, file 
DP11-03) Natural Resource Overlay Exemption (file NR 11-05) and Lot Line Adjustment (file LL 11-07). 
Conditions of Approval associated with the approval of those concurrent applications are provided in 
Appendix D: Notice of Land Use Decision of Exhibit 2. The previous Master Plan and associated 
conditions of approval were reviewed and the proposed amendments do not conflict with any portions 
of the plan or necessitate further adjustments to the approved plan. 
 
Prior to the 2012 Master Plan, PWF received a Site Plan and Design Review and Conditional Use Permit 
for Hospital Building Expansion with Hospital and Nursing Home Site Improvements under Planning files 
CU 03-03 & SP 03-19.  
 
17.65.050.A.1.f. Existing utilization of the site. May also reference submitted maps, diagrams or photographs.  
17.65.050.A.1.g. Site description, including the following items. May also reference submitted maps, diagrams or 
photographs.  
1. Physical characteristics;  
2. Ownership patterns;  
3. Building inventory;  
4. Vehicle/bicycle parking;  
5. Landscaping/usable open space;  
6. FAR/lot coverage;  
7. Natural resources that appear on the city's adopted Goal 5 inventory;  
8. Cultural/historic resources that appear on the city's adopted Goal 5 inventory; and  
9. Location of existing trees six inches in diameter or greater when measured four feet above the ground. The 
location of single trees shall be shown. Trees within groves may be clustered together rather than shown 
individually.  
Finding: Complies as Proposed.  The application included the following Figures in Appendix E of Exhibit 
2:   Figure 01: Vicinity Map and Existing Zoning  

Figure 02: Existing Ownership Patterns  
Figure 03: Existing Natural Resources, Hazards, and Topography  
Figure 04: Existing Light Locations  
Figure 05: 2012 Approved Master Plan 

No cultural or historic resources that appear on the city’s adopted Goal 5 inventory are located on the 
site.  
 
17.65.050.A.1.h. Existing transportation analysis, including the following items. May also reference submitted 
maps, diagrams or photographs.  
1. Existing transportation facilities, including highways, local streets and street classifications, and pedestrian and 
bicycle access points and ways;  
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2. Transit routes, facilities and availability;  
3. Alternative modes utilization, including shuttle buses and carpool programs; and  
4. Baseline parking demand and supply study (may be appended to application or waived if not applicable).  
Finding: Complies as Proposed.  The application included Figure 07: Proposed Site Plan: 
Circulation/Access & Parking which shows both existing and proposed conditions, and site photos in 
Appendix E. A Transportation Impact Analysis conducted by Kittleson and Associates was included in the 
application concluding “sufficient transportation and capacity is available, or can be made available, 
with buildout of the master plan” and that “the previously-submitted documentation remains in effect 
and provides the required documentation” due to the proposed reduction in square footage of full-
buildout of the site Exhibit 2.   The analysis was reviewed by the City and the findings may be found in 
the analysis of Goal 12. 
 
17.65.050.A.1.i. Infrastructure facilities and capacity, including the following items.  
1.Water;  
2.Sanitary sewer;  
3.Stormwater management; and  
4.Easements.  
Finding: Complies as Proposed.  The applicant submitted Civil Engineering (public infrastructure) 
information with 2012 Master Plan which demonstrate that sufficient capacity is available, or can be 
made available, to accommodate the full build-out of the Master Plan.   
 
17.65.050.B. Proposed Development Submittal Requirements.  
1. Narrative statement. An applicant shall submit a narrative statement that describes the following:  
a. The proposed duration of the general development plan.  
Finding: Complies as Proposed.  The applicant indicated that no change to the duration of the original 
Master Plan is proposed. The duration of the 10 year Master Plan will conclude in 2021. 
 
17.65.050.B.1.b. The proposed development boundary. May also reference submitted maps or diagrams. 
Finding: Complies as Proposed.  Figure 06 of the submittal includes the proposed boundary expansion 
(Exhibit 2).  
 
17.65.050.B.1.c. A description, approximate location, and timing of each proposed phase of development, and a 
statement specifying the phase or phases for which approval is sought under the current application. May also 
reference submitted maps or diagrams.  
Finding: Complies as Proposed. Figure 06 of the application identifies that the 2015 Proposed Master 
Plan displays that all remaining master plan development is to occur under Phase 2, which runs from 
Years 2012 – 2021. Phase 3 (Years 2014 – 2021) is proposed to be eliminated as it is redundant with 
Phase 2. The modification also seeks to clarify that improvements within Phase 2 may be undertaken in 
any order.  
 
17.65.050.B.1.d. An explanation of how the proposed development is consistent with the purposes of Section 17.65, 
the institutional zone, and any applicable overlay district.  
Finding: Complies as Proposed.  The application included findings analyzed within this report. 
 
17.65.050.B.1.e. A statement describing the impacts of the proposed development on inventoried Goal 5 natural, 
historic or cultural resources within the development boundary or within two hundred fifty feet of the proposed 
development boundary.  
Finding: Complies as Proposed. The applicant indicated that proposal does not impact inventoried 
natural, historic, or cultural resources within the proposed development boundary. Figure 03 of the 
application in Exhibit 2 displays the existing Natural Resources, Hazards, and Topography. Removal of 
the East MOB and consolidation of medical office uses at the West MOB location will provide a greater 
distance from both natural resources and natural hazards mapped on the east side of the campus. 
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17.65.050.B.1.f. An analysis of the impacts of the proposed development on the surrounding community and 
neighborhood, including:  
1. Transportation impacts as prescribed in subsection g. below;  
2. Internal parking and circulation impacts and connectivity to sites adjacent to the development boundary and 
public right-of-ways within two hundred fifty feet of the development boundary; 
3. Public facilities impacts (sanitary sewer, water and stormwater management) both within the development 
boundary and on city-wide systems;  
4. Neighborhood livability impacts;  
5. Natural, cultural and historical resource impacts within the development boundary and within two hundred fifty 
feet of the development boundary.  
Finding: Complies as Proposed.  The applicant indicated that “existing analyses for the approved 2012 
Master Plan have documented transportation impacts, parking and circulation impacts, connectivity, 
public facilities, and natural resource impacts which remain applicable and unchanged by the proposed 
master plan modification, especially as the proposed master plan will result in less 15,000 sf less 
development than is currently approved.  
 
Regarding item 4. Neighborhood livability impacts, PWF representatives attended a meeting with the 
McLoughlin Neighborhood Association (MNA) on June 4, 2015 to present the proposal and seek to solicit 
neighborhood input. Documentation of the first meeting, which satisfied the neighborhood meeting 
requirement, is included in Appendix F. At the request of the MNA, PWF representatives met a second 
time with a subgroup of the MNA on June 30, 2015 at which time PWF presented a modified proposal 
which removed property on 14th Street from the proposal. There are no anticipated impacts to 
neighborhood livability from this proposal as the overall amount of development and associated traffic 
and parking impacts will decrease from the current master plan” (Exhibit 2).  
 
17.65.050.B.1.g. A summary statement describing the anticipated transportation impacts of the proposed 
development. This summary shall include a general description of the impact of the entire development on the local 
street and road network, and shall specify the maximum projected average daily trips, projected AM and PM peak 
hour traffic and the maximum parking demand associated with build-out each phase of the master plan.  
17.65.050.B.1.h. In addition to the summary statement of anticipated transportation impacts, an applicant shall 
provide a traffic impact study as specified by city requirements. The transportation impact study shall either: 
1. Address the impacts of the development of the site consistent with all phases of the general development plan; 
or  
2. Address the impacts of specific phases if the city engineer determines that the traffic impacts of the full 
development can be adequately evaluated without specifically addressing subsequent phases.  
17.65.050.B.1.i. If an applicant chooses to pursue option h.1., the applicant may choose among three options for 
implementing required transportation capacity and safety improvements:  
1. The General Development Plan may include a phasing plan for the proposed interior circulation system and for all 
on-site and off-site transportation capacity and safety improvements required on the existing street system as a 
result of fully implementing the plan. If this option is selected, the transportation phasing plan shall be binding on 
the applicant.  
2. The applicant may choose to immediately implement all required transportation safety and capacity 
improvements associated with the fully executed general development plan. If this option is selected, no further 
transportation improvements will be required from the applicant. However, if a general development plan is later 
amended in a manner so as to cause the projected average daily trips, the projected AM or PM peak hour trips, or 
the peak parking demand of the development to increase over original projections, an additional transportation 
impact report shall be required to be submitted during the detailed development plan review process for all future 
phases of the development project and additional improvements may be required.  
3. The applicant may defer implementation of any and all capacity and safety improvements required for any phase 
until that phase of the development reaches the detailed development plan stage. If this option is selected, the 
applicant shall submit a table linking required transportation improvements to vehicle trip thresholds for each 
development phase.  
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Finding: Complies as Proposed. The application included a transportation impact study for the proposed 
Zone Change and amendment to the Comprehensive Plan as well as a copy of the transportation impact 
study from the previously approved Master Plan (Exhibit 2).  Additional traffic studies will be conducted 
with each Detailed Development application. 
 
17.65.050.B.1.j. The applicant or city staff may propose objective development standards to address identified 
impacts that will apply within the proposed development on land that is controlled by the institution. Upon 
approval of the general development plan, these standards will 
supersede corresponding development standards found in this code. Development standards shall address at least 
the following:  
1. Pedestrian, bicycle and vehicle circulation and connectivity;  
2. Internal vehicle and bicycle parking;  
3. Building setbacks, landscaping and buffering;  
4. Building design, including pedestrian orientation, height, bulk, materials, ground floor windows and other 
standards of Chapter 17.62; and  
5. Other standards that address identified development impacts.  
Finding: Not Applicable. No alternate development standards are proposed.  
 
17.65.050.B.2 Maps and diagrams. The applicant must submit, in the form of scaled maps or diagrams, as 
appropriate, the following information:  
a. A preliminary site circulation plan showing the approximate location of proposed vehicular, bicycle, and 
pedestrian access points and circulation patterns, parking and loading areas or, in the alternative, proposed criteria 
for the location of such facilities to be determined during detailed development plan review.  
b. The approximate location of all proposed streets, alleys, other public ways, sidewalks, bicycle and pedestrian 
access ways and other bicycle and pedestrian ways, transit streets and facilities, neighborhood activity centers and 
easements on and within two hundred fifty feet of the site. The map shall identify existing subdivisions and 
development and un-subdivided or unpartitioned land ownerships adjacent to the proposed development site and 
show how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways and utilities within two 
hundred fifty feet may be extended to and/or through the proposed development.  
c. The approximate location of all public facilities to serve the proposed development, including water, sanitary 
sewer, stormwater management facilities.  
d. The approximate projected location, footprint and building square footage of each phase of proposed 
development.  
e. The approximate locations of proposed parks, playgrounds or other outdoor play areas; outdoor common areas 
and usable open spaces; and natural, historic and cultural resource areas or features proposed for preservation. 
This information shall include identification of areas proposed to be dedicated or otherwise preserved for public use 
and those open areas to be maintained and controlled by the owners of the property and their successors in 
interest for private use.  
Finding:  Complies as Proposed. The application included all necessary items. 
 
17.65.050.C. Approval Criteria for a General Development Plan. The planning commission shall approve an 
application for general development plan approval only upon finding that the following approval criteria are met.  
1. The proposed General Development Plan is consistent with the purposes of Section 17.65.  
Finding: Please refer to the analysis within Chapter 17.65 of this report. 
 
17.65.050.C.2. Development shall demonstrate compliance with Chapter 12.04, Streets, Sidewalks and Public 
Places.  
Finding: Please refer to the analysis in chapter 12.04 of this report. 
 
17.65.050.C.3. Public services for water supply, police, fire, sanitary waste disposal, and storm-water disposal are 
capable of serving the proposed development, or will be made capable by the time each phase of the development 
is completed.  
Finding: Please refer to analyses within this report. 
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17.65.050.C.4. The proposed General Development Plan protects any inventoried Goal 5 natural, historic or cultural 
resources within the proposed development boundary consistent with the provisions of applicable overlay districts.  
Finding: Not Applicable.  The Oregon City Municipal Code implements Goal 5 though a variety of overlay 
districts.  Portions of the Master Plan boundary are within the Natural Resource Overlay District as well 
as the Geologic Hazards Overlay District, which will be addresses upon submittal of an application for 
development of the site.  There are no historic structures located on the subject site.  This goal is not 
applicable. 
 
17.65.050.C.5. The proposed General Development Plan, including development standards and impact mitigation 
thresholds and improvements adequately mitigates identified impacts from each phase of development. For 
needed housing, as defined in ORS 197.303(1), the development standards and mitigation thresholds shall contain 
clear and objective standards.  
Finding: Complies with Condition.  The approved Master Plan includes the design of the public 
improvements within the Master Plan boundary and an identification of when each improvement would 
occur.  This proposal would add additional lands into the Master Plan boundary but the design of the 
infrastructure improvements and timing to construct the improvements was not identified.  Upon 
submission of a Detailed Development Plan for the adjacent property, the design and construction of 
the adjacent public improvements shall be analyzed and implemented prior to issuance of permits. The 
applicant may comply with this criterion with the conditions of approval. 
 
17.65.050.C.6. The proposed general development plan is consistent with the Oregon City Comprehensive Plan and 
its ancillary documents.  
Finding: Please refer to the analysis within this report. 
 
D. Duration of General Development Plan. A general development plan shall involve a planning period of at least 
five years and up to twenty years. An approved general development plan shall remain in effect until development 
allowed by the plan has been completed through the detailed development plan process, the plan is amended or 
superseded, or the plan expires under its stated expiration date.  
Finding: Not Applicable. The applicant did not propose to amend the timeframe of the approved 10-
year master plan with an end date of 2021.  
 
17.65.80 Amendments to Approved Plans  
Finding: Complies. This application is being reviewed as a Type III amendment to the Master Plan. 
 
17.65.090  Regulations that Apply  
An applicant is entitled to rely on land use regulations in effect on the date its General Development Plan 
application was initially submitted, pursuant to ORS 227.178(3), as that statute may be amended from time to 
time. After a General Development Plan is approved, and so long as that General Development Plan is in effect, an 
applicant is entitled to rely on the land use regulations in effect on the date its General Development Plan 
application was initially submitted, as provided above, when seeking approval of detailed development plans that 
implement an approved General Development Plan.  At its option, an applicant may request that a detailed 
development plan be subject to the land use regulations in effect on the date its detailed development plan is 
initially submitted. 
Finding: Complies as Proposed.  The application is subject to the code in effect at the time of submittal 
of this application. 
 
CHAPTER 12.04 – STREETS, SIDEWALKS AND PUBLIC PLACES 
Finding: Complies with Condition.  The applicant indicated that the proposed reduction in square 
footage within the Master Plan will decrease vehicular trip generation due to the reduced building 
square footage. As discussed in the findings in Goal 12, the City Commission concurs with this 
conclusion.  Each future Detailed Development Plan will be reviewed for compliance with applicable 
mobility standards.  
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The approved Master Plan specifies the design of the public improvements within the Master Plan 
boundary and identifies when each improvement will occur.  This proposal would add additional land 
into the Master Plan boundary but the design of the infrastructure improvements and timing to 
construct the improvements was not identified.  Upon submission of a Detailed Development Plan for 
the adjacent property, the design and construction of the adjacent public improvements shall be 
analyzed and implemented prior to issuance of permits.  
 
The analysis within the previous Master Plan demonstrating compliance with Chapter 12.04 remains 
unchanged.  Future development shall comply with Planning file CP 11-01 and any amendments within 
this application. The City Commission has determined that it is possible, likely and reasonable that the 
applicant can meet this standard through the Conditions of Approval. 
 
CHAPTER 12.08 – PUBLIC AND STREET TREES 
Finding: Complies with Condition.  The approved Master Plan specifies the design of the public 
improvements within the Master Plan boundary and identifies when each improvement will occur.  This 
proposal would add additional land into the Master Plan boundary but the design of the infrastructure 
improvements and timing to construct the improvements was not identified.  Upon submission of a 
Detailed Development Plan for the adjacent property, the design and construction of the adjacent public 
improvements shall be analyzed and implemented prior to issuance of permits. 
The analysis within the previous Master Plan demonstrating compliance with Chapter 12.08 remains 
unchanged.  Future development shall comply with Planning file CP 11-01 and any amendments within 
this application. The City Commission has determined that it is possible, likely and reasonable that the 
applicant can meet this standard through the Conditions of Approval. 
  
CHAPTER 13.12 – STORMWATER MANAGEMENT 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application.  No issues have been identified that will preclude compliance 
with this chapter. 
 
CHAPTER 15.48 – GRADING, FILLING AND EXCAVATING 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application.  No issues have been identified that will preclude compliance 
with this chapter. 
 
CHAPTER 17.41- TREE PROTECTION STANDARDS 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application. 
 
CHAPTER 17.44- GEOLOGIC HAZARDS OVERLAY DISTRICT 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application.  No issues have been identified that will preclude compliance 
with this chapter. 
 
CHAPTER 17.49 – NATURAL RESOURCE OVERLAY DISTRICT 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application. 
 
CHAPTER 17.52 – OFF-STREET PARKING AND LOADING 
Finding: Complies with Condition.  Chapter 17.52.020.A identifies a minimum and maximum a number 
of parking stalls for the Master Plan.  The application included a site plan in Figure 7 of Exhibit 2 which 
identified the number of parking stalls onsite. The proposed reduction of a minimum of 15,000 square 
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feet of Master Plan at full build out would result in an equivalent parking ratio of 1.96 – 2.03 
spaces/1,000 square feet based on a total projected parking supply of 874-894 spaces. Though the 
Oregon City Municipal Code provides opportunities for reductions in the parking onsite, the minimum 
requirement identified in OCMC 17.52.020 is 2 parking stalls for every 1,000 of net leasable area.  Prior 
to issuance of permits associated with a Detailed Development Plan the applicant shall demonstrate 
that the Providence Willamette Falls campus associated with the Master Plan complies with the with the 
number of parking spaces required in OCMC 17.52.020.  All other standards within this chapter will be 
reviewed upon submittal of a Detailed Development Plan. The City Commission has determined that it 
is possible, likely and reasonable that the applicant can meet this standard through the Conditions of 
Approval. 
 
CHAPTER 17.62 – SITE PLAN AND DESIGN REVIEW 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application. 
 
CHAPTER 17.54 – SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS 
Finding: Not Applicable.  The analysis of compliance with this chapter will be analyzed upon submittal of 
a Detailed Development Plan application. 
 
CHAPTER 17.50 - ADMINISTRATION AND PROCEDURES 
 
17.50.010 Purpose. 
This chapter provides the procedures by which Oregon City reviews and decides upon applications for all permits 
relating to the use of land authorized by ORS Chapters 92, 197 and 227. These permits include all form of land 
divisions, land use, limited land use and expedited land division and legislative enactments and amendments to the 
Oregon City comprehensive plan and Titles 16 and 17 of this code. Pursuant to ORS 227.175, any applicant may 
elect to consolidate applications for two or more related permits needed for a single development project. Any 
grading activity associated with development shall be subject to preliminary review as part of the review process 
for the underlying development. It is the express policy of the City that development review not be segmented into 
discrete parts in a manner that precludes a comprehensive review of the entire development and its cumulative 
impacts.  
Finding: Complies as Proposed. The proposed Amendment to the Comprehensive Plan, Amendment to 
the Master Plan and associated Zone Change Review is subject to a Type IV discretionary approval. The 
applicant’s narrative and the accompanying plans and supporting studies are all provided in an effort to 
present comprehensive evidence to support the proposed office development. 
 
17.50.030 Summary of the City's Decision-Making Processes.  
Finding: Complies as Proposed. The proposed Amendment to the Comprehensive Plan, Amendment to 
the Master Plan and Zone Change application is being reviewed pursuant to the Type IV process. Notice 
was posted onsite, online and mailed to property owners within 300 feet of the proposed development 
site and posted in the paper.  
 
17.50.050 Preapplication Conference  
Finding: Complies as Proposed. The applicant held a pre-application conference (file PA 15-13) 
on May 13, 2015.  The land use application was submitted a few months later on August 11, 
2015. This standard is met. 
 
17.50.055 Neighborhood Association Meeting 
Finding: Complies as Proposed. The applicant’s representatives attended a meeting with the 
McLoughlin Neighborhood Association (MNA) on June 4, 2015 to present the proposal and seek to solicit 
neighborhood input (Appendix F of Exhibit 2). At the request of the MNA, PWF representatives held a 
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follow up meeting with a subgroup of the MNA on June 30, 2015 at which time PWF presented a 
modified proposal which removed property on 14th Street from the proposal. This standard is met. 
 
17.50.060 Application Requirements. 
Finding: Complies as Proposed. All application materials required are submitted with this narrative.   
 
17.50.070 Completeness Review and 120-day Rule. 
Finding: Complies as Proposed. The application was deemed complete on September 14, 2015, 
120 days following the completeness of the application is January 12, 2016. 
 
17.50.080 Complete Application--Required Information. 
Finding: Please refer to the analysis in 17.50.50 of this report. 
 
17.50.090 Public Notices. 
Finding: Complies as Proposed. Once the application was deemed complete, the City noticed the 
application to property owners within 300 feet of the subject site, neighborhood association, Citizens 
Involvement Council, general circulation paper, and posted the application on the City’s website.  In 
addition, the applicant posted signs on the subject site.  All interested persons have the opportunity to 
comment in writing or in person through the public hearing process. This policy has been met.  Staff 
provided email transmittal or the application and notice to affected agencies, the Natural Resource 
Committee and to all Neighborhood Associations requesting comment. The following comments have 
been submitted: 

Alex Bursheim, Early Head Start Family Coach for the Clackamas County Children’s Commission 
submitted comments regarding the timing of the Master Plan (Exhibit 5). 

Craig and Tiffany Gillespie submitted comments supporting the application (Exhibit 6). 

Grant O’Connell, with TriMet submitted comments indicating that the proposal does not conflict 
with the agencies interests (Exhibit 7). 

Mike Roberts, Building Official for the City of Oregon City submitted comments regarding 
applicable construction regulations (Exhibit 8).  

Jim Nicita provided the following testimony on and before the Planning Commission on 
November 9, 2015 (Exhibit 9): 

• The City’s notice was insufficient because it did not reference applicable Goals. 
City Response: Though the City is not required to reference the applicable Goals, the 
City listed the goals on a revised notice. 

• The record should include findings for compliance with the Statewide Planning Goals 
within the staff report. 
City Response: The revised staff report includes findings for compliance with the 
Statewide Planning goals. 

• Development of the site will include stormwater discharge to Newell Creek which will 
violate Goal 6. 
City Response: The applicant has not proposed construction with this development 
application.  Prior to future construction of the site, the applicant will be subject to 
demonstrate compliance with the applicable and standards for stormwater detention 
and water quality facilities adopted to protect such water features. 

 
The Oregon City Chamber of Commerce submitted written comments in Exhibit 9 which support 
the application.  The comments noted that the facility provides critical services to residences 
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and visitors as well as employment.  In addition, it noted that the applicant has worked with 
residences and the neighborhood association to reduce impacts of the proposed development. 
 
Jesse buss submitted written comments on behalf of the McLoughlin neighborhood Association 
in Exhibit 9 which request a continuance to allow more time for public comment. 
 
The Oregon City Business Alliance submitted written comments in Exhibit 9 supporting the 
application because it would improve access to care and increase the number of jobs in Oregon 
City as well as accommodate parking while reducing the impact to the neighborhood with a 
reduction in square footage within the Master Plan boundary.   
 
Callie Edwards provided testimony before the Planning Commission on November 9, 2015 
(Exhibit 9).  She expressed the stress this application has caused regarding a concern for the 
displacement of residences within the Master Plan boundary expansion and a lack of affordable 
housing in the area.  A concern regarding traffic hazards was identified and a desire to construct 
within the existing Master Plan boundary rather than rather than expand. 
 
J. Pierce provided testimony before the Planning Commission on November 9, 2015 (Exhibit 9) in 
favor of the application because of the quality of care and the type of facility proposed in the 
medical office building, and the local access to care without detracting the amount of housing 
available. 
 
Tiffany Munma provided testimony before the Planning Commission on November 9, 2015 
(Exhibit 9) which supports the application as a whole but does not support the inclusion of the 
properties on 15th into the Master plan because it disrupts the continuity of the neighborhood, 
has traffic impacts, increasing existing sight hazards and decreases affordable housing.  The 
location on 16th is supported because of access and the need to replace an existing building. 
 
Amber Holveck provided testimony before the Planning Commission on January 11, 2016 on 
behalf of the Oregon City Chamber of Commerce in support of the application. As one of the 
City’s largest employers, the applicant has proposed to serve the public and the growing 
community with the proposal by increasing access to care and providing high-wage jobs.  The 
proposal will improve parking access, would likely reduce the amount of people which currently 
park on the neighborhood streets, and may improve safety and congestion. Providence has 
made changes to the development in response to neighborhood concerns and a strong medical 
facility which provides living wage jobs and essential infrastructure is critical. 
 
Franchesca Anton provided testimony before the Planning Commission on January 11, 2016 on 
behalf of the McLoughlin Neighborhood Association.  They identified a concern that the 
applicant may not have reviewed the Comprehensive Plan, or consulted with the neighborhood 
or the City at the beginning of the planning process. Statewide Planning Goals 1 and Goal 1.1 of 
the Comprehensive Plan was cited, both of with identify the need for citizen participation in all 
phases of the planning process.  At the June neighborhood meeting, neighbors were concerned 
about the neighborhood integrity and frustrated with the applicant’s inability to provide 
community safety and livability.  They indicated that the summary did not accurately reflect the 
frustration level and did not account for the times the applicant indicated that to expand the 
building and parking areas on the existing property would be too expensive.  The staff report did 
not address Comprehensive Plan policies 10.1.1 and does not comply with policies 10.2 and 
10.1.1 by allowing the loss of the affordable homes.  The comments suggested the applicant 
utilize podium parking.  The comments identified that it would be more sustainable for each of 
the rural communities being served by the applicant to have their own care facilities.  Written 
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documentation was submitted including an article about the need to find housing for the 
landslide victims and information from the City of Portland on structured and podium parking. 
 
Tiffany Gillespie provided testimony before the Planning Commission on January 11, 2016 
voicing support for the proposal and identified that the application complies with the applicable 
criteria and has a negligible effect on traffic and housing. 
 
Karin Morey provided testimony before the City Commission on January 11, 2016.  She noted 
that the site is not within the Mcloughlin historic district and provided the history of the 
neighborhood association.  No historically significant homes are near the subject site.  She noted 
that there are many modest sized homes on large lots and the neighborhood has been subject 
to infill.  In addition, many homes within the neighborhood are likely not affordable.  She 
identified that in the original master approval process neighbors to the hospital were opposed 
to a multi-level parking structure which was in one of the original concepts.  Lastly, she indicated 
that the neighborhood has a need for the services provided by the hospital, the associated jobs, 
and the increased accessibility to the medical office building.  She voiced her support for the 
plan. 
 
Jay Pierce provided testimony before the City Commission on January 11, 2016 that the 
neighborhood includes a variety of nonresidential uses and is characterized by a mixture of 
those uses.  The proposal to expand the hospital on the edge of the neighborhood has no 
residential or historical impact to the character of the neighborhood.  He was in favor of 
providing healthcare services on the applicant’s property.  There are new houses being built in 
McLoughlin already.  If the applicant cannot construct a permitted use, then the City should 
review all uses within the neighborhood.  He identified that he was in favor of the development 
and it should be approved. 
 
Michael McAuley provided testimony before the City Commission on January 11, 2016 
identifying concerns regarding transportation impact at 15th and Division and Division and 
Anchor Way.  In addition, a concern was raised that the approval reflect that the applicant could 
no longer build the east medical office building. 
 
Betty Mumm provided testimony before the City Commission on January 11, 2016 and provided 
history on Anchor Way.  She encouraged approval of the application noting that the access for 
patients would be improved, and recognized the existing hospital building on the west side of 
Division.  She noted that the proposal is thoughtful, would provide high wage jobs and 
encouraged approval. 
 
Dorothy Dahlscrud provided testimony before the City Commission on January 11, 2016.  She 
identified a concern about water runoff from the surface parking lots as well as the tax 
implications of the zone change. 
 
Karin Morey provided testimony before the City Commission on March 2, 2016 identifying the 
difficultly in accessing services at the Hospital.  She indicated that the proposal would result in 
better access for services, which is good for the City.  In addition, she identified that the site is 
not within the Mcloughlin historic district, does not impact any historically designated 
structures, and provided the history of the neighborhood association.  The neighborhood has 
been subject to infill in the past and continues to have opportunity for infill. 
 
Rita Mills provided testimony before the City Commission on March 2, 2016 on behalf of the 
Mcloughlin Neighborhood Association.  She provided background about herself and the 
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neighborhood association.  In addition, she spoke about the content of the meeting between 
the neighborhood association and applicant.  She requested that the applicant construct parking 
below the proposed building rather than expand the master plan boundary.  The neighborhood 
identified concerns about the loss of the low-income single-family homes which are in short 
supply.  In addition concerned was expressed that the Master Plan boundary is expanding on 
the west side of Division Street.  The following Comprehensive Plan policies were read aloud: 

• 10.1.1 – This policy was not addressed in the staff report and the application does not 
comply. 

• 10.2- Low income neighbors should not have houses removed to allow for surface 
parking and the application does not comply with this policy. 

• 10.2.1- The statistics provided in the staff report do not identify that the homes lost in 
the application will be replaced with low income housing. 

 Lastly, the neighborhood association identified that the benefit of having a nearby facility. 
 

No conflicts with the approval criteria were identified which could not be addressed with the conditions 
of approval and all of these concerns were addressed in the findings set forth above. 
 
17.50.100 Notice Posting Requirements. 
Finding: Complies as Proposed. The site was posted with a sign exceeding than the minimum 
requirement. 
 

CONCLUSION AND RECOMMENDATION: 
Based on the analysis and findings as described above, the City Commission concludes that the proposed 
Zone Change, Comprehensive Plan Amendment and Master Plan Amendment located at Clackamas 
County 2-2E-32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2300, 2400, 2500, 2800, 2900, 3000, 3100, 
3900, 4000, 4100, 4200, Clackamas County 2-2E-32AA, Tax Lot 400, Clackamas County 2-2E-32AC, Tax 
Lots 101, 201, 7200, can meet the requirements as described in the Oregon City Municipal Code 
provided in this report with the conditions of approval.  Therefore, the City Commission approve ZC 15-
04, PZ 15-02 and CP 15-02 with conditions, based upon the findings and exhibits contained in this 
report. 
 
EXHIBITS: 

1. Vicinity Map 
2. Applicant’s Narrative and Plans  
3. Comments from John Replinger of Replinger and Associates, City Consultant 
4. Comments from Wes Rodgers, Director of Operations at the Oregon City School District 
5. Comments from Alex Bursheim, Early Head Start Family Coach for the Clackamas County 

Children’s Commission 
6. Comments from Craig and Tiffany Gillespie 
7. Comments from Grant O’Connell with TriMet 
8. Comments from Mike Roberts, Building Official for the City of Oregon City 
9. Staff Report for Master Plan file CP 11-01 with Excerpt Exhibits 
10. Information submitted and Video from the November 9, 2015 Planning Commission Hearing  
11. Housing Technical Report (2002) 
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From: King, Renee
To: Laura Terway
Subject: RE: Providence Willamette Falls Zone Change
Date: Tuesday, October 27, 2015 2:12:35 PM

Hi Laura – would you mind including this in the Planning Commission packet or presenting it at the
 hearing so that they can see that Providence has been responsive to Alex’s concerns and that we are
 responsive to the concerns of the tenant. Thanks, Laura.
 
 
Renée
 
From: King, Renee 
Sent: Thursday, October 22, 2015 12:24 PM
To: 'Laura Terway'
Subject: FW: Providence Willamette Falls Zone Change
 
Hi Laura,
 
Just wanted you to know that we connected with Alex, both by this email and I had a long talk with her
 yesterday.
 
 
Renée
 
Renée Boutin King
Marketing and Communications manager
Providence Health & Services
503-650-6262
 
 
From: Reinhard, Russ 
Sent: Thursday, October 22, 2015 12:13 PM
To: 'AlexB@cccchs.org'
Cc: King, Renee; 'Stefanie Slyman'; Josh Kolberg
Subject: Providence Willamette Falls Zone Change
 
 
Hello Alex,
 
Your email to Laura Terway dated Oct. 15 was forwarded to me. I’ll do my best to let you know where
 Providence Willamette Falls Medical Center is currently in our land use application process, and our
 commitment to our tenants in the properties this application may affect.
 
Providence sent a letter in May to the tenant at 1810 15th Street notifying them prior to a McLoughlin
 Neighborhood Association meeting that we would be at that meeting to discuss the land use application
 we were preparing to submit to the City. We felt it important for the tenant to know that the property
 would be discussed so that they could attend the meeting should they wish.
 
In June we filed a land use application with the City of Oregon City requesting that property be included in
 Providence Willamette Falls Medical Center’s master plan that was adopted in 2012. The property is
 currently zoned mixed use employment. Attached is a detailed map that shows the changes Providence
 is requesting in the application.
 
On Nov. 9 this application will be discussed at the City of Oregon City’s planning commission, and is
 scheduled to be brought before City Council on Dec. 16. Providence is awaiting the decisions on our land

mailto:Renee.King@providence.org
mailto:lterway@ci.oregon-city.or.us


 use application before making any changes with the properties it owns along 15th Street. Should we
 change the use of those properties, we commit to a four month notification and a move allowance
 equivalent to one month’s rent.
 
I hope this addresses your concerns and I thank you for your advocacy. Feel free to contact me, or
 Renee King, with any further questions.
 
Russ Reinhard
Chief Executive
 
 

From: Laura Terway [mailto:lterway@ci.oregon-city.or.us] 
Sent: Thursday, October 15, 2015 12:47 PM
To: Alex Bursheim <AlexB@cccchs.org>
Cc: Stefanie Slyman <stefanies@hhpr.com>; Josh Kolberg <josh@pkaarchitects.com>
Subject: RE: Providence Willamette Falls Zone Change
 
Alex,

Thank you for your email.  The property located at 1810 15th street is included in the development
 application. The complete application may be found online here with a general timeline for the
 implementation of the Master Plan.  I have copied the applicant on this email response so you may
 contact them directly for a more specific timeline.  Please feel free to contact me with any
 additional questions or concerns.
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.
 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 
 
 

From: Alex Bursheim [mailto:AlexB@cccchs.org] 
Sent: Thursday, October 15, 2015 12:33 PM
To: Laura Terway
Subject: Providence Willamette Falls Zone Change

mailto:lterway@ci.oregon-city.or.us
mailto:AlexB@cccchs.org
mailto:stefanies@hhpr.com
mailto:josh@pkaarchitects.com
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity
mailto:AlexB@cccchs.org


 
Hello Laura, 
My name is Alex and I am a family coach for Clackamas County Early Head Start, and I was
 hoping that you could give me some details about the Providence Willamette Falls proposed
 changing of the Master Plan in the area around the hospital. I have a family on my case load
 that lives at 1810 15th St. Oregon City, OR 97045, and they are wondering if they are in
 danger of losing their home because of this plan change. Also, is there a timeline for
 construction if the plan goes through? They intend to be at the City Council meeting, but
 would also like as much information as possible before hand, so that if they need to start
 planning a move they can do so with ample time. The family includes a recently single Mother
 and four young children, along with family pets, so a time frame for the project is crucial for
 their well-being. If you can not provide me with this information, I would greatly appreciate it
 if you could point me in the right direction.
 
Thank you,
Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041

 

This message is intended for the sole use of the addressee, and may contain information that is privileged, confidential and exempt from
 disclosure under applicable law. If you are not the addressee you are hereby notified that you may not use, copy, disclose, or distribute
 to anyone the message or any information contained in the message. If you have received this message in error, please immediately
 advise the sender by reply email and delete this message.
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EXECUTIVE SUMMARY 
Providence Health & Services is preparing a Master Plan and Detailed Development Plan (DDP) for 
its Providence Willamette Falls Medical Center (PWFMC) campus. The Master Plan will include 
development of the property between Division Street, Davis Road, Trillium Park Drive, and Gilman 
Drive, in addition to the property immediately west of Division Street between 14th Street and 16th 
Street and the property immediately east of Division Street between Penn Lane and Davis Road. 

As part of the Master Plan, the existing campus buildings will remain intact and operational. 
PWFMC is seeking approval to increase the amount of development on-campus by a net addition 
of 104,000 square feet, which accounts for two additional medical office buildings (MOBs), 
expansions to the existing hospital building, and a central utility plant (CUP).   The DDP includes 
the upgrading of the existing gravel parking lot adjacent to Penn Lane. As part of the upgrading, 
the parking lot will be paved and stormwater, landscaping and curbs will be added. No traffic 
impacts are anticipated by the paving of the parking lot. All other planned additions to the campus 
will require separate DDP submissions and subsequent traffic analyses. 

This report summarizes the transportation and parking analyses needed to support the Master 
Plan. The pertinent findings and recommendations are summarized below. 

Findings 

EXISTING TRANSPORTATION SYSTEM OPERATIONS AND SAFETY 

• Under existing conditions, all study intersections meet operating standards during both the 
a.m. and p.m. peak hours. 

• Only five of the study intersections have any reported crashes over the past five years. No 
safety mitigation needs have been identified based on the crash data alone. 

• Several mitigations have been identified that would improve sight distance at the PWFMC 
accesses and the roadways that intersect Division Street across from the PWFMC campus. In 
order to provide adequate sight distance, PWFMC should move the hospital sign at the 
intersection of Division Street/Davis Road and restrict on-street parking and consider bulb-
outs for the accesses and intersections along Division Street, particularly at the intersections 
of Division Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC 
Access Road (between 13th Street and 14th Street). The City and property owners should 
consider trimming and maintaining the shrubs near the roadway. 

YEAR 2021 TRANSPORTATION SYSTEM OPERATIONS 

• The 104,000 square feet of net building space proposed as part of the Master Plan is 
estimated to generate 87 weekday a.m. and 91 weekday p.m. peak hour trips, assuming no 
additional reduction in campus-related drive-alone travel is realized during the next ten 
years. 
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• Assuming year 2021 background conditions without an increase in campus-related uses, the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections do not meet City of 
Oregon City operating standards. The Molalla Avenue/7th Street intersection is anticipated 
to operate acceptably for the next five years (through the year 2016) whereas the Redland 
Road/Anchor Way intersection is anticipated to operate acceptably for the next six years 
(through the year 2017) with increases in background growth. 

• Assuming year 2021 total build-out conditions, the Master Plan does not cause any 
intersections to not meet City of Oregon City operating standards. 

o The City has been evaluating the potential for a roundabout at the Molalla 
Avenue/7th Street intersection. With a roundabout in-place, this intersection would 
meet City standards at full build-out of the Master Plan. 

o The Redland Road/Anchor Way intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City 
TSP. With a signal in-place, this intersection would meet standards. 

MODE SPLIT AND PARKING 

• The 2011 Employee Commute Options (ECO) survey results represent a slight decrease in 
the drive-alone mode split from the July 2010 survey (a decrease from 89 to 88 percent). 
PWFMC’s efforts to reduce the drive-alone rate will continue to lessen both parking and 
traffic impacts associated with the campus over time. 

• There is sufficient on-campus parking today to accommodate the existing peak daily 
demand. During the highest hour of parking utilization, approximately 78 percent of the 
spaces are full within the existing Master Plan boundaries. This level of utilization still 
provides sufficient opportunities for patients and visitors to easily and efficiently find a 
parking space without unnecessary circulating through the garages or parking lots. 

• Based on the existing parking demand, a campus-wide rate of 1.95 spaces per 1,000 square 
feet of building space should be supplied on-campus throughout the next ten years. 
Accounting for an excess of parking today, 138 new spaces would be needed campus-wide 
upon build-out of the Master Plan uses. 

• PWFMCshould monitor the need for supplying a campus-wide rate of 1.95 spaces per 1,000 
square feet of buildings space to ensure that this ratio remains applicable as the drive-alone 
rate to campus continues to decrease over time. 

• There is limited use of the first block of 15th Street (west of Division Street) by hospital staff 
and visitors. Neighborhood feedback indicated that hospital staff and visitors also 
frequently park on the first blocks of 14th Street and 16th Street (west of Division Street). 
PWFMCshould continue to monitor this situation and work with the neighborhood to 
ensure any impacts are mitigated. 
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Recommendations 

• In order to achieve adequate sight distance at the PWFMC accesses and roadways 
intersecting Division Street, the hospital sign at the intersection of Division Street/Davis 
Road should be moved east. Parking restrictions and bulb-outs should also be considered in 
order to acquire additional sight distance, specifically at the intersections of Division 
Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC Access Road 
(between 13th Street and 14th Street). The City and property owners should consider 
trimming and maintaining the shrubs near the roadway. 

• Based on existing parking demand, 1.95 parking spaces should be provided per 1,000 square 
feet of total building space on-campus. This ratio should be monitored over time to ensure 
its application remains appropriate as the campus experiences further reductions in the 
drive-alone rate. This ratio results in a total campus need of 138 new parking spaces. 

• PWFMCshould work with the City of Oregon City to contribute a pro rata share of 
improvements at the Redland Road/Anchor Way and Molalla Avenue/7th Street 
intersections. The timing of and need for these pro rata share improvements should be 
determined as part of subsequent DDP submittals. Improvements at these locations are not 
anticipated to be needed for five to six years, and the timing of expansions to the hospital 
that are included in the Master Plan have not yet been defined. 

o Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at 
the Molalla Avenue/7th Street intersection. 

o At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses 
would contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in 
the year 2021. 
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INTRODUCTION 
Project Description 

As part of the Master Plan, Providence Willamette Falls Medical Center (PWFMC) is proposing a 
net increase of 104,000 square feet of new space on campus. The new Master Plan will include 
development of the property between Division Street, Davis Road, Trillium Park Drive, and Gilman 
Drive, in addition to the property immediately west of Division Street between 14th Street and 16th 
Street and the property immediately east of Division Street between Penn Lane and Davis Road. 
Figure 1 illustrates the site vicinity and updated campus boundary. Figure 2 shows the Master Plan 
conceptual uses. 

There are a number of public roadways and private accesses that serve the campus today. The 
majority of these will be maintained as part of future development. One additional access point 
along Penn Lane is proposed as part of future campus development and will serve a parking lot 
that has an existing access to Division Street that will be closed.  

Construction activities are expected to occur over the course of several years, depending on fiscal 
resources and operational needs. For the purposes of this report, a ten-year planning horizon was 
used to understand transportation impacts associated with build-out of the Master Plan uses.  

A Detailed Development Plan (DDP) is being submitted concurrently with the Master Plan. As part 
of this DDP, PWFMC proposes to upgrade the parking lot adjacent to Penn Lane. No traffic impacts 
are anticipated with the paving of this parking lot. 

Scope of the Report 

This report identifies the transportation-related impacts associated with development of an 
additional 104,000 square feet of net new campus space proposed as part of the Master Plan update 
and was prepared in accordance with the City of Oregon City standards. The study intersections 
and scope of this project were selected based on a review of the local transportation system and 
direction provided by City staff. Operational analyses were performed for the weekday a.m. and 
p.m. peak hours at the following locations: 

Off-Site Locations 

1. Cascade Highway (OR 213)/Redland Road 

2. Redland Road/Holcomb Boulevard-Abernethy Road 

3. Redland Road/Anchor Way 

4. Molalla Avenue/7th Street 

5. Molalla Avenue/Division Street 

6. 7th Street/Division Street 
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Campus Adjacent Locations 

7. Division Street/Davis Road 

8. Division Street/Penn Lane (Total Traffic Conditions Only) 

Campus Accesses 

A1E.  Access #1 (Existing Location): Division Street/Between 16th Street and Penn Lane (Existing 
Traffic Conditions Only) 

A1F.  Access #1 (Future Location): Penn Lane/East of Division Street (Total Traffic Conditions 
Only) 

A2. Access #2: Davis Road/West Access between Division Street and Trillium Park Drive (This 
access point contains two driveways with (A) access to the parking lot between Penn Lane 
and Davis Road and (B) access to the parking lot south of Davis Road.) 

A3. Access #3: Davis Road/East Access between Division Street and Trillium Park Drive 

A4. Access #4: Division Street/Between Davis Road and 15th Street 

A5. Access #5: Division Street/15th Street 

A6. Access #6: Division Street/Between 13th  Street and 14th Street 

This report summarizes these transportation areas: 

• Existing land-use and transportation-system conditions within the site vicinity during the 
weekday a.m. and p.m. peak periods; 

• Year 2021 traffic conditions during both peak periods; 

• Trip generation and distribution estimates for the proposed Master Plan uses; 

• Campus parking demand and supply analyses; 

• On-street parking analyses; and 

• Conclusions and recommendations. 



 

 

Section 3 Existing Conditions



Providence Willamette Falls Medical Center August 2011 
Existing Conditions 

Kittelson & Associates, Inc. 12 
 

EXISTING CONDITIONS 
The existing conditions analysis identifies the site conditions and current multimodal, operational, 
functional, and safety characteristics of the transportation system within the vicinity of the campus. 
These conditions are compared with future conditions later in this report. 

Kittelson & Associates, Inc. (KAI) staff collected information regarding site conditions, adjacent 
land uses, existing traffic operations, and transportation facilities in the study area during the 
spring and summer of 2011.  

Campus Conditions and Adjacent Land Uses 

The main Providence Willamette Falls Medical Center (PWFMC) campus encompasses the area 
between Division Street, Davis Road, Trillium Park Drive, and Gilman Drive. The main campus 
includes 335,076 square feet of medical and administrative/support uses today. In addition, 16,105 
square feet of shelled space has been constructed within the hospital but is not yet in use. 

Structured parking and surface parking are available on the campus today. The parking structure is 
located on the northeast corner of the campus near the intersection of Davis Road and Trillium Park 
Drive. The parking structure has two accesses that are located off of Davis Road (to the north) and 
through the surface parking lot (to the south). There are surface parking lots currently surrounding 
the campus. Two of the parking lots are located on the northeast and southeast corners of the 
Division Street/Davis Road intersection. Another surface parking lot is located on the west side of 
the campus, near the Division Street/15th Street intersection, and wraps around the east side of the 
Hospital, extending to Trillium Park Drive. A gated driveway is located on the southeast corner of 
the campus connecting to Trillium Park Drive and is for emergency use only. 

The PWFMC campus is zoned Mixed Use Employment (MUE). The MUE zoning extends beyond 
the PWFMC campus to the north, south, and west. There is a Children’s Center on Penn Lane 
outside of the Master Plan boundary to the north. Other medical providers are located to the south 
of the Master Plan boundary, including the Mountain View Nursing Home, Eye Health Northwest, 
and Gilman Park Assisted Living. While Eye Health Northwest and Gilman Park Assisted Living 
have their own surface parking lots and accesses, Mountain View Nursing Home shares the 
PWFMC Division Street access between 13th Street and 14th Street. The surrounding properties 
beyond the MUE zoned area are generally residentially zoned as single family (R-6 and R-10) to the 
west and east and multi-family (R-2) to the south. 

Transportation Facilities 

Table 1 provides a summary of the transportation facilities included in the analyses. This table 
outlines the operational characteristics of the streets, as well as the modal functional classifications 
identified in the City of Oregon City Transportation System Plan (TSP, Reference 1). Figure 3 
identifies the lane configurations and traffic control devices at the study intersections. 
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Table 1 Existing Transportation Facilities 

Roadway Classification 
Number of 

Lanes 

Posted  
Speed 
(MPH) Sidewalks 

Bicycle 
Lanes 

On-Street 
Parking 

Transit 
Route 

Cascade Highway 
(OR 213) Expressway 4 - 5 45 No Yes No No 

Redland Road Minor Arterial 2 - 5 45 Partial1 Yes No No 

Holcomb Boulevard Minor Arterial 2 - 4 40 Yes Yes No Yes 

Anchor Way Minor Arterial 2 25 Partial2 Partial2 No No 

Division Street Minor Arterial 2 25 Partial3 Partial4 Partial5 Yes 

Penn Lane Local Street 2 NP6 Yes No Yes No 

Davis Road Local Street 2 NP6 Yes No Yes No 

15th Street Collector 2 25 Yes No Yes No 

7th Street Minor Arterial 2 25 Yes No Yes Yes 

Molalla Avenue Major Arterial 2 - 3 25 Yes Yes No Yes 
1 Sidewalks are provided along Redland Road to the south of Holcomb Boulevard-Abernethy Road. 
2 Sidewalks and bicycle lanes are provided along Anchor Way west of Redland Road (for approximately 250 feet only). 
3Sidewalks are provided along Division Street to the south of 16th Street. 
4Bicycle lanes are provided along Division Street between 13th Street and 15th Street. 
5On-street parking is available along Division Street to the west of 9th Street and between 16th Street and Gilman Drive. 
6Not posted; assumed to be 25 miles per hour. 

PEDESTRIAN AND BICYCLE FACILITIES 

The PWFMC campus and surrounding neighborhood are generally well served by a grid network 
of streets and sidewalks today. Sidewalks are available adjacent to the campus on both Division 
Street and Davis Road, as well as along the major connecting roadways near the campus, including 
Molalla Avenue, 7th Street, and 15th Street. Additional sidewalk connectivity is planned in the 
vicinity of the PWFMC campus, as identified in the City of Oregon City TSP. The need for new 
sidewalks has been identified for Division Street, Anchor Way, Redland Road, Holcomb Boulevard-
Abernethy Road, 15th Street, and Molalla Avenue. 

Bicycle lanes are currently provided on Division Street between 13th Street and 15th Street and along 
some of the major surrounding roadways, including Redland Road and Molalla Avenue. According 
to the TSP, bicycle lane improvements are needed on Division Street, 15th Street, Cascade Highway 
(OR 213), Anchor Way, Holcomb Boulevard- Abernethy Road, 7th Street, and Molalla Avenue. 

Bicycle parking counts were conducted once per day on the PWFMC campus around 11:00 a.m. 
from Monday, July 18, 2011, through Thursday, July 21, 2011. The results are summarized in Table 
2. The bicycle counts revealed that, on average, there are two bicycles parked in the designated 
bicycle racks per day. There may be additional bicycles parked elsewhere on campus, as PWFMC 
staff could take their bicycles in to their offices.  
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Table 2 PWFMC Campus Bicycle Count 

Day 
Number of Bicycles Parked in 

Designated Bicycle Racks 

Monday, July 18, 2011 0 

Tuesday, July 19, 2011 2 

Wednesday, July 20, 2011 2 

Thursday, July 21, 2011 3 

TRANSIT FACILITIES 

Two fixed-route bus stops are located within one block of the main entrance of the PWFMC campus 
on Division Street; a total of four stops are located within one block of the overall PWFMC campus. 
Service to these stops is provided by TriMet Bus Route 32. Route 32 provides service between 
Clackamas Community College, Oregon City, Gladstone, and Milwaukie. As of August 2011, the 
bus operates Monday through Friday between 5:30 a.m. and 7:30 p.m. on 30-minute headways, 
Saturdays between 9:30 a.m. and 5:30 p.m. on 60-minute headways, and does not offer service on 
Sundays. The Oregon City Transit Center provides connections to several additional bus routes and 
services. Other bus service in the area of the PWFMC campus is provided by TriMet Bus Routes 33, 
34, and 99 (Reference 2). 

Existing Campus Mode Split 

The Employee Commute Options (ECO) Program is mandated by the Department of 
Environmental Quality (DEQ). The program requires employers with more than 100 employees to 
provide commute options that will reduce the number of work-commute trips made by car in 
Portland and the surrounding area. The ECO Program is part of the Portland-Vancouver Air Plan 
to meet federal health-based ozone standards (Reference 3). 

Per the 2011 Employee Commute Options (ECO) survey, the existing employee mode split for the 
PWFMC campus is as follows: 

• 88 percent single-occupancy-vehicle travel (drive-alone) 

• 4 percent carpool 

• 3 percent bus 

• 1 percent bike 

• 1 percent walk 

• 0 percent telecommute 

• 3 percent compressed work week 

The 2011 results show a decrease in the drive-alone mode split from the July 2010 survey, which 
showed a rate of 89 percent. Since the baseline ECO survey was conducted in August 1997, there 
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has been a seven-percent reduction in drive-alone trips. PWFMC’s efforts to reduce the drive-alone 
rate will continue to lessen both parking and traffic impacts associated with the campus over time. 

Traffic Volumes and Peak Hour Operations 

Peak period vehicular, pedestrian, and bicycle counts were collected on June 2, 2011, at the study 
intersections and PWFMC accesses.  

ODOT requires that a seasonal factor be applied to traffic volumes on ODOT facilities. Seasonal 
factors adjust traffic counts based on trends seen during the peak month of the year. Because the 
traffic counts for this study were taken in June, a seasonal factor of 1.01 was applied to the volumes 
on OR 213 at the OR 213/Redland Road intersection. 

Figure 4 and Figure 5 provide a summary of the existing turning-movement counts during the 
weekday a.m. and p.m. peak hours, respectively. Appendix “A” contains the traffic counts used in this 
study. 

The PWFMC campus currently generates 339 trips during the a.m. peak hour and 356 trips during 
the p.m. peak hour, as shown in Table 3. 

Table 3 Measured Trip Generation for PWFMC Based on Traffic Counts 

Weekday AM Peak Hour Trips Weekday PM Peak Hour Trips 

In Out Total In Out Total 

257 (76%) 82 (24%) 339 89 (25%) 267 (75%) 356 

CURRENT LEVELS OF SERVICE 

Level-of-service (LOS) analyses described in this report were performed in accordance with the 
procedures stated in the 2000 Highway Capacity Manual (Reference 4). All intersection level-of-
service evaluations used the peak 15-minute flow rate during the peak hour. Using the peak 15-
minute flow rate ensures that this analysis is based on a reasonable worst-case scenario. A 
description of level of service and the criteria by which it is determined is presented in Appendix “B.” 

Per the City of Oregon City Guidelines for Transportation Impact Analyses (Reference 5): 

• The minimum acceptable LOS is defined as follows for signalized intersections located 
outside the Regional Center boundaries: 

o LOS “D” or better for the intersection as a whole and no approach operating at worse 
than LOS “E” and a volume-to-capacity (v/c) ratio not higher than 1.0 for the sum of 
the critical movements. 

• For signalized intersections within the Regional Center boundaries, the following minimum 
LOS standards will be allowed: 

o LOS “D” can be exceeded during the a.m. and p.m. peak hour; however, during the 
second hour of each two-hour peak period, LOS “D” or better will be required for 
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the intersection as a whole and no approach operating at worse than LOS “E” and a 
v/c ratio not higher than 1.0 for the sum of the critical movements.  

• Oregon City’s minimum acceptable LOS is defined as follows for unsignalized intersections 
throughout the City: 

o LOS “E” or better for the poorest operating approach and with no movement serving 
more than 20 peak hour vehicles operating at worse than LOS “E.” In other words, 
LOS “F” will be tolerated for minor movements during a peak hour. 

Operations at the OR 213/Redland Road intersection are governed by ODOT, which operates and 
maintains the intersection. The v/c mobility standard from the Oregon Highway Plan (OHP, 
Reference 6) is 1.10 for the first peak hour and 0.99 for the second peak hour. 

Figures 4 and 5 summarize the level-of-service analyses for the study intersections. The OR 
213/Redland Road intersection currently operates acceptably during the a.m. and p.m. peak periods 
using ODOT standards. The Redland Road/Holcomb Boulevard-Abernethy Road intersection is 
located within the Regional Center boundaries, and it currently operates acceptably during the a.m. 
and p.m. peak periods using City standards.  

The signalized study intersections located outside of the Regional Center boundaries and the 
unsignalized study intersections also operate acceptably during both peak periods. Appendix “C” 
includes the level-of-service worksheets for the existing traffic conditions. 
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Safety Analyses 

CRASH RECORDS 

The crash history of each study intersection was reviewed in an effort to identify potential safety 
issues. Crash records were obtained from ODOT for the five-year period from January 1, 2005, 
through December 31, 2009. Table 4 displays the crashes reported at the study intersections and 
access points during the five-year period. Appendix “D” contains the crash records obtained from 
ODOT. 

Table 4 Intersection Crash History (January 1, 2005 – December 31, 2009) 

Intersection 

Collision Type Severity 

Total 
Crash 
Rate2 Rear-End Turning Angle Other PDO1 Injury Fatal 

Cascade Hwy (OR 213)/Redland 
Road 2 6 - - 4 4 - 8 0.09 

Redland Road/Holcomb 
Boulevard-Abernethy Road 3 - - - 2 1 - 3 0.09 

Redland Road/Anchor Way 1 4 1 - 4 2 - 6 0.29 

Division Street/7th Street - - - - - - - 0 0.00 

Molalla Avenue/Division Street - - 1 1 1 1 - 2 0.07 

Molalla Avenue/7th Street - 2 2 - 2 2 - 4 0.14 

Division Street/Davis Road - - - - - - - 0 0.00 

Access A1E: Division 
Street/South of Penn Lane - - - - - - - 0 0.00 

Access A2: Davis Road/West 
Access between Division Street 
and Trillium Park Drive 

- - - - - - - 0 0.00 

Access A3: Davis Road/East 
Access between Division Street 
and Trillium Park Drive 

- - - - - - - 0 0.00 

Access A4: Division 
Street/Between Davis Road and 
15th Street 

- - - - - - - 0 0.00 

Access A5: Division Street/15th 
Street - - - - - - - 0 0.00 

Access A6: Division 
Street/Between 13th  Street and 
14th Street 

- - - - - - - 0 0.00 

1 PDO – Property Damage Only. 
2 Crash Rate = Crashes per million entering vehicles. 
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As shown in Table 4, the study intersections and campus access points have experienced relatively 
low crash rates. 

Based on a review of the crash records, six of the eight crashes that occurred at the signalized OR 
213/Redland Road intersection were turning crashes. Four of the six turning crashes at that location 
involved eastbound vehicles turning left, and four of the six crashes occurred during dark 
conditions. One of the turning crashes involved a bicyclist. ODOT is currently rebuilding this 
intersection, as will be discussed later in this report. 

The majority of crashes reported at the unsignalized Redland Road/Anchor Way intersection 
involved turning and angle crashes. Three of those turning and angle crashes involved eastbound 
vehicles turning left from Anchor Way on to Redland Road. The most common cause was cited as 
vehicles not yielding the right-of-way. However, there are no discernable patterns related to time of 
day or weather conditions. 

While left turns are not permitted at the Molalla Avenue/Division Street intersection, the angle 
crash involved a right-turning vehicle and a bicyclist. The other crash reported at this location was 
caused by a vehicle backing up into another vehicle. 

Overall, there are no discernable patterns related to time of day or weather conditions at the study 
area intersections.  

DRIVEWAY SIGHT DISTANCE 

A sight distance investigation was conducted at the PWFMC accesses and the public roadways 
across from the campus that intersect Division Street. Table G1 (in “Appendix G”) contains 
information on the available sight distance at each intersection. More detailed information and pictures 
from each access and roadway are also provided in “Appendix G.” 

Based on the posted speed limit along Division Street (25 miles per hour), 280 feet of intersection 
sight distance is required in both directions, in accordance with the AASHTO Policy on Geometric 
Design of Highways and Streets (Reference 7) that is referenced in the City of Oregon City 
Guidelines for Transportation Impact Analysis. Measurements were based on an eye height of 3.5 feet 
and an object height of 3.5 feet above the road; and were assumed to be 6.5 feet from the near edge 
of pavement to the front of a stopped vehicle (actual measurements were taken 14.5 feet from the 
travel edge). 

Sight distance is limited by parked vehicles to the south of the following intersections: 

• Division Street/Penn Lane; 
• Division Street/16th Street; 
• Division Street/Davis Road; and 
• Division Street/PWFMC Access (at 15th Street). 

Sight distance is limited by parked vehicles to the north of the following intersections: 

• Division Street/Davis Road; 
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• Division Street/PWFMC Access (Between 15th Street and Davis Road); 
• Division Street/14th Street; and 
• Division Street/PWFMC Access Road (Between 13th Street and 14th Street). 

Sight Distance Recommendations 

Sight distance could be improved at these locations by restricting on-street parking along Division 
Street immediately adjacent to the intersections. In addition to signing and striping options, bulb-
outs could be constructed to accommodate pedestrians and facilitate sight distance. In particular, 
bulb-outs at the Division Street/Davis Road, Division Street/15th Street, and Division Street/PWFMC 
Access Road (between 13th and 14th Street) intersections would improve sight distance compliance. 

Even if on-street parking is restricted, sight distance would still be obstructed by a hospital sign to 
the north of the Division Street/Davis Road intersection. In order to have 280 feet of sight distance 
at that location, the sign would need to be moved further east. 

While PWFMC could adjust on-street parking and the hospital sign, the City or property owners 
should consider implementing the following additional recommendations. Sight distance is limited 
by shrubs to the east of the PWFMC West Access located on the north side of Davis Road, and in 
addition to the shrubs, sight distance is limited by a mailbox and fence at the PWFMC East Access 
located on the north side of Davis Road. The shrubs should be trimmed and maintained to 
accommodate the required sight distance at the West Access. Plans for the parking lot located 
between Penn Lane and Davis Road include restricting the East Access to an inbound-only access, 
which this analysis confirms would improve sight lines at that location. 

Shrubs are also a sight-distance obstruction for eastbound drivers facing to the north and south of 
the Division Street/14th Street intersection and to the south of the Division Street/PWFMC Access 
Road (between 13th Street and 14th Street) intersection. The shrubs should be trimmed and 
maintained to achieve adequate sight distance at those locations. 

Existing Conditions Summary 

The key findings from the existing conditions analysis are summarized below. 

• The PWFMC campus currently produces 339 trips during the a.m. peak hour and 356 trips 
during the p.m. peak hour. 

• The 2011 ECO survey results represent a slight decrease in the drive-alone mode split from 
the July 2010 survey (a decrease from 89 to 88 percent). PWFMC’s efforts to reduce the 
drive-alone rate are expected to continue to lessen both parking and traffic impacts 
associated with the campus over time. 

• The OR 213/Redland Road intersection operates acceptably during the a.m. and p.m. peak 
hours under ODOT standards.  

• The Redland Road/Holcomb Boulevard-Abernethy Road intersection is located within the 
Regional Center boundaries, and it operates acceptably during the a.m. and p.m. peak 
periods, according to City of Oregon City standards. 
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• All of the signalized study intersections and access points within the Regional Center 
boundaries and all of the unsignalized intersections and access points meet City operating 
standards during both the weekday a.m. and p.m. peak hours. 

• A review of historical crash records revealed that only five of the study intersections have 
any reported crashes over the past five years. No safety mitigation needs have been 
identified based on the crash data alone. 

• Several mitigations have been identified that could improve sight distance at the PWFMC 
accesses and the roadways that intersect Division Street across from the PWFMC campus. 
PWFMC should move the hospital sign at the intersection of Division Street/Davis Road and 
restrict on-street parking and consider bulb-outs for the accesses and intersections along 
Division Street, particularly at the intersections of Division Street/Davis Road, Division 
Street/15th Street, and Division Street/PWFMC Access Road (between 13th Street and 14th 
Street). The City and property owners should consider trimming and maintaining shrubs 
near the roadway. 

  



 

 

Section 4 Transportation Impact Analysis
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TRANSPORTATION IMPACT ANALYSIS 
The transportation impact analysis identifies how the study area’s transportation system is forecast 
to operate in 2021, which is representative of when the proposed campus modifications within the 
updated Master Plan are likely to be complete. The transportation impacts associated with the 
updated Master Plan were examined as follows: 

• Planned developments and transportation improvements in the site vicinity were identified 
and reviewed; 

• Year 2021 background traffic conditions were analyzed at each of the study intersections 
during the weekday a.m. and p.m. peak hours; 

• Site-generated trips were estimated for the net increase in building square footage proposed 
under the updated Master Plan; 

• A site trip-distribution pattern was developed and the site-generated trips were assigned to 
the study intersections and access points; 

• Year 2021 total traffic conditions were analyzed during both peak periods; and 

• On-site circulation issues and access operations were evaluated. 

Year 2021 Background Traffic Conditions 

The year 2021 background traffic conditions analysis identifies how the study area’s transportation 
system will operate without the additional uses proposed as part of the updated Master Plan. This 
analysis includes traffic attributed to PWFMC building space that is approved and constructed but 
not currently used and to general growth in the region.  

TRANSPORTATION FACILITIES 

Most of the study intersections are expected to have the same lane configurations and traffic control 
devices in 2021. ODOT is currently constructing improvements on OR 213 that will include 
widening the eastbound approach at the OR 213/Redland Road intersection to provide two left-turn 
lanes and a separate right-turn lane with an overlap phase. Figure 6 shows the anticipated 2021 lane 
configurations and traffic control devices. The future signal timing plan for the reconstructed 
approach has not been completed on the OR 213 project. The existing signal timing plan was used 
for the background and future conditions analyses at the OR 213/Redland Road intersection, in 
order to maintain the existing green time on OR 213. 

BACKGROUND GROWTH ASSUMPTIONS  

PWFMC previously secured approval for 16,105 square feet of “shelled” space that has been 
constructed but is not yet in use. For traffic study purposes, the future trips associated with the 
shelled space were included in the background growth, as shown in Figures E1 and E2 in “Appendix 
E.” 
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In addition to the inclusion of traffic associated with the shelled PWFMC space, annual growth 
rates were applied to the existing traffic counts at the study intersections to reflect local and 
regional growth. The assumed annual growth rates were based on historic patterns and direction 
from City staff. 

Specifically, a 2008 study related to the OR 213/Redland Road intersection applied a 1.37-percent 
annual growth rate on OR 213 based on the City’s Transportation System Plan, ODOT’s I-205 
Reconnaissance Study (June 2006) (Reference 8), and the Highway 213 Urban Corridor Design Study 
(Reference 9). A two percent annual growth rate was applied on Molalla Avenue because it is a 
major arterial, while a 1.5 percent annual growth rate was applied to the remaining study area 
streets because they are minor arterials, collectors, or local streets. 

TRAFFIC VOLUMES & LEVEL-OF-SERVICE ANALYSIS 

The year 2021 background traffic volumes are illustrated in Figure 7 and Figure 8. These figures 
also show the corresponding operating standards and the anticipated levels of service at the study 
intersections and access points in the year 2021. As indicated by the figures, the background traffic 
analysis determined that most of the study intersections are forecast to continue to operate 
acceptably, as discussed below.  

• The Redland Road/Holcomb Boulevard-Abernethy Road intersection operates at LOS E 
during the p.m. peak hour (which is below City standards for signalized intersections 
within the Regional Center boundaries). However, during the second hour of the peak 
period, the Redland Road/Holcomb Boulevard-Abernethy Road intersection operates at 
LOS D. These operations are within acceptable City standards. 

• The Molalla Avenue/7th Street intersection operates at LOS F during the p.m. peak period as 
a result of the westbound approach. This does not meet City standards. Based on the 
applied growth rates, the Molalla Avenue/7th Street intersection is anticipated to meet City 
standards through the year 2016. In 2017, the westbound left at this intersection is 
anticipated to operate at LOS F with more than 50 seconds of delay. 

• The Redland Road/Anchor Way intersection operates at LOS F during the p.m. peak hour as 
a result of the eastbound approach. These operations also do not meet City standards. Based 
on the applied growth rates, the Redland Road/Anchor Way intersection is anticipated to 
meet City standards through the year 2017. In 2018, the northbound left at this intersection 
is anticipated to operate at LOS F with more than 50 seconds of delay. 

• The operations of the remaining intersections and access points meet the applicable 
standards through the year 2021. Appendix “E” contains the year 2021 background traffic level-
of-service worksheets. 
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Trip Generation 

Recent studies conducted at other hospital campuses in the Metro area have shown that it is most 
appropriate to identify a hospital campus trip rate, rather than trying to separate out the trip 
generation by use.  These studies have shown that there is a synergy and efficiency that is gained 
by a hospital campus between the main hospital, medical office buildings (MOBs), and ancillary 
uses. In addition, we have also identified that the trip rates for Portland area hospital campuses are 
lower than what may be predicted by the Institute of Transportation Engineer’s (ITE) Trip 
Generation (Reference 10) given the relatively high rate of non-single occupancy vehicle use at these 
campuses. Highlights of these representative studies are summarized below. 

LOCAL HOSPITAL MASTER PLAN TRIP GENERATION 

As part of the St Vincent’s Master Plan recently approved by Washington County, a combined rate 
of 0.97 trips per 1,000 square feet of campus space was measured and approved for the weekday 
a.m. peak hour and a combined rate of 0.92 trips per 1,000 square feet was measured and approved 
for the weekday p.m. peak hour based on 2008 traffic count data. According to the 2007 Employee 
Commute Option survey, 74 percent of all employees surveyed traveled via a single-occupancy 
vehicle to the St. Vincent’s campus.  

In 2001, a Providence Portland Medical Center (PPMC) campus rate of 1.24 trips per 1,000 square 
feet of campus space was measured and approved for the weekday a.m. peak hour and a rate of 
1.04 trips per 1,000 square feet of campus space was measured and approved for the weekday p.m. 
peak hour. Since 2001, the drive-alone rate at PPMC has decreased from 79 percent to 67 percent, 
according to TriMet’s ECO survey. Most recently, a combined PPMC campus rate of 0.78 trips per 
1,000 square feet of campus space was measured during the weekday a.m. peak hour and a rate of 
0.75 trips per 1,000 square feet of campus space was measured during the weekday p.m. peak hour 
using traffic counts from 2010. The lower trip rates most likely reflect the success of the ECO 
program on the PPMC campus. 

PROPOSED PWFMC TRIP GENERATION ASSUMPTIONS 

The existing conditions traffic counts conducted at all access points into the hospital campus were 
used to determine the current campus trip rate for the PWFMC campus. The total number of 
vehicles observed at the campus driveways was divided by the total square-footage of the campus 
(total vehicles/335,076 square-feet) to develop a campus trip generation rate for PWFMC. Table 5 
summarizes the measured trip generation rates for the PWFMC campus during the weekday a.m. 
and p.m. peak hours. 
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Table 5 Measured Trip Generation Rates for PWFMC Based on Traffic Counts 

Weekday AM Peak Hour Trips Weekday PM Peak Hour Trips 

In Out Total 

Rate 

(Trips Per 1,000 
Square Feet) In Out Total 

Rate 

(Trips Per 1,000 
Square Feet) 

257 (76%) 82 (24%) 339 1.01 89 (25%) 267 (75%) 356 1.06 

 
The trip rates in Table 5 are representative of the proposed hospital development that includes the 
MOBs and expansions to the existing Hospital. The central utility plant (CUP) will operate 
differently than the rest of the PWFMC campus because it will used to house heating, cooling, and 
other building electrical equipment supporting the campus. A different trip generation rate is 
proposed for the CUP, as discussed in the following sections. 

MASTER PLAN PROPOSAL 

Currently, PWFMC is proposing a net addition of 104,000 square feet of additional campus space as 
part of the Master Plan. This addition accounts for two additional MOBs, expansions to the existing 
hospital building, and a CUP. While the trip rates in Table 5 are recommended for the 84,000 square 
feet of MOBs and expansions to the Hospital building, ITE Trip Generation rates are recommended 
for the 20,000 square feet of CUP. 

The Central Utility Plant is an ancillary use to the campus that will not generate trips nor new staff. 
However to remain conservative, trip generation for the CUP building space was estimated using 
the high-cube warehouse land use in ITE. Table 6 contains a summary of the Master Plan proposal, 
and Table 7 shows the resulting trip generation for the proposed campus using both the PWFMC 
and ITE trip generation rates. 

Table 6 Summary of Master Plan Proposal 

 Size (Square Feet) 

Total Existing Campus 335,076 

Total In-Process (Used in Background Traffic Conditions)  

Uses Approved but Not Yet Constructed 0 

Shelled Space in the Hospital Building 16,105 

Total 16,105 

Proposed Expansion  

MOBs and Hospital Expansions 84,000 

Central Utility Plant 20,000 

Total 104,000 

Total Space at Build Out 455,181 
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Table 7 Estimated Trip Generation 

Use 
Size 

(Square Feet) 

Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

PWFMC MOBs 
and Hospital 
Expansions 

84,000 65 20 85 22 67 89 

Central 
Utility 
Plant 

20,000 1 1 2 1 1 2 

Total 
Proposed 
Campus 

104,000 66 21 87 23 68 91 

 
The paving of the parking lot adjacent to Penn Lane is not anticipated to generate any new trips to 
the campus. 

Trip Distribution 

The trip distribution of site-generated trips was based on the existing 2011 traffic counts. Figure 9 
illustrates the estimated trip distribution pattern for PWFMC. A majority of the site-generated 
traffic is anticipated to travel to and from War Veterans Memorial Parkway (I-205), Cascade 
Highway (OR 213), McLoughlin Boulevard (99E), and Molalla Avenue.  

Figure 10 and Figure 11 show the distribution of site-generated traffic during the a.m. and p.m. 
peak hours respectively. 
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Year 2021 Total Traffic Conditions 

The total traffic conditions analysis forecasts how the study area’s transportation system will 
operate with the traffic generated by the Master Plan uses. The 2021 analysis reflects the 
background traffic and net new campus-generated traffic. The resultant traffic volumes during the 
weekday a.m. and p.m. peak hour are shown in Figure 12 and Figure 13. These figures also identify 
the projected operations at each of the study intersections and the corresponding standard. 

Comparing the 2021 background and total traffic conditions, the Master Plan does not cause any of 
the intersections to not meet applicable standards. The two study intersections that were not 
meeting the adopted operating standards under background conditions also do not meet standards 
under total traffic conditions, as shown in Table 8. 

Table 8 Intersections Not Meeting City Standards 

Intersection 
Scenario & Time 

Period 

Operations 

LOS V/C LOS Standard 

#3: Redland Road/Anchor Way 

Background PM Peak F 0.82 E 

Future AM Peak F 0.72 E 

Future PM Peak F 0.93 E 

#4: Molalla Avenue/7th Street 
Background PM Peak F 0.80 E 

Future PM Peak F 0.90 E 

 
Similar to background conditions, the Redland Road/Holcomb Boulevard-Abernethy Road 
intersection operates at LOS E during the p.m. peak hour but at LOS D during the second hour of 
the peak period (which puts the intersection within City standards for signalized intersections 
within the Regional Center boundaries). 

As discussed in the previous section, the Molalla Avenue/7th Street intersection is anticipated to 
operate acceptably for the next five years, whereas the Redland Road/Anchor Way intersection is 
anticipated to operate acceptably for the next six years with increases in background growth. Based 
on estimated traffic volumes, the following improvements would be needed to meet City standards 
at these intersections: 

 Molalla Avenue/7th Street: The City has been evaluating the potential for a roundabout 
at this location. With a roundabout in-place, this intersection would meet City standards 
at full build-out of the Master Plan. 

 Redland Road/Anchor Way: This intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City TSP. 
With a signal in-place, this intersection would meet standards. 

Given that build-out of the Master Plan does not create the need for the improvements, PWFMC 
should work with the City of Oregon City to contribute a pro rata share of improvements at the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections. The timing of and need for 
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these pro rata share improvements should be determined as part of subsequent DDP submittals. 
Improvements at these locations are not anticipated to be needed for five to six years, and the 
timing of expansions to the hospital that are included in the Master Plan have not yet been defined. 

 Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at the 
Molalla Avenue/7th Street intersection. 

 At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses would 
contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in the year 
2021. 

Appendix “F” contains the year 2021 total traffic level-of-service worksheets. 
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On-Site Circulation and Driveway Operations 

Campus circulation was evaluated to ensure that the Master Plan provides for a well-connected 
pedestrian and bicycle environment and plans for sufficient vehicular traffic to/from and within the 
campus. 

PEDESTRIAN AND BICYCLE ACCESS 

The PWFMC campus includes a variety of pedestrian and bicycle access ways within the campus 
and sidewalks and bicycle lanes along the frontage of the campus. These facilities enable 
convenient and comfortable options for people walking and biking through or adjacent to the 
campus, as well as for those walking and biking to/from uses within the campus.  

Transportation Impact Analysis Findings 

The pertinent findings of the year 2021 transportation impact analyses are summarized below. 

• The 104,000 square feet of net building space proposed as part of the Master Plan is 
estimated to generate 87 weekday a.m. and 91 weekday p.m. peak hour trips, assuming no 
additional reduction in campus-related drive-alone travel is realized during the next ten 
years. 

• Assuming year 2021 background conditions without an increase in campus-related uses, the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections do not meet City of 
Oregon City operating standards. 

o The City has been evaluating the potential for a roundabout at the Molalla 
Avenue/7th Street intersection. With a roundabout in-place, this intersection would 
meet City standards at full build-out of the Master Plan 

o The Redland Road/Anchor Way intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City 
TSP. With a signal in-place, this intersection would meet standards. 

• Assuming year 2021 total build-out conditions, no additional intersections fail under the 
City of Oregon City operating standards as a result of the increase in PWFMC campus-
related uses. 

• PWFMC should work with the City of Oregon City to contribute a pro rata share of 
improvements at the Redland Road/Anchor Way and Molalla Avenue/7th Street 
intersections. The timing of and need for these pro rata share improvements should be 
determined as part of subsequent DDP submittals. Improvements at these locations are not 
anticipated to be needed for five to six years, and the timing of expansions to the hospital 
that are included in the Master Plan have not yet been defined. 

o Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at 
the Molalla Avenue/7th Street intersection. 
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o At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses 
would contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in 
the year 2021. 

  



 

 

Section 5 Parking Analysis



Providence Willamette Falls Medical Center August 2011 
Parking Analysis 

Kittelson & Associates, Inc. 43 
 

PARKING ANALYSIS 
This section describes the PWFMC parking in-place today as well as the parking planned as part of 
the Master Plan. 

Parking Data Collection Methodology 

Parking utilization data was collected at each of the surface and structured parking locations 
throughout the campus between 6:00 a.m. and 6:00 p.m. on June 2, 2011. The number of vehicles 
parked in each of the parking locations was recorded on each hour. The study parking lots are 
listed below with their existing vehicular parking supplies: 

(A) MOB Parking Lot between Penn Lane and Davis Road – 66 vehicles 

(B) Medical Plaza 1 Parking Lot – 47 vehicles 

(C) Birthing Center Parking Lot – 10 vehicles 

(D) Main Hospital Entrance Parking Lot – 54 vehicles 

(E) Main Hospital South Parking Lot between 13th Street and 14th Street – 25 vehicles 

(F) Outpatient Surgery Parking Lot – 128 vehicles 

(G) Medical Plaza 2 Parking Lot – 193 vehicles 

(H) Parking Structure – 226 vehicles 

Figure 14 shows the location of each of the study parking lots on the PWFMC campus. At the time 
of the study, the total vehicular parking supply was measured at 749 parking spaces. 

Daily Parking Demand 

Exhibit 1 and Exhibit 2 show the hourly fluctuations in parking utilization based on the June 2011 
data (both in terms of number of spaces occupied and percent utilization). As shown, the demand 
for parking is fairly consistent between 8:00 a.m. and 4:00 p.m. Peak parking demand occurred 
between 11:00 a.m. and 12:00 p.m. At peak times, approximately up to 78 percent of all parking 
spaces are utilized. “Appendix H” contains the campus parking utilization data. 

For planning purposes, a general rule-of-thumb is that a parking facility’s capacity is reached when 
approximately 85 – 90 percent of the spaces are occupied. The remaining 10 - 15 percent of available 
spaces provide a buffer for visitors and staff to circulate and conveniently locate a parking space. 
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Exhibit 1 Parking Occupancy by Number of Vehicles Parked On Campus 
 

 

Exhibit 2 Parking Occupancy by Percentage of Parking Spaces Occupied 
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Peak Parking Demand 

Within the PWFMC campus, the existing parking supply and demand ratios (assuming 335,076 
square feet of usable space today) are as follows: 

• Parking Supply = 2.24 spaces per 1,000 square feet 

• Parking Demand = 1.75 spaces per 1,000 square feet 

Like the trip generation, the parking ratios were calculated using the total square feet of buildings 
in operation on the PWFMC campus today, given the synergy between uses. 

For campus planning purposes, it is common to apply either an 85 or 90 percent full standard to 
determine parking supply needed to facilitate build-out of the Master Plan uses. These ratios 
assume a better overall efficiency in campus parking but do not assume a change in the employee-
related mode split occurring today. The resultant parking ratios are shown below: 

• 85 percent full = 2.06 spaces required per 1,000 square feet of new building space 

• 90 percent full = 1.95 spaces per 1,000 square feet of new building space 

Application of the 90 percent full parking ratio for the overall campus at build-out of the Master 
Plan uses is recommended because this still provides enough “reserve capacity” to minimize the 
need for unnecessary circling when trying to locate a parking space, ensures there is sufficient 
parking to accommodate higher than typical demand, and to ensure the most appropriate and 
efficient use of resources are dedicated to parking. 

Future On-Campus Parking Demand 

Based on a 90-percent-full ratio and assuming the drive-alone rate for employees remains at 88 
percent, the following identifies the number of parking spaces that would be needed to serve the 
demand, assuming the 16,105 square feet of shelled space is in-use and a net increase of 104,000 
square feet of new uses: 

EXISTING PARKING SUPPLY/DEMAND 

• Existing Campus Parking Need = 653 spaces assuming parking ratio of 1.95 spaces per 1,000 
square feet for total campus space (335,076 square feet) 

• Existing Campus Supply = 749 spaces 

• Existing Campus Surplus = 96 spaces (749 supplied versus 653 needed at 90 percent full) 

SHELLED SPACE PARKING SUPPLY/DEMAND 

• Parking need for 16,105 square feet of shelled space = 31 spaces  

• Net Parking Supply Surplus = 65 spaces (96 surplus spaces minus 31 spaces) 
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NET NEW SPACE PARKING SUPPLY/DEMAND 

• Parking need for 104,000 square feet of net new space = 203 spaces  

• Total New Parking Supply Needed = 138 net new spaces on campus (203 spaces minus 65 spaces) 

Per the Master Plan, future parking needs will be met through a combination of structured parking 
and surface parking facilities. Some new parking is planned as part of the new MOBs north of 
Davis Road and west of Division Street (between 15th Street and 16th Street), but additional parking 
space should be identified to accommodate the 138 new parking spaces needed on campus. 
PWFMC should continue to monitor this parking ratio over time to ensure its application remains 
appropriate. The required parking ratio would be reduced with further reductions in the drive-
alone rate. 

Existing On-Street Parking Demand 

Parking utilization data was also collected along the following street segments surrounding the 
campus during the 6:00 a.m. to 6:00 p.m. period on June 2, 2011: 

• Davis Road between Division Street and Trillium Park Drive 

• Gilman Drive between Division Street and Trillium Park Drive 

• Division Street between Penn Lane and Gilman Drive 

• Trillium Park Drive between Gilman Drive and Davis Road 

The parking utilization for the on-street parking ranged from 14 to 27 percent. Exhibit 3 identifies 
the hourly parking fluctuation in the number of spaces occupied on-street. The 6:00 a.m. time 
period is used to gauge the non-campus related parking demand within the neighborhood. As 
shown in the figure, there is very little variation in on-street parking usage during the course of the 
day, with the exception of Division Street, which is the minor arterial that fronts the PWFMC 
campus. The on-street parking pattern is reasonable given the easily-accessible parking spaces 
along Division Street. 
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Exhibit 3 On-Street Parking Occupancy 
 
Figure 15 shows the change in parking utilization, by block face, when comparing the 11:00 a.m. to 
12:00 p.m. period (when the campus is at its maximum) to the 6:00 a.m. to 7:00 a.m. time period. 
The data shown in this figure confirms that there are few hospital-related parking occurrences on 
the neighborhood streets immediately surrounding the campus, with the exception of Division 
Street.  

After reviewing the peak hour videos of the Division Street/15th Street intersection, it appears that 
there is limited use of the first block of 15th Street (west of Division Street) by hospital staff and 
visitors. Neighborhood feedback indicated that hospital staff and visitors also frequently park on 
the first blocks of 14th Street and 16th Street (west of Division Street). PWFMC should continue to 
monitor this situation and work with the neighborhood to ensure any impacts are mitigated.  
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Parking Conclusions 

The significant findings of the parking analysis are summarized below. 

• There is sufficient on-campus parking today to accommodate the existing peak daily 
demand. During the highest hour of parking utilization, 78 percent of the spaces are full 
within the existing Master Plan boundaries. This level of utilization still provides sufficient 
opportunities for patients and visitors to easily and efficiently find a parking space without 
unnecessary circulating through the garages or parking lots. 

• The Master Plan includes some additional parking on the west side of Division Street, but 
new parking areas will need to be identified to facilitate the new development. Based on a 
ratio of 1.95 spaces per 1,000 square feet, 138 new spaces would be needed campus-wide at 
build-out. 

• PWFMC should monitor the need for supplying 1.95 spaces per 1,000 square feet of new 
buildings to ensure that this ratio remains applicable assuming the drive-alone rate to 
campus continues to decrease over time. 

• There is limited use of the first block of 15th Street (west of Division Street) by hospital staff 
and visitors. Neighborhood feedback indicated that hospital staff and visitors also 
frequently park on the first blocks of 14th Street and 16th Street (west of Division Street). 
PWFMC should continue to monitor this situation and work with the neighborhood to 
ensure any impacts are mitigated.



 

 

Section 6 Conclusions and Recommendations



Providence Willamette Falls Medical Center August 2011 
Conclusions and Recommendations 

Kittelson & Associates, Inc. 52 
 

CONCLUSIONS AND RECOMMENDATIONS 
The pertinent findings and recommendations are summarized below. 

Findings 

EXISTING TRANSPORTATION SYSTEM OPERATIONS AND SAFETY 

• Under existing conditions, all study intersections meet operating standards during both the 
a.m. and p.m. peak hours. 

• Only five of the study intersections have any reported crashes over the past five years. No 
safety mitigation needs have been identified based on the crash data alone. 

• Several mitigations have been identified that would improve sight distance at the PWFMC 
accesses and the roadways that intersect Division Street across from the PWFMC campus. In 
order to provide adequate sight distance, PWFMC should move the hospital sign at the 
intersection of Division Street/Davis Road and restrict on-street parking and consider bulb-
outs for the accesses and intersections along Division Street, particularly at the intersections 
of Division Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC 
Access Road (between 13th Street and 14th Street). The City and property owners should 
consider trimming and maintaining the shrubs near the roadway. 

YEAR 2021 TRANSPORTATION SYSTEM OPERATIONS 

• The 104,000 square feet of net building space proposed as part of the Master Plan is 
estimated to generate 87 weekday a.m. and 91 weekday p.m. peak hour trips, assuming no 
additional reduction in campus-related drive-alone travel is realized during the next ten 
years. 

• Assuming year 2021 background conditions without an increase in campus-related uses, the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections do not meet City of 
Oregon City operating standards. The Molalla Avenue/7th Street intersection is anticipated 
to operate acceptably for the next five years (through the year 2016) whereas the Redland 
Road/Anchor Way intersection is anticipated to operate acceptably for the next six years 
(through the year 2017) with increases in background growth. 

• Assuming year 2021 total build-out conditions, the Master Plan does not cause any 
intersections to not meet City of Oregon City operating standards. 

o The City has been evaluating the potential for a roundabout at the Molalla 
Avenue/7th Street intersection. With a roundabout in-place, this intersection would 
meet City standards at full build-out of the Master Plan. 

o The Redland Road/Anchor Way intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City 
TSP. With a signal in-place, this intersection would meet standards. 
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MODE SPLIT AND PARKING 

• The 2011 Employee Commute Options (ECO) survey results represent a slight decrease in 
the drive-alone mode split from the July 2010 survey (a decrease from 89 to 88 percent). 
PWFMC’s efforts to reduce the drive-alone rate will continue to lessen both parking and 
traffic impacts associated with the campus over time. 

• There is sufficient on-campus parking today to accommodate the existing peak daily 
demand. During the highest hour of parking utilization, approximately 78 percent of the 
spaces are full within the existing Master Plan boundaries. This level of utilization still 
provides sufficient opportunities for patients and visitors to easily and efficiently find a 
parking space without unnecessary circulating through the garages or parking lots. 

• Based on the existing parking demand, a campus-wide rate of 1.95 spaces per 1,000 square 
feet of building space should be supplied on-campus throughout the next ten years. 
Accounting for an excess of parking today, 138 new spaces would be needed campus-wide 
upon build-out of the Master Plan uses. 

• PWFMC should monitor the need for supplying a campus-wide rate of 1.95 spaces per 1,000 
square feet of buildings space to ensure that this ratio remains applicable as the drive-alone 
rate to campus continues to decrease over time. 

• There is limited use of the first block of 15th Street (west of Division Street) by hospital staff 
and visitors. Neighborhood feedback indicated that hospital staff and visitors also 
frequently park on the first blocks of 14th Street and 16th Street (west of Division Street). 
PWFMC should continue to monitor this situation and work with the neighborhood to 
ensure any impacts are mitigated. 

Recommendations 

• In order to achieve adequate sight distance at the PWFMC accesses and roadways 
intersecting Division Street, the hospital sign at the intersection of Division Street/Davis 
Road should be moved east. Parking restrictions and bulb-outs should also be considered in 
order to acquire additional sight distance, specifically at the intersections of Division 
Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC Access Road 
(between 13th Street and 14th Street). The City and property owners should consider 
trimming and maintaining the shrubs near the roadway. 

• Based on existing parking demand, 1.95 parking spaces should be provided per 1,000 square 
feet of total building space on-campus. This ratio should be monitored over time to ensure 
its application remains appropriate as the campus experiences further reductions in the 
drive-alone rate. This ratio results in a total campus need of 138 new parking spaces. 

• PWFMC should work with the City of Oregon City to contribute a pro rata share of 
improvements at the Redland Road/Anchor Way and Molalla Avenue/7th Street 
intersections. The timing of and need for these pro rata share improvements should be 
determined as part of subsequent DDP submittals. Improvements at these locations are not 
anticipated to be needed for five to six years, and the timing of expansions to the hospital 
that are included in the Master Plan have not yet been defined. 
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o Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at 
the Molalla Avenue/7th Street intersection. 

o At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses 
would contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in 
the year 2021.  
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D E S I G N  M E M O R A N D U M  

DATE:        9/13/11  

TO:        Josh Kolberg - PKA 

FROM:         Adam Roth 

RE:         Providence Willamette Falls Medical Center – Master Plan – Civil Narrative 

PROJECT NO.:   311083  

 

The purpose of this memorandum is to provide responses to the applicable civil-related sections in the 

Master Plan chapter of the Oregon City Municipal Code for the subject project.    

 

Oregon City Municipal Code Section:  

 
17.65.050.A.1 

 

i. Infrastructure facilities and capacity, including the following items.  
(1)  Water,  

(2) Sanitary sewer, 

(3)  Stormwater management, and  
(4)  Easements.  

 

(1) Water 

Domestic Water 

Existing water mains are located in the streets bounding the Providence Willamette Falls (PWF) Hospital 

site as well as traversing the site in utility easements.  There are 8-inch mains in Trillium Park Drive to 

the north, Davis Road to the west and Gilman Drive to the east.  Division Street to the south contains a 

10-inch main in the vicinity of PWF which transitions to a 6-inch main east of the Master Plan boundary 

near the entrance of the Mountain View nursing home.  There are two public water mains running east-

west across the campus in utility easements connecting the mains in Division Street and Trillium Park 

Drive.  The northern of the two is located in the access road between the Medical Plazas and the 

Birthing Center.  It is 6 inches in diameter from Division Street to the southern edge of Medical Plaza 2 

where it transitions to 8 inches until it reaches Trillium Park Drive.  The southern main runs north in the 

driveway to the Mountain View Nursing Home, jogs to the northeast between the main hospital building 

and the nursing home and heads back to the east to Trillium Park Drive.  These two mains are connected 

near the eastern edge of the site with another 8-inch main in a utility easement.  A 6 inch water main 



 

was installed in Penn Lane as part of improvements associated with the Children’s Center of Clackamas 

County project.  A 10-inch water main exists in 16
th

 Street while a 6-inch main exists in 15
th

 Street. 

There is no evidence of capacity issues with the existing water system serving the campus.  Pressure 

testing completed at fire hydrants surrounding the campus resulted in static and residual pressures 

ranging from 80 to 100 pounds per square inch (psi).  Water system pressures and flows will need to be 

verified during the design of each phase. 

Domestic water services to the existing PWF buildings are shown in the Table below. 

Existing Building Domestic Service Size Main Providing Service 

Main Hospital Building 6 inches Division Street (10 inch) 

Medical Plaza 1 3 inches Davis Road (8 inch) 

Medical Plaza 2 3 inches Division Street (10 inch) 

Parking Structure NA NA 

Table 1 – Existing PWF Domestic Services 

Fire Protection 

Fire hydrants exist around and within the site and are fed from the public water main network described 

in the Domestic Water section.  Fire protection service to existing building sprinkler systems is also 

served by the existing water mains.  The location of existing fire hydrants is provided in Map C2.0.  Table 

2 below shows the existing fire protection services for PWF buildings. 

Existing Building Domestic Service Size Main Providing Service 

Main Hospital Building 4 inches 

6 inches 

Southern main through site (8-inch) 

Southern main through site (8-inch) 

Medical Plaza 1 6 inches Davis Road (8-inch) 

Medical Plaza 2 4 inches Davis Road (8-inch) 

Parking Structure 
FDC with 6-inch line from 

structure 
Davis Road (8 inch) 

Table 2 – Existing PWF Fire Protection Services 

(2) Sanitary Sewer 

Separated public sanitary sewer mains exist in the streets adjacent to the PWF site. Sanitary flows from 

the Medical Plaza 2 building, the parking structure and portions of the main hospital drain to the east to 



 

8-inch mains in Trillium Park Drive, Bean Court and Canyon Court and eventually connect to the existing 

18-inch sewer trunk line in the Cascade Highway (213) right-of-way.  Medical Plaza 1 and the remainder 

of the main hospital building drain to the west to 8-inch mains in Division Street and 14
th

 Street 

respectively.  Existing 8-inch mains also exist in both 16
th

 and 15
th

 streets draining to the west.  A short 

extension of 8-inch gravity sewer was installed in Penn Lane with the improvements associated with the 

Children’s Center of Clackamas County project.  Force mains from the Children’s Center and a residence 

near the east end of Penn Lane connect to this main.  The PWF site area draining to the west was 

included in the 12
th

 Street Basin of the City of Oregon City Sanitary Sewer Master Plan dated December 

2003.  For build out conditions in this basin, no future improvements were recommended in the Sanitary 

Sewer Master Plan.  The area draining to the east was not included in this study.   

(3) Stormwater Management 

According to the City of Oregon City Public Works Stormwater and Grading Design Standards dated 

December 17, 1999, the site lies within both the Abernethy and Newell drainage basin boundaries.   

The majority of the stormwater runoff from the existing PWF site drains via a private system of roof 

drains, catch basins and conveyance piping to a stormwater detention pond located between Medical 

Plazas 1 and 2 on the south side of Davis Road.  This pond was installed in conjunction with the Medical 

Plaza 2 project in 2003 and is located in a public easement.  The east side of the Division Street right-of-

way adjacent to the site as well as approximately 500 feet of Davis Road east of Division Street is also 

tributary to the pond.  The runoff from Division Street is conveyed in a 6-inch public main that connects 

to a 12-inch main in Davis Street before discharging to the pond.  The pond also detains runoff from the 

paved portion of the Division Street Parking Lot.    Stormwater outflow from the pond is routed to the 

north through a flow control structure to a public 18-inch culvert under Davis Road.  The culvert outfalls 

to an existing tributary of Newell Creek in a water quality resource area (WQRA) on the north side of 

Davis Road.  The City believes this drainage way is then intercepted by another culvert and routed under 

private property before discharging at the east end of the improved Penn Lane right-of-way. 

According to the City’s comments in the Pre Application Conference Notes dated July 13, 2011, the pond 

may be undersized and is discharged in an unapproved pipe across private property before flowing into 

the tributary of Newell Creek north of Davis Road.  The drainage report for the design of the existing 

detention pond was prepared by Hopper Dennis Jellison dated January 14, 2002.  According to the 

report, the pond was designed using the guidelines set forth in the current City of Oregon City Public 

Works Stormwater and Grading Design Standards dated December 17, 1999.  The report also indicates 

that the pond and flow control structure was sized to detain runoff from 13.41 acres of public and 

private property which over-estimates the actual tributary area to the pond.  As explained by PWF 

Facilities personnel recent flooding issues occurring in the area of the pond were due to root intrusion 

into conveyance piping and were not based on pond sizing.  The root intrusion problem has been 

remedied by Providence and there is no indication that the pond is currently undersized.   



 

Upstream of this pond, water quality is provided for the improvements associated with the Medical 

Plaza 2 and Parking Structure projects in an underground sand filter located between Davis Road and 

the building and a water quality manhole. 

Runoff from the recent Penn Lane improvements north of Division Street and the gravel portion of the 

Division Street Parking Lot is conveyed in a new 12-inch diameter storm main to a pond outlet structure 

at the east end of the right-of-way.  The pond outlet discharges into another tributary of Newell Creek 

within the same WQRA mentioned above.  Water quality from the street runoff is provided at the 

downstream end of the paved improvements in two CONTECH StormFilter Catch Basin devices upstream 

of the outfall.  The storm drainage report for the Penn Lane Improvements prepared by HDJ Design 

Group dated October 6, 2010 indicates that topographic constraints prohibited the installation of a 

detention system for the roadway improvements.  The report mentions runoff from the proposed 

Division Street Parking Lot shall be over-detained to account for the un-detained areas of Penn Lane.  

The Penn Lane improvements project was completed in 2011. 

The remainder of the currently developed PWF site drains to the east to two streams in another WQRA 

east of Trillium Lake Drive.  Runoff from portions of the main hospital building’s roof as well as from the 

parking areas in the south and east portions of the site is routed through two separate underground 

detention tanks with flow control structures.  Downstream of the detention systems, 15-inch and 12-

inch culverts convey the flows across Trillium Park Drive in public facilities that discharge into the creeks 

on the east side of the road.     

An existing 10-inch main and 6-inch main exist in 16
th

 and 15
th

 Streets respectively just west of Division 

Street.  Division Street generally delineates the top of the drainage conveyance system heading to the 

west down 16
th

 and 15
th

 Streets.  These main lines would be used to convey stormwater runoff from the 

Phase 3 Medical Office Building Project on the west side of Division Street. 

(4) Easements 

Existing easements affecting the properties encompassing the Master Plan development area are shown 

on plan C2.3.  Known easements affecting the Master Plan development include storm drainage, 

sanitary sewer, water and other utilities as well as access and maintenance. 



 

Oregon City Municipal Code Section:  

 
17.65.050.B.1.f 

 

(3)  Public facilities impacts (sanitary sewer, water and stormwater management) both within the 

development boundary and on city.wide systems;  
 

Water 

Domestic Water 

The PWF Master Plan developments will create additional demand on the City’s public water system.  

The proposed Phase 2 building additions, expansions and remodels will either re-use existing building 

services or require new services.  The Phase 3 new Medical Office Buildings will require new domestic 

water services from existing public mains.  The exact demands and resulting service sizes will be 

determined during the Detailed Development Plan process for each project.  The City indicates in the 

Pre Application Conference Notes dated July 13, 2011 that a portion of the water system in Division 

Street has been upgraded but there is more to be completed.  City staff has indicated that the intent in 

the future is to extend the 10-inch main in Division Street from the south edge of PWF property to the 8-

inch main in Gilman Drive.  Further coordination with City staff has determined that no other public 

water utility improvements will be required for projects associated with this Master Plan and that these 

public improvements will be part of a currently unscheduled public works project.  Any work on water 

lines associated with the Master Plan development will be per the current City of Oregon City Public 

Works Water Standards Manual. 

Fire Protection 

New fire hydrants will be placed as required for each of the projects associated with this Master Plan.  

New fire protection service connections will be made and/or relocated as necessary to feed future 

building sprinkler systems.  The final location of the fire hydrants shall be approved by Clackamas 

County Fire Department and shall be evaluated by the Oregon Fire Code (OFC), Appendix C.  Fire flows 

shall meet the requirements listed under Appendix B of the OFC. 

Sanitary Sewer 

In general sanitary sewer flows generated from the projects associated with the PWF Master Plan 

development will either be routed to existing sanitary sewer laterals or require the installation of new 

sewer laterals connecting to existing public sanitary sewer mains.  New or relocated sewer laterals will 

be designed and installed per the current City of Oregon City Public Works Sanitary Sewer Design 

Standards.  Any existing private sewer laterals affected by the proposed construction will be re-routed 

as needed. 

As mentioned in the analysis of the existing sanitary sewer conditions, the PWF site area draining to the 

west was included in the 12
th

 Street Basin of the City of Oregon City Sanitary Sewer Master Plan dated 



 

December 2003.  For build out conditions in this basin, no future improvements were recommended in 

the Sanitary Sewer Master Plan.  The City has not indicated that specific public sanitary sewer 

improvements associated with this Master Plan development are required.  The City’s comments in the 

Pre Application Conference Notes dated July 13, 2011 indicate that a sanitary sewer master plan update 

is scheduled to be completed within the next couple of budget years.   

Stormwater Management  

In general, the strategy for managing stormwater for the projects associated with this Master Plan will 

include both utilizing existing facilities and installing new facilities.  City staff mentioned in the Pre 

Application meeting that an update to the current drainage standards with a focus on LID design 

techniques will be released soon.  PWF’s goal is to implement low impact development (LID) techniques 

when possible.  Stormwater infrastructure will be designed using the most current City of Oregon City 

Public Works Stormwater and Grading Design Standards at the time of permitting. 

The projects associated with Phases 1 and 3 are isolated properties with their own associated 

stormwater management facilities.  Phase 2 projects are located on the main hospital site and will use 

existing stormwater management facilities when possible.  The goal for managing stormwater for all 

phases is to limit impacts to downstream public stormwater infrastructure and Water Quality Resource 

Areas (WQRA) including streams, creeks and rivers.  Below is a brief discussion on stormwater impacts 

from each phase.   

Phase 1 – Division Street Parking Lot 

Stormwater management for this project is shown in the Detailed Development Plan concurrently 

submitted with this Master Plan.  In order to maximize parking space and provide future flexibility when 

designing the adjacent Phase 3 Medical Office Building, water quality will be provided by proprietary 

treatment devices and detention is provided in underground tanks.  Flows leaving the site will be 

conveyed to the public 12-inch storm main in Penn Lane before discharging to the tributary of Newell 

Creek in the existing WQRA.  Runoff from the existing paved portion of this site which is currently being 

detained in the detention pond on the south side of Davis Street will be rerouted to the proposed 

stormwater management facilities described above.  This will relieve the pond of flows from 

approximately 8,300 square feet of impervious area, thereby providing for a portion of the on-site Phase 

2 improvements. 

As mentioned in the existing conditions section, Providence encumbrances to over-detain runoff from 

this parking lot project to account for flow attenuation that was not provided for the recent Penn Lane 

Improvements.  PWF proposes to meet this requirement over the course of the full build out of the 

Master Plan development using excess capacity created in the existing detention pond or by over-sizing 

new detention systems required.  Because Penn Lane and the Phase 1 and 2 Master Plan areas drain to 

the same WQRA, the City indicated in the Pre-Application Meeting that the burden of over-detaining the 

entire Penn Lane Improvements project during the Division Street Parking Lot project is not required.  



 

Phase 2 – Hospital Additions and Remodels 

This Phase includes projects that are all located on the main hospital site, the majority of which drain to 

the existing detention pond.  The remainder of the site drains to two underground detention pipe 

systems in the eastern parking areas.  The projects associated with this phase will increase impervious 

area by approximately 23,540 square feet from existing conditions.  PWF plans to utilize the excess 

capacity in the existing detention pond created during Phase 1 to manage as much of this area as 

possible.  Additional detention facilities may be required as described below if modifications to the 

other existing, on-site detention facilities are not feasible.  Below is a more specific analysis of the 

individual projects included in Phase 2. 

It is anticipated that runoff from the New Front Entry and the Birthplace Expansion projects will be 

routed to and detained in the existing detention pond.   

Runoff from the Central Utility Plant and Outpatient Surgery Expansion projects will be routed to the 

existing detention tank systems on the east side of the site.  The existing flow control structures will be 

modified and/or additional storage capacity will be added to the tanks to accommodate the increase in-

flow rates.  If these modifications prove infeasible during detailed development design, new detention 

systems will be proposed per City standards.  

The Second Floor Patient Room and Pharmacy Remodel project and the Second Floor Shell Space Tenant 

Improvements will not increase or replace impervious area and will not be required to provide 

additional stormwater management facilities. 

New stormwater treatment (water quality) facilities will be provided per City standards for all new 

impervious areas created with each project in this Phase.  As mentioned elsewhere, these will be 

provided in the form of LID techniques wherever feasible. 

The City would like to explore possible retrofit options for the downstream conveyance of the existing 

detention pond.  During the design of the first Phase 2 project with area tributary to the pond, 

additional coordination will be required with the City.   

Phase 3 – Medical Office Buildings 

In general, new, stand-alone stormwater management facilities will be designed and installed per 

current City standards for these projects.   
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Date: July 23, 2015 Project #: 19072 

To: Christine McKinley and Russ Reinhard, Providence Health & Services  
Josh Kolberg, PKA Architects 
Stefanie Slyman, Harper Houf Peterson Righellis Inc. 

From: Julia Kuhn, P.E., Conor Semler, AICP, and Elizabeth Gordon 

Project: Providence Willamette Falls 

Subject: Transportation Impact Analysis for the Proposed Zone Change and Comprehensive Plan 
Amendment 

 

Providence Health & Services (herein referred to as “Providence”) is proposing a Master Plan Boundary 

Change for its Willamette Falls Medical Center. At the same time, they are proposing a Comprehensive 

Plan Amendment and Zone Change for two of the properties within the boundary. These parcels are 

located to the west of Division Street between 15th Street and 16th Street, and total 22,500 square feet 

in size. The change in zoning of these properties will enable the provision of off-street parking to 

support the medical office building contemplated as part of Phase 3 of the Master Plan on the adjacent 

property. The property in which the medical office building would be constructed is already contained 

within the existing Master Plan boundary and is zoned appropriately for its use.  

Today, these subject parcels are zoned R-6 – Single Family Dwelling District. Providence would like to 

rezone these parcels to MUE – Mixed Use Employment District. Title 17 of Oregon City’s Municipal 

Code identifies the permitted uses and dimensional standards allowed under each zoning designation. 

Per Chapter 17.12, R-6 zoning enables the development of single family homes with a minimum lot size 

of 6,000 square feet. With these provisions, a reasonable worse case development under the R-6 

zoning would enable three single family homes to be developed (assuming 22,500 square feet of 

property and minimum lot size of 6,000 square feet). 

Per Chapter 17.31, MUE allows for a variety of office uses, including hospital and medical office 

building. The minimum floor area ratio is 0.25, which would enable an approximately 6,000 square foot 

office building. As noted above, Providence would like to use these properties to supply off-street 

parking for a future medical office building adjacent to Division Street but not for an actual building. 

However, for the purposes of addressing Oregon’s Transportation Planning Rule (TPR), as defined in 

Oregon Administrative Rule (OAR) 660-012-0060, a traffic analysis is required to demonstrate whether 

the zone change could result in a significant impact on the transportation system. This memorandum 

presents the results of the TPR analysis. 
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The results of this study indicate that the proposed zone change and Comprehensive Plan Amendment 

are consistent with the requirements of the TPR and applicable Oregon City transportation-related 

approval criteria. No mitigation measures or changes to the transportation standards are needed to 

support the proposed zone change and Comprehensive Plan amendment. 

Additional details of the study methodology and findings are provided within this report. 

SCOPE OF THE REPORT 

This report presents the transportation-related impacts associated with the proposed zone change and 

Comprehensive Plan Amendment and was prepared in accordance with Oregon City’s requirements for 

a traffic impact study and the TPR (OAR 660-012-0060).  

The study intersection and scope of work for this project were developed in coordination with City 

staff. As part of the study, operational analyses were performed at the intersection of 15th Street and 

Division Street. 

This report evaluates the following transportation scenarios: 

 Year 2015 existing traffic conditions at the study intersection during the weekday AM and 

PM peak periods; 

 Year 2035 existing zoning traffic conditions at the study intersection during the weekday 

AM and PM peak periods; and, 

 Year 2035 proposed zoning traffic conditions at the study intersection during the weekday 

AM and PM peak periods. 

EXISTING CONDITIONS 

The existing conditions analysis identifies the site conditions and the current physical and operational 

characteristics of the transportation facilities and services within the study area. These conditions will 

be compared with future conditions later in this report. 

SITE CONDITIONS AND ADJACENT LAND USES 

The parcels that comprise the site are located to the west of Division Street between 15th Street and 

16th Street and are a total 22,500 square feet in size. The site is currently occupied by two single-family 

residential homes. Adjacent land uses include a mix of residential and medical uses. Figure 1 illustrates 

the site vicinity. 
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TRANSPORTATION FACILITIES 

Table 1 summarizes the characteristics of the existing transportation facilities in the study area. 

Table 1: Existing Transportation Facilities 

Roadway 
Functional 

Classification 
Number of 

Lanes 
Posted  

Speed (mph1) Sidewalks Bicycle Lanes 
On-Street 

Parking 

Division Street Collector 2 25 Partial No Yes 

15th Street Collector 2 25 Yes No Yes 

16th Street Local  2 25  yes No Yes 

1mph represents miles per hour 

Figure 2 illustrates the existing lane configurations and traffic control devices at the study intersection. 

Pedestrian Facilities 

Sidewalks are present on both sides of 15th and 16th Streets and are partially complete on Division 

Street. If the property is redeveloped in the future, sidewalks will be provided along all site frontages 

consistent with Oregon City street design standards. 

Bicycle Facilities 

There are no on-street bicycle facilities within the study area. Future site frontage improvements will 

include bike lanes along 15th Street and Division Street, consistent with Oregon City street design 

standards. 

Transit Facilities 

Trimet operates Route 32 – Oatfield on Division Street and 16th Street. During the weekday AM and PM 

peak periods, Bus 32 provides service between Clackamas Community College and Portland City Center. 

Outside of the weekday AM and PM peak periods, the route runs from Milwaukie City Center to 

Clackamas Community College. Weekday service runs from 7:00 AM to 7:00 PM. Saturday service runs 

between Oregon City Transit Center and Clackamas Community College hourly between 10:00 AM and 

5:00 PM. Service is not provided on Sundays.  The nearest bus stops are located at the 15th 

Street/Division Street intersection for southbound buses on Division Street and at the 14th 

Street/Division Street intersection for northbound buses. 

TRAFFIC VOLUMES AND PEAK HOUR OPERATIONS 

Manual turning movement counts were conducted at the study intersection in June 2015 on a mid-

week day. Figure 2 provides a summary of the measured year 2015 traffic volumes. Attachment “A” 

contains the traffic count worksheets used in this study. 
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Current Levels of Service 

All level-of-service analyses described in this report were performed in accordance with the procedures 

stated in the 2010 Highway Capacity Manual. A description of level of service and the criteria by which 

it is determined is presented in Attachment “B”. Attachment “B” also indicates how level of service 

(LOS) is measured and what is generally considered an acceptable range. 

Per Oregon City’s Transportation System Plan, the applicable mobility standard for unsignalized 

intersection operations during the peak hour is: 

“All movements serving more than 20 vehicles shall be maintained at LOS “E” or better. LOS “F” will be 

tolerated at movements serving no more than 20 vehicles during the peak hour.” 

All intersection level-of-service evaluations used the traffic volumes from the AM and PM peak hours, 

adjusted with a peak hour factor so that the analysis reflects a reasonable worst-case scenario. For this 

reason, the analysis reflects conditions that are only likely to occur for 15 minutes out of each average 

peak hour. The transportation system will likely operate under conditions better than those described 

in this report during all other time periods. 

Figure 2 summarizes the level-of-service analysis results for the study intersection under existing traffic 

conditions. As shown, the study intersection currently meets the City’s LOS “E” standard during the 

weekday AM and PM peak hours. Attachment “C” includes the existing traffic conditions level-of-service 

analysis worksheets. 

TRANSPORTATION PLANNING RULE ANALYSIS 

Per Oregon Administrative Rule 660-012-0060, also known as the Transportation Planning Rule (TPR), a 

zone change and Comprehensive Plan amendment must not create an unmitigated significant effect on 

an existing or planned transportation system. If a significant effect is expected to occur, it must be 

mitigated within the planning horizon. The City of Oregon City Transportation System Plan (TSP) 

planning horizon is year 2035. Therefore, in order to determine if there is a significant effect, the 

following analyses were conducted: 

 Year 2035 existing zoning traffic conditions (assuming development of the property under 

the existing zoning and comprehensive plan designations) at the study intersection during 

the weekday AM and PM peak periods; and, 

 Year 2035 proposed zoning traffic conditions (assuming a reasonable worst case 

development scenario under the proposed zoning and comprehensive plan designations) at 

the study intersection during the weekday AM and PM peak periods. 
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LAND USE SCENARIO DEVELOPMENT 

As indicated previously, these subject parcels are currently zoned R-6 – Single Family Dwelling District. 

Providence would like to rezone these parcels to MUE – Mixed Use Employment District.  

Existing Zoning and Comprehensive Plan Designation 

Title 17 of Oregon City’s Municipal Code identifies the permitted uses and dimensional standards 

allowed under each zoning designation. Per Chapter 17.12, R-6 zoning enables the development of 

single family homes with a minimum lot size of 6,000 square feet. With these provisions, a reasonable 

worse case development under the R-6 zoning would enable three single family homes to be developed 

(assuming 22,500 square feet of property and minimum lot size of 6,000 square feet). 

Proposed Zoning and Comprehensive Plan Designation 

The proposed MUE zoning allows for a variety of office uses, including hospital and medical office 

building. The minimum floor area ratio is 0.25, which would enable an approximately 6,000 square foot 

office building. As noted above, Providence would like to use these properties to supply off-street 

parking for a future medical office building adjacent to Division Street but not for an actual building. 

However, for the purposes of addressing the TPR, a traffic analysis is required to demonstrate whether 

buildout of the property consistent with the proposed zoning would result in a significant effect on the 

transportation system.  

Trip Generation 

A trip generation estimate was prepared for the existing and proposed designations based on 

information provided in the standard reference manual, Trip Generation, 9th Edition, published by the 

Institute of Transportation Engineers. ITE land use code 210 (Single Family Homes) was used to reflect 

the existing R-6 designation while ITE land use code 720 (Medical Office Building) was used to reflect 

the proposed MUE designation. Table 2 summarizes the daily, weekday AM, and weekday PM peak 

hour trips associated with both designations. 

Table 2: Trip Generation Comparison 

Land Use ITE Code Size 
Total Daily 

Trips 

Weekday AM Peak Hour Weekday PM Peak Hour 

Total Trips In Out Total Trips In Out 

Existing Zoning - 
Single Family 

Homes  
210 3 homes 28 2 1 1 3 2 1 

Proposed 
Zoning - Medical 
Office Building 

720 
6,000 

square feet 
216 14 11 3 21 6 15 

Proposed Zoning – Existing Zoning  +188 +12 +10 +2 +18 +4 +14 
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YEAR 2035 EXISTING ZONING TRAFFIC CONDITIONS 

The existing zoning analysis forecasts how the study area’s transportation system will operate in 2035 

assuming development of the property consistent with the residential zoning and comprehensive plan 

designations. 

Traffic Volumes 

The year 2035 traffic volumes were developed by applying a growth rate of 0.5% per year to existing 

traffic volumes and adding the number of additional trips expected from the approved Master Plan for 

Providence Willamette Falls Medical Center. In addition, the residential trips shown in Table 2 were 

added to account for the buildout of the site under the existing zoning.  

Given the site fronts on 16th Street and applying a distribution of 30 percent to the south and 70 

percent to the northeast/northwest, only 30 percent of the potential site trips would travel through the 

15th Street/Division Street intersection under either zoning scenario.  

Intersection Operations 

As shown in Figure 3, the study intersection is forecast to continue to operate acceptably under the 

existing zoning scenario. Attachment “D” includes the horizon year 2035 existing zoning traffic 

conditions level-of-service analysis worksheets. 

YEAR 2035 PROPOSED ZONING TRAFFIC CONDITIONS 

The proposed zoning analysis forecasts how the study intersection will operate assuming a reasonable 

worst case development under the proposed zone change and Comprehensive Plan Amendment. The 

medical office building trips shown in Table 2 were distributed onto the study area roadway system 

based on forecast travel patterns identified in the Providence Willamette Falls Medical Center Master 

Plan. 

Figure 3 illustrates the future traffic conditions under both the existing and proposed zoning. It 

illustrates the trip distribution pattern along with the assignment of the proposed zoning trips at the 

study intersection. The horizon year 2035 existing zoning traffic volumes were added to the net new 

trips shown to arrive at the year 2035 proposed zoning traffic volumes. 

Intersection Operations 

As shown in Figure 3, the study intersection is forecast to continue to operate acceptably assuming the 

buildout of the property consistent with the proposed zone change and Comprehensive Plan 

amendment. As such, the proposed amendments do not create a significant effect on the 

transportation system as defined by the TPR. Attachment “E” includes the year 2035 proposed zoning 

traffic conditions level-of-service analysis worksheets. 
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POLICY REVIEW 

Approval of the Comprehensive Plan Amendment is dependent on meeting the criteria outlined in the 

Transportation Planning Rule (TPR). Table 3 summarizes the criteria identified in the TPR and their 

applicability to the proposed zone change and Comprehensive Plan Amendment. 

Table 3: TPR Criteria 

Section  Criteria Applicable? 

1 Describes how to determine if a proposed land use action results in a significant impact. Yes 

2 Describes measures for complying with Criteria #1 where a significant impact is determined. No 

3 
Describes measures for complying with Criteria #1 and #2 without assuring that the allowed land 
uses are consistent with the function, capacity and performance standards of the facility 

No 

4 Determinations under Criteria #1, #2, and #3 are coordinated with other local agencies. No 

5 
Indicates that the presence of a transportation facility shall not be the basis for an exception to 
allow development on rural lands. 

No 

6 Indicates that local agencies should credit developments that provide a reduction in trips. No 

7 Outlines requirements for a local street plan, access management plan, or future street plan. No 

8 Defines a mixed-use, pedestrian-friendly neighborhood No 

9 Indicates that there is not a significant affect if the proposed zoning is consistent with existing plans No 

10 Defines a multi-modal mixed-use area (MMA) and the requirements that support it. No 

11 Encourages establishment of traded-sector jobs No 

 

As noted in Table 3, there is one criterion that applies to the proposed zone change and Comprehensive 

Plan Amendment. The criterion is provided below in italics with our response shown in standard font. 

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation (including 

a zoning map) would significantly affect an existing or planned transportation facility, then the local government 

must put in place measures as provided in section (2) of this rule, unless the amendment is allowed under section 

(3), (9) or (10) of this rule. A plan or land use regulation amendment significantly affects a transportation facility if 

it would: 

(a) Change the functional classification of an existing or planned transportation facility (exclusive of correction 

of map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or 

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on projected 

conditions measured at the end of the planning period identified in the adopted TSP. As part of evaluating 

projected conditions, the amount of traffic projected to be generated within the area of the amendment may 

be reduced if the amendment includes an enforceable, ongoing requirement that would demonstrably limit 

traffic generation, including, but not limited to, transportation demand management. This reduction may 

diminish or completely eliminate the significant effect of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional classification of an existing 

or planned transportation facility; 
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(B) Degrade the performance of an existing or planned transportation facility such that it would not meet 

the performance standards identified in the TSP or comprehensive plan; or 

(C) Degrade the performance of an existing or planned transportation facility that is otherwise projected 

to not meet the performance standards identified in the TSP or comprehensive plan. 

Response: Per the analysis described above, the study intersection is forecast to meet Oregon City’s 

operational standards with and without the proposed zone change and Comprehensive Plan 

Amendment during the weekday AM and PM peak hours, and therefore there is no significant effect. 

Further, the proposed zone change is consistent with the existing functional classifications of the 

adjacent street system and adopted standards; no changes to the standards are required as part of the 

proposed amendments. 

CONCLUSION 

The results of this study indicate that the proposed zone change and Comprehensive Plan Amendment 

are consistent with the requirements of the Transportation Planning Rule and applicable City standards. 

The key findings of this analysis are summarized below. 

FINDINGS 

 The study intersection operates acceptably during the weekday AM and PM peak hours 

under all scenarios analyzed. 

 Buildout of the property consistent with the zoning designations could result in a net 

increase of 188 daily trips, including 12 trips (10 inbound, 2 outbound) during the weekday 

AM peak hour and 18 trips (4 inbound, 14 outbound) during the weekday PM peak hour. 

 The proposed zone change and Comprehensive Plan amendment is not anticipated to result 

in a significant effect on the transportation system, as defined by Oregon’s Transportation 

Planning Rule. 

 No mitigation measures or changes to the transportation standards are needed to support 

the proposed zone change and Comprehensive Plan amendment. 

Please let us know if you need any additional information or have any questions about the analysis 

presented herein. 

  



Providence Willamette Falls Project #: 19072.0 
July 23, 2015 Page 12 

Kittelson & Associates, Inc.  Portland, Oregon 

ATTACHMENTS  

A. Traffic Counts 

B. Description of Level of Service 

C. Existing Traffic Conditions 

D. Horizon Year 2035 Existing Zoning Traffic Conditions 

E. Horizon Year 2035 Proposed Zoning Traffic Conditions 

 



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 7/20/2015 12:59 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: Division St -- 15th St/Providence Dwy QC JOB #: 13432701
CITY/STATE: Oregon City, OR DATE: Tue, Jun 30 2015

5-Min Count
Period

Beginning At

Division St
(Northbound)

Division St
(Southbound)

15th St/Providence Dwy
(Eastbound)

15th St/Providence Dwy
(Westbound)

Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 3 4 0 0 1 2 3 0 4 2 4 0 0 0 0 0 23
7:05 AM 6 8 1 0 0 1 0 0 3 1 0 0 0 0 1 0 21
7:10 AM 4 9 0 0 0 5 3 0 1 0 3 0 0 0 0 0 25
7:15 AM 2 3 1 0 1 7 2 0 4 2 3 0 0 1 1 0 27
7:20 AM 3 8 1 0 2 6 0 0 3 0 4 0 0 1 1 0 29
7:25 AM 0 7 1 0 1 7 3 0 3 0 4 0 0 0 1 0 27
7:30 AM 1 6 0 0 0 6 0 0 6 1 8 0 1 0 0 0 29

 

7:35 AM 3 14 1 0 0 5 0 0 4 0 3 0 2 0 2 0 34
7:40 AM 8 10 0 0 3 7 1 0 4 1 3 0 0 2 0 0 39

 

7:45 AM 3 10 2 0 1 6 1 0 10 1 2 0 0 1 1 0 38
7:50 AM 3 13 4 0 0 11 2 0 4 1 7 0 0 0 0 0 45
7:55 AM 3 11 0 0 2 9 2 0 8 2 3 0 1 1 0 0 42 379
8:00 AM 5 5 2 0 1 6 0 0 7 2 6 0 1 1 0 0 36 392
8:05 AM 2 9 1 0 2 6 2 0 7 1 3 0 0 0 0 0 33 404
8:10 AM 5 4 0 0 0 2 2 0 7 1 6 0 0 0 0 0 27 406
8:15 AM 2 11 2 0 0 5 0 0 5 0 2 0 0 0 2 0 29 408
8:20 AM 3 6 1 0 0 3 3 0 8 1 5 0 0 0 0 0 30 409
8:25 AM 4 11 1 0 1 4 0 0 3 0 4 0 1 1 0 0 30 412
8:30 AM 4 8 1 0 1 7 2 0 5 0 4 0 1 0 1 0 34 417
8:35 AM 5 11 0 0 0 6 4 0 1 1 2 0 0 0 2 0 32 415
8:40 AM 1 9 1 0 0 7 1 0 6 0 3 0 2 0 1 0 31 407
8:45 AM 3 10 1 0 1 9 6 0 1 3 5 0 1 0 3 0 43 412
8:50 AM 4 9 2 0 3 6 3 0 6 0 2 0 1 1 1 0 38 405
8:55 AM 2 12 1 0 0 10 1 0 5 2 6 0 0 0 0 0 39 402

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 36 136 24 0 12 104 20 0 88 16 48 0 4 8 4 0 500
Heavy Trucks 0 12 0 0 4 0 0 0 4 0 0 0 20
Pedestrians 16 4 0 16 36

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Railroad

Stopped Buses

Comments:

Peak-Hour: 7:35 AM -- 8:35 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

45 112 15

117115

72

10

48 6

6

6

172

97

130

18

190

125

36

66

0.83

4.4 7.1 0.0

0.04.20.0

1.4

0.0

8.3 0.0

0.0

0.0

5.8

3.1

3.8

0.0

4.7

5.6

0.0

3.0

12

2

2 8

0 0 0

000

0

0

0 0

0

0

NA

NA

NA NA

NA

NA

NA NA



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 7/20/2015 12:59 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: Division St -- 15th St/Providence Dwy QC JOB #: 13432702
CITY/STATE: Oregon City, OR DATE: Tue, Jun 30 2015

5-Min Count
Period

Beginning At

Division St
(Northbound)

Division St
(Southbound)

15th St/Providence Dwy
(Eastbound)

15th St/Providence Dwy
(Westbound)

Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 3 5 1 0 0 8 4 0 2 1 6 0 1 1 1 0 33
4:05 PM 13 8 1 0 0 9 7 0 2 1 4 0 0 1 0 0 46
4:10 PM 3 11 0 0 2 9 5 0 3 0 5 0 0 3 1 0 42
4:15 PM 8 8 0 0 0 11 3 0 2 0 4 0 2 0 0 0 38

 

 

4:20 PM 11 12 1 0 1 11 11 0 4 0 4 0 2 1 2 0 60
4:25 PM 4 17 0 0 0 13 4 0 1 1 3 0 0 1 0 0 44
4:30 PM 7 8 0 0 2 16 9 0 1 0 6 0 0 0 2 0 51
4:35 PM 2 11 1 0 1 11 8 0 1 0 4 0 0 0 2 0 41
4:40 PM 5 10 0 0 0 14 3 0 0 0 7 0 0 0 0 0 39
4:45 PM 1 9 0 0 0 15 1 0 2 0 2 0 1 0 1 0 32
4:50 PM 4 5 2 0 1 17 7 0 4 0 1 0 0 2 0 0 43
4:55 PM 5 9 0 0 0 11 1 0 1 0 7 0 1 0 0 0 35 504
5:00 PM 3 11 0 0 0 12 10 0 0 0 4 0 1 0 0 0 41 512
5:05 PM 7 14 1 0 0 17 6 0 0 1 3 0 1 1 0 0 51 517
5:10 PM 5 9 0 0 0 11 9 0 1 0 2 0 0 1 1 0 39 514
5:15 PM 3 9 1 0 1 12 5 0 1 0 7 0 2 0 2 0 43 519
5:20 PM 5 12 0 0 1 15 2 0 1 0 4 0 0 0 0 0 40 499
5:25 PM 2 9 1 0 0 13 2 0 0 1 2 0 2 0 1 0 33 488
5:30 PM 7 2 0 0 0 9 4 0 0 0 1 0 0 1 0 0 24 461
5:35 PM 5 11 2 0 2 10 8 0 1 2 5 0 0 1 0 0 47 467
5:40 PM 4 6 1 0 0 12 5 0 2 0 3 0 0 0 1 0 34 462
5:45 PM 3 6 1 0 0 10 4 0 1 0 4 0 3 0 1 0 33 463
5:50 PM 2 8 1 0 0 16 2 0 0 0 5 0 1 0 0 0 35 455
5:55 PM 2 5 0 0 0 5 2 0 1 1 2 0 0 2 1 0 21 441

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 88 148 4 0 12 160 96 0 24 4 52 0 8 8 16 0 620
Heavy Trucks 0 4 0 0 0 0 0 0 0 0 0 0 4
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Railroad

Stopped Buses

Comments:

Peak-Hour: 4:20 PM -- 5:20 PM
Peak 15-Min: 4:20 PM -- 4:35 PM

57 124 6

616074

16

2

50 8

6

10

187

240

68

24

150

218

14

137

0.84

0.0 3.2 0.0

0.01.30.0

0.0

0.0

2.0 0.0

0.0

0.0

2.1

0.8

1.5

0.0

2.7

1.4

0.0

0.0

2

2

0 2

0 0 0

000

0

0

0 0

0

0

NA

NA

NA NA

NA

NA

NA NA



 

 

Attachment B Description of Level-of-
Service 

  



Providence Willamette Falls Project #: 19072.0 
July 23, 2015 Page 1 

Kittelson & Associates, Inc.  Portland, Oregon 

DESCRIPTION OF LEVEL-OF-SERVICE 

Level of service (LOS) is a concept developed to quantify the degree of comfort (including such 

elements as travel time, number of stops, total amount of stopped delay, and impediments caused by 

other vehicles) afforded to drivers as they travel through an intersection or roadway segment. Six 

grades are used to denote the various level of service from “A” to “F”.1 

Signalized Intersections 

The six level-of-service grades are described qualitatively for signalized intersections in Table B1. 

Additionally, Table B2 identifies the relationship between level of service and average control delay per 

vehicle. Control delay is defined to include initial deceleration delay, queue move-up time, stopped 

delay, and final acceleration delay. Using this definition, Level of Service “D” is generally considered to 

represent the minimum acceptable design standard. 

Table B1: Level-of-Service Definitions (Signalized Intersections) 

Level of 
Service 

 
Average Delay per Vehicle 

A 
Very low average control delay, less than 10 seconds per vehicle. This occurs when progression is extremely favorable, and most 
vehicles arrive during the green phase. Most vehicles do not stop at all. Short cycle lengths may also contribute to low delay. 

B 
Average control delay is greater than 10 seconds per vehicle and less than or equal to 20 seconds per vehicle. This generally 
occurs with good progression and/or short cycle lengths. More vehicles stop than for a level of service A, causing higher levels of 
average delay. 

C 
Average control delay is greater than 20 seconds per vehicle and less than or equal to 35 seconds per vehicle. These higher 
delays may result from fair progression and/or longer cycle lengths. Individual cycle failures may begin to appear at this level. 
The number of vehicles stopping is significant at this level, although many still pass through the intersection without stopping. 

D 

Average control delay is greater than 35 seconds per vehicle and less than or equal to 55 seconds per vehicle. The influence of 
congestion becomes more noticeable. Longer delays may result from some combination of unfavorable progression, long cycle 
length, or high volume/capacity ratios. Many vehicles stop, and the proportion of vehicles not stopping declines. Individual cycle 
failures are noticeable. 

E 
Average control delay is greater than 55 seconds per vehicle and less than or equal to 80 seconds per vehicle. This is usually 
considered to be the limit of acceptable delay. These high delay values generally (but not always) indicate poor progression, long 
cycle lengths, and high volume/capacity ratios. Individual cycle failures are frequent occurrences. 

F 
Average control delay is in excess of 80 seconds per vehicle. This is considered to be unacceptable to most drivers. This condition 
often occurs with oversaturation. It may also occur at high volume/capacity ratios below 1.0 with many individual cycle failures. 
Poor progression and long cycle lengths may also contribute to such high delay values. 

1 Most of the material in this appendix is adapted from the Transportation Research Board, Highway Capacity Manual, (2000). 

Table B2: Level-of-Service Criteria for Signalized Intersections 

Level of 
Service Average Control Delay per Vehicle (Seconds) 

A <10.0 

B >10 and 20 

C >20 and 35 

D >35 and 55 

E >55 and 80 

F >80 
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Unsignalized Intersections 

Unsignalized intersections include two-way stop-controlled (TWSC) and all-way stop-controlled (AWSC) 

intersections. The 2000 Highway Capacity Manual (HCM) provides models for estimating control delay 

at both TWSC and AWSC intersections. A qualitative description of the various service levels associated 

with an unsignalized intersection is presented in Table B3. A quantitative definition of level of service 

for unsignalized intersections is presented in Table B4. Using this definition, Level of Service “E” is 

generally considered to represent the minimum acceptable design standard. 

Table B3: Level-of-Service Criteria for Unsignalized Intersections 

Level of 
Service 

 
Average Delay per Vehicle to Minor Street 

A 
 Nearly all drivers find freedom of operation. 

 Very seldom is there more than one vehicle in queue. 

B 
 Some drivers begin to consider the delay an inconvenience. 

 Occasionally there is more than one vehicle in queue. 

C 
 Many times there is more than one vehicle in queue. 

 Most drivers feel restricted, but not objectionably so. 

D 
 Often there is more than one vehicle in queue. 

 Drivers feel quite restricted. 

E 

 Represents a condition in which the demand is near or equal to the probable maximum number of vehicles that can be 
accommodated by the movement.  

 There is almost always more than one vehicle in queue. 

 Drivers find the delays approaching intolerable levels. 

F 
 Forced flow. 

 Represents an intersection failure condition that is caused by geometric and/or operational constraints external to the 
intersection. 

Table B4: Level-of-Service Criteria for Unsignalized Intersections 

Level of Service Average Control Delay per Vehicle (Seconds) 

A <10.0 

B >10.0 and  15.0 

C >15.0 and  25.0 

D >25.0 and  35.0 

E >35.0 and  50.0 

F >50.0 

 

It should be noted that the level-of-service criteria for unsignalized intersections are somewhat 

different than the criteria used for signalized intersections. The primary reason for this difference is 

that drivers expect different levels of performance from different kinds of transportation facilities. The 

expectation is that a signalized intersection is designed to carry higher traffic volumes than an 

unsignalized intersection. Additionally, there are a number of driver behavior considerations that 

combine to make delays at signalized intersections less galling than at unsignalized intersections. For 

example, drivers at signalized intersections are able to relax during the red interval, while drivers on the 

minor street approaches to TWSC intersections must remain attentive to the task of identifying 
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acceptable gaps and vehicle conflicts. Also, there is often much more variability in the amount of delay 

experienced by individual drivers at unsignalized intersections than signalized intersections. For these 

reasons, it is considered that the control delay threshold for any given level of service is less for an 

unsignalized intersection than for a signalized intersection. While overall intersection level of service is 

calculated for AWSC intersections, level of service is only calculated for the minor approaches and the 

major street left-turn movements at TWSC intersections. No delay is assumed to the major street 

through movements. For TWSC intersections, the overall intersection level of service remains 

undefined: level of service is only calculated for each minor street lane. 

In the performance evaluation of TWSC intersections, it is important to consider other measures of 

effectiveness (MOEs) in addition to delay, such as v/c ratios for individual movements, average queue 

lengths, and 95th-percentile queue lengths. By focusing on a single MOE for the worst movement only, 

such as delay for the minor-street left-turn, users may make inappropriate traffic control decisions. The 

potential for making such inappropriate decisions is likely to be particularly pronounced when the HCM 

level-of-service thresholds are adopted as legal standards, as is the case in many public agencies. 

 



 

 

Attachment C Existing Traffic Conditions



Existing Traffic Conditions Weekday AM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 72 10 48 6 6 6 45 112 15 11 71 15

Future Volume (vph) 72 10 48 6 6 6 45 112 15 11 71 15

Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83

Hourly flow rate (vph) 87 12 58 7 7 7 54 135 18 13 86 18

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 157 21 207 117

Volume Left (vph) 87 7 54 13

Volume Right (vph) 58 7 18 18

Hadj (s) -0.05 -0.13 0.10 -0.02

Departure Headway (s) 4.6 4.7 4.6 4.6

Degree Utilization, x 0.20 0.03 0.26 0.15

Capacity (veh/h) 721 690 754 743

Control Delay (s) 8.8 7.9 9.2 8.4

Approach Delay (s) 8.8 7.9 9.2 8.4

Approach LOS A A A A

Intersection Summary

Delay 8.8

Level of Service A

Intersection Capacity Utilization 35.1% ICU Level of Service A

Analysis Period (min) 15



Existing Traffic Conditions Weekday PM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 16 2 50 8 6 10 57 124 6 6 160 74

Future Volume (vph) 16 2 50 8 6 10 57 124 6 6 160 74

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Hourly flow rate (vph) 19 2 60 10 7 12 68 148 7 7 190 88

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 81 29 223 285

Volume Left (vph) 19 10 68 7

Volume Right (vph) 60 12 7 88

Hadj (s) -0.37 -0.18 0.08 -0.17

Departure Headway (s) 4.7 5.0 4.6 4.3

Degree Utilization, x 0.11 0.04 0.28 0.34

Capacity (veh/h) 685 639 761 813

Control Delay (s) 8.3 8.2 9.3 9.4

Approach Delay (s) 8.3 8.2 9.3 9.4

Approach LOS A A A A

Intersection Summary

Delay 9.2

Level of Service A

Intersection Capacity Utilization 38.1% ICU Level of Service A

Analysis Period (min) 15



 

 

Attachment D Horizon Year 2035 Existing 
Zoning Traffic Conditions



No Build Traffic Conditions Weekday AM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 91 18 60 9 9 8 52 134 24 16 81 20

Future Volume (vph) 91 18 60 9 9 8 52 134 24 16 81 20

Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83

Hourly flow rate (vph) 110 22 72 11 11 10 63 161 29 19 98 24

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 204 32 253 141

Volume Left (vph) 110 11 63 19

Volume Right (vph) 72 10 29 24

Hadj (s) -0.05 -0.12 0.07 -0.03

Departure Headway (s) 4.9 5.0 4.8 4.8

Degree Utilization, x 0.28 0.04 0.33 0.19

Capacity (veh/h) 687 635 721 700

Control Delay (s) 9.7 8.3 10.1 8.9

Approach Delay (s) 9.7 8.3 10.1 8.9

Approach LOS A A B A

Intersection Summary

Delay 9.6

Level of Service A

Intersection Capacity Utilization 40.2% ICU Level of Service A

Analysis Period (min) 15



No Build Traffic Conditions Weekday PM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 22 5 57 16 14 15 70 140 10 8 187 94

Future Volume (vph) 22 5 57 16 14 15 70 140 10 8 187 94

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Hourly flow rate (vph) 26 6 68 19 17 18 83 167 12 10 223 112

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 100 54 262 345

Volume Left (vph) 26 19 83 10

Volume Right (vph) 68 18 12 112

Hadj (s) -0.33 -0.13 0.07 -0.18

Departure Headway (s) 5.1 5.3 4.8 4.5

Degree Utilization, x 0.14 0.08 0.35 0.43

Capacity (veh/h) 629 585 721 774

Control Delay (s) 8.9 8.8 10.3 10.7

Approach Delay (s) 8.9 8.8 10.3 10.7

Approach LOS A A B B

Intersection Summary

Delay 10.2

Level of Service B

Intersection Capacity Utilization 43.8% ICU Level of Service A

Analysis Period (min) 15



 

 

Attachment E Horizon Year 2035 Proposed 
Zoning Traffic Conditions 



Build Traffic Conditions Weekday AM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 91 18 60 9 9 8 52 137 24 16 82 20

Future Volume (vph) 91 18 60 9 9 8 52 137 24 16 82 20

Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83

Hourly flow rate (vph) 110 22 72 11 11 10 63 165 29 19 99 24

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 204 32 257 142

Volume Left (vph) 110 11 63 19

Volume Right (vph) 72 10 29 24

Hadj (s) -0.05 -0.12 0.07 -0.03

Departure Headway (s) 4.9 5.1 4.8 4.8

Degree Utilization, x 0.28 0.04 0.34 0.19

Capacity (veh/h) 685 633 720 699

Control Delay (s) 9.7 8.3 10.2 8.9

Approach Delay (s) 9.7 8.3 10.2 8.9

Approach LOS A A B A

Intersection Summary

Delay 9.7

Level of Service A

Intersection Capacity Utilization 40.4% ICU Level of Service A

Analysis Period (min) 15



Build Traffic Conditions Weekday PM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 22 5 57 16 14 15 70 141 10 8 191 94

Future Volume (vph) 22 5 57 16 14 15 70 141 10 8 191 94

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Hourly flow rate (vph) 26 6 68 19 17 18 83 168 12 10 227 112

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 100 54 263 349

Volume Left (vph) 26 19 83 10

Volume Right (vph) 68 18 12 112

Hadj (s) -0.33 -0.13 0.07 -0.18

Departure Headway (s) 5.1 5.4 4.8 4.5

Degree Utilization, x 0.14 0.08 0.35 0.43

Capacity (veh/h) 627 583 720 774

Control Delay (s) 8.9 8.8 10.3 10.8

Approach Delay (s) 8.9 8.8 10.3 10.8

Approach LOS A A B B

Intersection Summary

Delay 10.3

Level of Service B

Intersection Capacity Utilization 44.1% ICU Level of Service A

Analysis Period (min) 15
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NOTICE OF LAND USE DECISION 
DATE OF MAILING OF THE DECISION: March 1, 2012 

 
 

FILE NO.:   CP 11-01: Master Plan 

    DP 11-03: Detailed Development Plan           

NR 11-05: Natural Resource Overlay Exemption 

LL 11-07: Lot Line Adjustment                         

 

APPLICATION TYPE: Type III 

 

APPLICANT/ Providence Willamette Falls Medical Center 

OWNER: C/o Russell Reinhard 

 1500 Division Street 

Oregon City, Oregon 97045 

 

REPRESENTATIVE: Peterson Kolberg & Associates 

C/o Steve Kolberg 

6969 SW Hampton Street 

   Portland, Oregon 97223 

 

REQUEST: The applicant submitted a Concept (General) Development Plan, Detailed 

Development Plan, Lot Line Adjustment and Natural Resource Overlay District 

Exemption to analyze the build out of the Providence Willamette Falls Hospital over 

the next 10 years and construct a parking lot. 

 

LOCATION:  1500 Division Street, Oregon City, OR 97045 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 

2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600 

 Clackamas County Map 2-2E-32AA, TL 400 and  

 Clackamas County Map 2-2E-32AC, TL 101, 201 

 

DECISION:  Approval with Conditions. 

 

On February 27, 2012, after reviewing all of the evidence in the record and considering all of the arguments 

made by the applicant, opponents and interested parties, the Planning Commission concluded by a 5-0 vote 

that the applications would meet the requirements of each applicable section of the Oregon City Municipal 

Code as proposed by the applicant or with conditions adopted by the Commission.  Therefore, the Planning 

Commission adopts as their own the staff report with conditions and approves with conditions the 

application.   

 

The decision of the Planning Commission is final unless appealed to the City Commission within 

fourteen (14) days following the mailing of this notice.  Only persons who participated in the process, 

either through written comments or public testimony, may appeal this limited land use decision.  The request 

for a hearing shall be in writing.  The request for a hearing shall demonstrate how the party is aggrieved or 

how the proposal does not meet the applicable criteria.  The application, decision (including specific 
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conditions of approval), and supporting documents are available for inspection at the Oregon City Planning 

Division.  Copies of these documents are available (for a fee) upon request. 

 

 

A city-recognized neighborhood association with standing that is requesting an appeal fee waiver 

pursuant to 17.50.290(C) must officially approve the request through a vote of its general membership 

or board at a duly announced meeting prior to the filing of an appeal.   

 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE 

PLANNING DIVISION OFFICE AT (503) 722-3789. 

 

 

 

CONDITIONS OF APPROVAL 

CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, 

NR 11-05: Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment 

 

1. The applicant shall construct this development as proposed in this application and as required by the attached 

conditions of approval. 

2. Prior to issuance of the first Detailed Development Plan for Phase 3, the applicant shall submit documentation 

demonstrating that the master plan complies with the minimum floor area ratio of 0.25. (P) 

3. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a revised calculation demonstrating the master plan does not have more than eighty percent site 

coverage of buildings and parking lots.  (P) 

4. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1,  the applicant shall 

submit a revised calculation demonstrating compliance with the minimum landscaping standards in Chapter 

17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code. (P) 

5. The applicant shall install the following public improvements as required. 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, 

bike lane striping and markings, street lighting, and street trees.   

o Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax Lot 

1900 and 2000.  Construction of full depth pavement restoration from the northern end of the ED 

improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the opposing side.  

New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping and markings, street 

lighting, and street trees. 

o Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and Penn 

Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in Phase 1) 

and 10 feet on the opposing side.   

o Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet from 

centerline on the west side.  Construction of full depth pavement restoration between 15
th
 Street and 16

th
 

Street for a width of 26 feet on the western half and 10 feet on the opposing side (if not completed by 

other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, bike lane striping 

and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street dedication.  

Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and gutter, 4.5-foot 

planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing ADA ramp at southeast 

corner of Davis Road/Division Street. 

o Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant’s Engineer’s analysis/design (and 
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coordination with City’s Pavement Condition Index at time of design).  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with street trees, 5 

ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant’s engineer’s analysis/design (and 

coordination with City’s Pavement Condition Index at time of design) across the tax lot frontages for a 

width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the existing street 

lighting and install as necessary to meet current IES.  Installation of street trees in existing planter strip 

and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width of 

about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, street trees, 

and street lighting.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2 and 3 which would be constructed up to 10 years in the future.  A determination of the adequacy 

of the existing traffic infrastructure, the extent of the Providence Willamette Falls impacts, what improvements 

in the form of mitigation measures will be required, and/or the portion of the construction costs of those 

measures which should be borne by the Providence Willamette Falls, will be made at the time of consideration 

of the detailed development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained 

in the Regional Transportation Plan or Oregon City Transportation System Plan, whichever is most current, 

with cost estimates updated by applying a published construction cost index.  For projects already programmed 

for construction, the final project cost of most current cost estimates shall be utilized.  If the impacts cannot be 

adequately mitigated based on the standards in effect at the time of filing the detailed development application, 

the detailed development plan will be denied. (P and DS) 

6. The applicant is responsible for this project’s compliance with Engineering Policy 00-01. (DS) 

7. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

install a pedestrian accessway within or adjacent to the proposed parking lot which complies with the Oregon 

City Municipal Code and provides safe access to pedestrians walking from the northern portion of the parking 

lot south towards the main hospital facility.  (P) 

8. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing water 

lines for new future facilities as required by plumbing code. (DS) 

9. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing sanitary 

sewer for new future facilities as required by plumbing code. (DS) 

10. The applicant shall provide stormwater facilities as necessary for street improvements and facility construction.  

Downstream conveyance calculations/analysis shall be performed for all existing storm systems where the 

applicant’s new facilities increase the stormwater flow.  (DS) 

11. The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 Street 

exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the eastern end 

of the storm line as necessary.  (DS) 

12. During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to determine 

extent of stormwater detention and water quality that are required by the current code and implement 

appropriate Low Impact Design efforts. (DS) 

13. New fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review. (DS) 

14. The development proposal shall be reviewed for compliance with the Clackamas County Fire Department upon 

submittal of the Detailed Development Plan. (DS) 

15. In order to mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted 

without landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% 

to 12%.  The applicant may choose not to utilize the adjustment for a particular parking lot.  If a parking lot 
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does not utilize the adjustment and provides no more than eight contiguous parking spaces without an interior 

landscape strip, the applicant does not have to increase the minimum interior parking lot landscaping for that 

parking lot from 10% to 12%. (P) 

16. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a tree mitigation plan displaying the location of the 4 mitigation trees per OCMC Chapter 17.41.   (P) 

17. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation displaying compliance with the tree protection standards in OCMC Chapter 17.41.130 

of the Oregon City Municipal Code. (P) 

18. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient parking for the proposed development to demonstrate compliance with 

the number of parking spaces required in OCMC 17.52.020 and that all loss of existing parking due to 

nonconforming upgrades has been mitigated by installing an additional parking stall onsite.  Prior to issuance 

of permits associated with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the 

Providence Willamette Falls campus associated with the Master Plan complies with the with the number of 

parking spaces required in OCMC 17.52.020.  (P) 

19. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation indicating the minimum required parking spaces shall be available for the parking of 

operable passenger automobiles of residents, customers, patrons and employees only, and shall not be used for 

storage of vehicles or materials or for the parking of trucks used in conducting the business or use. (P) 

20. Prior to issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

submit sufficient documentation to demonstrate the subject site complies with the carpool and vanpool parking 

standards in OCMC Chapter 17.52.030.E.  (P) 

21. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient bicycle parking for the proposed development to demonstrate 

compliance OCMC 17.52.040.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with the 

Master Plan complies with the with the bicycle parking spaces required in OCMC 17.52.040.  (P) 

22. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with landscaping in all areas of the parking lot which are not used for 

parking, maneuvering, or circulation.  (P) 

23. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with a street tree from the Oregon City Street Tree List for the 

appropriate tree well width or documentation from the a certified arborist demonstrating the appropriateness of 

the tree species and documentation demonstrating that all required landscaping trees shall be of a minimum 

two-inch minimum caliper size (though it may not be standard for some tree types to be distinguished by 

caliper) and planted according to American Nurseryman Standards. (P) 

24. Prior to issuance of a permit associated with Detailed Development Plan for Phase 1the applicant shall submit 

documentation assuring that all landscaped areas within the proposed parking lot include irrigation systems 

unless an alternate plan is submitted, and approved by the community development director, that can 

demonstrate adequate maintenance. (P) 

25. Prior to final of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

prune vegetation, relocate signage and review on-street parking as required in the transportation impact study 

by Julia Kuhn, PE of Kittleson and Associates (Exhibit 2) for proper sight distance. (P and DS) 

26. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that the proposed parking lot complies with the parking lot incorporate 

design standards in accordance with Chapter 13.12, Stormwater Management. (DS) 

27. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.B. (P) 

28. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.C. (P) 
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29. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping 

standards in OCMC 17.52.060.D. (P) 

30. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that within three years, cover one hundred percent of the landscape area 

and no mulch, bark chips, or similar materials shall be allowed at the time of landscape installation except 

under the canopy of shrubs and within two feet of the base of trees. (P) 

31. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit a 

recorded access easement with all adjacent sites where access is obtained. (P) 

32. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit 

sufficient documentation demonstrating maintenance in accordance with the standards identified in OCMC 

17.62.050.A.10. (P) 

33. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall 

submit documentation demonstrating that for all new buildings, where there is one hundred feet or more of 

frontage at least sixty percent of the site frontage width shall be occupied by buildings placed within five feet 

of the property line, unless a greater setback is accepted under the provisions of Section 17.62.055D. For sites 

with less than one hundred feet of street frontage, at least fifty percent of the site frontage width shall be 

occupied by buildings placed within five feet of the property line unless a greater setback is accepted under the 

provisions of Section 17.62.055D. (P) 

34. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a photometric plan demonstrating compliance with OCMC 17.62.065 for the pedestrian walkway 

within the parking lot. (P) 

35. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit documentation demonstrating compliance with OCMC Chapter 12.08 for the Division Street frontage 

adjacent to the proposed parking lot associated with the Phase 1 Detailed Development Plan.  If the applicant 

submits documentation from an engineer indicating the proper spacing cannot me met due to sight line or other 

unavoidable issues, the Community Development Director may approve an alternative such as planting a tree 

in an alternate location or providing a fee-in-lieu.  (P) 

36. Prior to final of permits associated with the Detailed Development Plan for Phase 2 of the Master Plan, the 

applicant shall submit a phasing plan displaying the general location and prioritization of  the nonconforming 

upgrades to the site required per OCMC 17.58.040.C.  Each Detailed Development Plan will be reviewed for 

compliance with the Nonconforming chapter in the Oregon City Municipal Code.  (P) 

37. The applicant shall sign a Non-Remonstrance Agreement (NRA) prior to final occupancy for any Phase or 

portion of a Phase built on a property not already covered by a NRA for the purpose of making sanitary sewer, 

storm sewer, water or street improvements in the future that benefit the property and assessing the cost to 

benefited properties pursuant to the City’s capital improvement regulations in effect at the time of such 

improvement; this includes paying the document recording fee.   (DS) 

 

(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 



 
 
 

Appendix E:  Photos of Existing Conditions 
 

  



 

Division St. and 15th St. looking south on Division St. Property on the south side of 15th St (left side of photo) 

proposed for inclusion in PWF Master Plan Boundary for parking.  Property on north side of 15th St (right 

side of photo) currently in boundary and location of future West MOB. 

 

Division St. at 15th St. looking north showing existing PWF campus located on both sides of Division St.  

PWF Master Plan Boundary located west of Division St. between 15th and 16th Streets, and east of Division 

St. midway between 13th and 14th Streets to Penn Lane, just north of 16th St. 



 

Existing PWF building on NW corner of Division St. and 15th St. currently in PWF Master Plan Boundary 

zoned MUE and site of future West MOB. 

 

 

Existing PWF building on west side of Division St. and site of future West MOB. 



 

Looking west across Division St. at existing building and site of future West MOB.  Undeveloped portion in 

center of site and area on far right of photo in current PWF Master Plan Boundary and zoned MUE. 

 

 

16th St. at Division Street looking south along 16th St..  First house currently in PWF Master Plan Boundary 

and zoned MUE.  Second two houses proposed to be added to PWF Master Plan boundary and rezoned 

from R-6 to MUE.  All properties in PWF ownership. 



 

SW Corner of Division St and 15th St. looking south along 15th St.  Vacant lot shown in foreground and 

three adjacent houses on 15th Street proposed to be added to Master Plan Boundary for parking.  All 

properties are in PWF ownership and zoned MUE. 

 

 

PWF-owned property at 1810 and 1808 Division St., zoned MUE, and proposed to be added to PWF Master 

Plan Boundary. 



 

PWF-owned property at 1806 Division St., zoned MUE, proposed to be added to PWF Master Plan 

Boundary. 

 

 

Houses on 15th St. adjacent to the proposed Master Plan Boundary expansion to the east and directly 

across the street from existing PWF Master Plan Boundary.  Properties are zoned MUE. 



 

1411 Division St., zoned MUE, adjacent to south side of proposed parking area at the intersection of Division 

St and 15th St. 



 

 

APPENDIX F 
Neighborhood Meeting Documentation 



Changing to meet your needs  
as a growing community



1500 Division St
Oregon City, OR 97045

At the request of the MNA, Providence 
Willamette Falls is mailing this notice 
to all addresses in the neighborhood. 

A special meeting will be held to review a proposal 
Providence Willamette Falls will be submitting to the City 
of Oregon City for approval to amend its master plan, 
originally adopted in 2011 following input from the 
residents in the McLoughlin Neighborhood Association. The 
intent of the current proposal is to add several properties 
on the west side of Division Street between 14th and 16th  
streets to the master plan boundary. Two of these properties 
would also require a comprehensive plan amendment and 
zone change. This will facilitate site planning of approved 
master plan development, including a medical office 
building that will provide better access to primary care.  

McLoughlin Neighborhood Association Meeting  

7 p.m., Thursday, June 4, 2015 
Fire Station, 2nd floor meeting room 
624 7th Street, at John Adams Street 
Oregon City

Questions? Contact Renee King at 503-650-6262  
or email renee.king@providence.org.



7:00 pm 1. 

7:05 pm 2. 

7:35 pm 3. 

7: 40 pm 4. 

7:45 pm 5. 

8:30 pm 6. 

McLOUGHLIN 

NEIGHBORHOOD 

ASSOCIATION 

Steering Committee Meeting Agenda 
June 2, 2015 

Oregon City Main Station, 2nd floor meeting room 
7:00 pm 

Welcome and introductions 

Special presentation- Providence Willamette Falls Hospital-
Land use proposal regarding the Master plan 

Review and approval of the minutes-April 2, 2014 

Treasurer's Report- update 

Old Business 
a. Concerts in the Park at the EQT 
b. First City Festival- July 25th_ request for sno-cones 
c. Transportation Advisory Committee meeting 
d. Parks & Recreation Committee meeting- Library park playground 

equipment 

Adjourn 

Post Office Box 1027, Oregon City, Oregon 97045 • www.mnooc.org 



Nnme!B11siness/Grou1>frltle 

6+-eet\~/~ ~w-P ~ I.fa/(~~\~~~ 
McLoughHn NA Sign-in Sheet 

Date --- (., I 1 )- Time ' ~~~ 

Address Phone E-Mail 

1 

2 

I ,, ', 11 ) /<i.. tY!!ft>Ci.ue€ l=t!.:.~1. '1'cP'\. 

~ H • .i.t.; • • ... , l '1 

3 

4 

5 

6 

7 

8 

9 
10 

714~ 20 h! 
21 "t. /!....,..,,,,. 

)( 12-- ~-
2 

25 

2& J ' h.;.<P n " <c::. L\') WOO <"l~ft."('\.5\ . 
<..>J.J"- 9 "'-' -' t General Sfttring Other 

~ ..-fu/\ALJ).nu.. ~ de<.v-Gh.: -----
.'Jj• 1 1~ ·-- ·· I ~ 



McLoughlin Neighborhood Association – Steering Committee Meeting 
Providence Willamette Falls Medical Center Presentation 

7 p.m. June 4, 2015 

Providence Willamette Falls Medical Center (PWF) requested time on the McLoughlin Neighborhood 
Steering Committee for this meeting to serve as the required neighborhood meeting prior to submitting a 
land use application to the City of Oregon City.  Consistent with the provisions of Oregon City Zoning Code 
17.50.055, the committee chair, Denyse McGriff, gave email authorization for the steering committee to 
serve as the neighborhood meeting, provided that PWF mailed notice to the neighborhood association 
mailing list.  PWF did so with the attached mailer that was sent to the list on May 28, 2015. 
 
Meeting Summary 

Denyse McGriff opened the meeting and gave context to why the steering committee meeting was 
expanded to include this presentation by PWF. 
 
Sherri Paris of PWF provided an intro to the project and purposes to solicit feedback. Reminded the group 
that the current master plan includes three approved phases: 

1. Updates to Davis Street parking lot. 
2. Hospital updates and additions. 
3. Two MOBs, we are now proposing only one. 

 
Josh Kolberg of PKA Architects reviewed the map and showed: 

1. Existing and proposed master plan boundaries 
2. Site of the proposed single medical office building (MOB) that would be built out per the existing, 

approved master plan  
3. Two properties proposed for a comprehensive plan amendment and zone change from 

residential/R-6 to Mixed Use Employment. These two properties would provide additional site 
area that would allow for off-street parking adjacent to the future MOB. 

 
Stefanie Slyman described the two land use actions that would be consolidated into one application and 
subsequent opportunities for the neighborhood receive notice and provide input: 

1. Amend master plan boundary to areas where Providence owns. 
2. Two change comprehensive plan to MUE zoning. 

3. A hearing before the Planning Commission would be scheduled with notification of the proposed 
land use action would be made in several ways mailing to property owners with 300 feet of the 
site; copy of the application would be provided to MNA and the Citizen Involvement Council; the 
site would be posted; and notice would be published in a local newspaper. 

4. Public testimony can be provided in writing prior to the hearing or in person at the hearing orally 
or submitted in writing. 

5. Planning Commission will make a recommendation.  If recommendation is for denial, the 
application may be appealed. If not appealed, the application is denied.  If the recommendation is 
for approval, it is forwarded to the City Commission which makes the decision.  
 

The presentation was turned over to Denyse Griffin to moderate the Q&A session. Denyse first reminded 
the audience that the MNA previously had concerns about PWFMC crossing Division before calling on 
others to ask questions as follows. 
 
Q: Why require expansion if only one building not two? 
A Best use of space/most feasible use of the property for this specific location where a MOB is already 

approved per the existing master plan.  The boundary expansion is intended to allow for parking to 



be located adjacent to the MOB, reducing on-street parking impacts on the neighborhood.  
(Neighborhood comment: that make’s sense.) 

 
Q: Building already there is commercial. What is intent of property between 14th and 15th? 
A: Currently no plans. Just to bring in property we currently own into MP boundary. 
 
Q: What are the hospitals growth projections for long term – 5 to 30 years? Might force hospital to 

expand even further. 
A: All we know of right now is slated to be on campus. Don’t know that far out. This is already a lot of 

capital dollars to spend.  
 
Q: Is Providence intending to purchase in the two triangle areas (south of 14th)? 
A: No. 
 
Q: Clarification on zoning question and discussion about residential and employment map. 
A.  This was discussed in more detail including allowed uses in the MUE zone. 
 
Q: How many extra employees will this MOB bring?  Will this result in more parking and traffic in the 

neighborhood?  
A: New employees will be in primary care office and rehab. City has code requirements for parking. 

Intention to meet code requirements. Area of rental houses could be used for parking. 
 
Q: What is happening with the property I live in? (Assume rental house tenant.) 
A.  No plans on that side of 15th. 
 
Q: How many stories would MOB be? 
A: Most likely one or two. 
 
Q: Concern about traffic impact on 15th Street. 
A: A traffic study is required as part of this land use application.  A traffic consultant has been retained 

and the City is currently reviewing the scope of the study. 
 
Q: Concern about traffic and parking impacts.   Question about why there has been no transportation 

demand study.  
A. The request would only look at the difference between what is currently allowed in the master plan 

and what is proposed.  Intent is not to open master plan for full review. Since PWF is looking to drop 
one of the MOBs and reduce the total square footage allowed from 50,000 sf to approximately 
30,000sf, there will be less impact than what is already currently approved. 

 
Q. Is building going to be owned and occupied by Providence? 
A Occupants could be both Providence and community.  
 
Q. We have lots of vacant office space in Oregon City, why need more? 
A. Accessibility to patients is important which is why facilities are needed here at the existing PWF 

campus.  Providence mission to provide care as close as possible to community. Don’t want travel to 
be a barrier for help. 

 
Q. Existing problem with employees parking on the street and taking up neighborhood spaces.   



A. Employees should not be parking on the street and they know this.  Renee to send Denyse parking 
hot line to report employees parking on streets. 

 
Q: Besides cost, what are code or height restrictions for going up rather than out? 
A. Max height 60 feet so it is not a restriction from a zoning code perspective for what is proposed. 
 
Q: Questioning the addition of the property on the other side of 15th Street. What notification process if 

Providence decides to building there? 
A: It will go through development plan and site review at the City. Notice will be given and the public 

will be able to comment. 
 
Q: What about original plan to add MOB on Davis parking lot? 
A.: Not currently in the growth plan. 
 
General Comments 
 

Request to straighten corner at 15th and Division to remove confusion. Also potentially have a speed 
bump in first one-third of 14th Street. Also better signage. 

 
Wish someone from the City were here tonight. (Read statement) See reasoning for hospital to get 
bigger but wrong location. Develop currently on property we own but will buy more and grow again. 
Try office sharing. Purpose is for Providence to profit. Hospital is okay as is. 

 
Trillium Homeowners Association (THA) has few homeowners against the hospital. Complaints are 
from homeowners across Division. THA appreciates what hospital has done. What is Providence 
going to give us if we okay this plan? 

 
I sit on traffic advisory commission. This should go before them before planning commission. 
Concern about pedestrian crossing on Division. Also need to address Division and Molalla 
intersection. 

 
Other side of Division (south side) would cut into neighborhood; changes the dynamics of the 
neighborhood. Seems sneaky to add property into master plan and develop later. 

 
General comments about traffic: already school busses on Division that go down 16th. Parents park 
waiting for their kids. Busses made traffic back up. Make Davis Street parking lot two story. Have 
employees park in Community Center and shuttle to hospital. 

 
14th Street is narrow and kids play in street. (Resident asked after meeting if we could sign “Not a 
thru street.) 

 
This is our community hospital we to go if ill. If I need rehab would like to have parking near where I 
go. Cannot turn this planning effort into how to fix all of Oregon City’s streets. 

 
South side of 15th – Providence does not own all the properties but understands why we would want 
to have control over property (be in master plan). Plan is not to do anything to those properties so 
no need to worry now. Won’t wake up and find bulldozers on the property. 

 



As a good faith effort, Providence should sell the properties on the south side of 15th. Once start 
expanding boundary will never stop. 

 
Concluding comment from Chair Denyse McGriff:  Neighborhood is not against the hospital. Comments 
tonight are from the cumulative effort of growth, in particular ripple effect of parking and traffic.  Suggest 
further discussion before going to the City to iron some of this out. Have to do this together. 
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Pre-Application Conference Notes 
PA 15-13: Comprehensive Plan Amendment, Zone Change and Master Plan for Providence 

Willamette Falls Medical Center 

Pre-Application Conference Date: 5/13/2015 

Proposed Project: 

 Comprehensive Plan Amendment, Zone Change and Master Plan to add property to the Existing Hospital
Master Plan (1716 and 1714 16th Street)

General Information: 
o Prior approvals:

o The applicant submitted a Concept (General) Development Plan, Detailed Development Plan, Lot Line
Adjustment and Natural Resource Overlay District Exemption to analyze the build out of the Providence
Willamette Falls Hospital over the next 10 years and construct a parking lot. File numbers: CP 11-01:
Master Plan, DP 11-03: Detailed Development Plan, NR 11-05: Natural Resource Overlay Exemption, &
LL 11-07: Lot Line Adjustment

o Site Plan and Design Review and Conditional Use Permit for Hospital Building Expansion with Hospital
and Nursing Home Site Improvements.  File numbers: CU 03-03 & SP 03-19.

o Applicable Overlay Districts: Geologic Hazards Overlay District and Natural Resource Overlay District
o Applications anticipated:

o Comprehensive Plan Amendment
o Zone Change

o Transportation System Plan: There are no TSP projects identified adjacent to 1714 or 1716 16th Street and the
adjacent portion of 16th is designated as a local street.

Approved Phases of the Master Plan: 
Please identify how the proposed project will change the approved phasing of the Master Plan. 

Project Phase 1 – Division St. Parking Lot (Subject To Detailed Development Plan Approval)  
The first project of the master plan consists of an alteration and expansion of the existing parking lot at 
the intersection of Davis Road, Division Street and Penn Lane. The applicant submitted a Detailed 
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Development Plan for the construction of the parking lot which would be implemented subsequent to 
approval in 2012.  
 
Project Phase 2 – Hospital Additions and Remodels  
Phase 2 of the Master Plan includes the addition of approximately 54,000 square feet to the site including 
expanding the Medical Center building, the construction of a new central utility plant, and the remodeling 
of other areas of the facility. More particularly, these projects include:  
 
Outpatient Surgery Expansion: The outpatient surgery expansion will add approximately two new operating 
rooms and short stay recovery space. 

 
New Front Entry: The main entry to PWF will be remodeled and will include a new patient drop-off. The 
new entry will replace a section of the 1961 building which is currently sub-standard and houses hospital 
office spaces among other uses. This project will provide a more direct and unified entry into the hospital. 
A new canopy will welcome visitors into a large, high volume lobby that will provide physical and visual 
connections to corridors serving patient care, imaging, day surgery, birthplace, and the gift shop.  
 
Second Floor Patient Room and Pharmacy Remodel: Several spaces on the second floor of the hospital 
will be converted from their current use as offices back to their original function as patient rooms. This 
patient room remodel will not increase the number of licensed beds, the staffing levels for the hospital, 
nor increase trip generation. The pharmacy will also be relocated.  
 
Birthplace Expansion: Six additional Labor, Delivery, Recovery and Postpartum rooms will be added to the 
west end of the existing Birthplace wing. The addition would increase the number of labor and 
delivery/postpartum beds from 14 to 20.  

 
Central Utility Plant: In order to centralize the system utilities for the campus and make them more efficient, 
PWF is planning for a central utility plant to house the appropriate mechanical, electrical, and plumbing 
systems to serve the medical campus. The development of this project is located within the Natural Resource 
Overlay District requiring review and mitigation. 

 
Second Floor Shell Space Tenant Improvements: There is approximately 16,100 square feet of unfinished 
space above the Emergency Department planned for build out to house expanded hospital services. 
There is no definitive hospital program scheduled for this space but it is anticipated to be an expansion of 
outpatient services.  
 
The applicant may complete the phase 2 projects in any order, provided they are all completed prior to 
initiating Phase 3. Phase 2 is projected to be implemented from 2012-2021.  
 
Project Phase 3 – Medical Office Buildings (MOB)  
Phase 3 of the Master Plan will add approximately 40,000 - 50,000 square feet of square footage to the 
medical campus including the construction of two new buildings including:  

 
MOB Additions: PWF has identified two (East and West) sites for 20,000 - 25,000 square foot medical 
Office Buildings (MOB‟s) which will house general physician’s practices. The order of implementation for the 
two MOB‟s in this phase will depend upon Hospital strategic goals, project funding, and community needs. 
Phase 3 would be implemented from 2014-2021. 

 
Conditional Use: 
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Subsequent to the Conditional Use approval, the zoning designation of the land within the Master Plan was 
changed to allow a hospital and a medical clinic as permitted uses in chapter 17.31.020.C and F.  There is no need 
to update the Conditional Use to include the area to be included in the Master Plan. 
 
Transportation Impacts: 

The applicant will need to have a traffic engineer conduct a transportation study in conformance 
with the City’s Guidelines for Transportation Impact Analyses available on the Oregon City website. 
  
Based on the information provided by the applicant, it appears the trip generation exceeds the level 
at which the project’s transportation analysis requirements can be satisfied by submittal of a 
Transportation Analysis Letter (TAL). A full Transportation Impact Analysis (TIA) will be required. 
Among other requirements, a full TIA includes conducting traffic counts and operational analysis of 
impacted intersections will be required. Intersections to be analyzed include the site access and 
intersections of collector/collector and higher where traffic volumes from the development exceed 
20 peak hour trips. 
  
The applicant and his traffic engineer should review the Guidelines for Transportation Impact 
Analyses and the most recent mobility standards as specified in Oregon City Municipal Code section 
12.04.205. 
  
Because the proposal includes a zone change, the applicant will also need to address the 
requirements of Oregon’s Transportation Planning Rule. Specifically, the applicant shall address the 
provisions of 660-12-0060 Plan and Land Use Regulation Amendments. When a zone change is 
proposed, a future year analysis is required assessing the impact associated with the planning 
horizon specified in the city’s adopted Transportation System Plan. The applicant should compare 
the impact of development of the affected parcels under current and proposed zoning. 
  
Because the proposal includes modification of an approved master plan, the applicant will need to 
address the requirements of OCMC Chapter 17.65. The applicant should address how the 
expansion of the site affects previously approved elements of the master plan. It seems likely that 
the expansion will result in a greater impacts than those previously analyzed. Depending on the 
additional development opportunities afforded by the expansion, the intersections analyzed under 
the previous master plan may or may not be adequate. Additional specificity on the part of the 
applicant will be required to determine the geographical scope of the analysis. 
  
With a master plan, the applicant will need to specify a phasing plan if more than one phase is 
proposed. Multiple phases may require that the transportation impacts are assessed for each phase 
of the development while taking into account the regional traffic growth that is expected during 
each phase of the applicant’s master plan. 
  
The applicant’s traffic engineer is welcome to contact the city’s traffic engineering consultant, John 
Replinger, at Replinger-Associates@comcast.net or at 503-719-3383. 

     
Zone Change and Comprehensive Plan Amendment: 
The applicant is required to demonstrate compliance with all applicable criteria in OCMC chapter 17.68 including 
the Oregon City Comprehensive Plan. 
 

mailto:Replinger-Associates@comcast.net
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Goal 1.1 Citizen Involvement Program Implement a Citizen Involvement Program that will provide an 
active and systematic process for citizen participation in all phases of the land-use decisionmaking 
process to enable citizens to consider and act upon a broad range of issues affecting the livability, 
community sustainability, and quality of neighborhoods and the community as a whole. 
Policy 1.1.1 - Utilize neighborhood associations as the vehicle for neighborhood-based input to meet the 
requirements of the Land Conservation and Development Commission (LCDC) Statewide Planning Goal 1, 
Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the officially recognized 
citizen committee needed to meet LCDC Statewide Planning Goal 1. 
Goal 1.2 Community and Comprehensive Planning - Ensure that citizens, neighborhood groups, and 
affected property owners are involved in all phases of the comprehensive planning program. 
Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use 
planning. 
Goal 1.3 Community Education - Provide education for individuals, groups, and communities to ensure 
effective participation in decision-making processes that affect the livability of neighborhoods. 
Goal 1.4 Community Involvement - Provide complete information for individuals, groups, and 
communities to participate in public policy planning and implementation of policies. 
Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 
 
Goal 2.4 Neighborhood Livability - Provide a sense of place and identity for residents and visitors by 
protecting and maintaining neighborhoods as the basic unit of community life in Oregon City while 
implementing the goals and policies of the other sections of the Comprehensive Plan. 
Policy 2.4.2 Strive to establish facilities and land uses in every neighborhood that help give vibrancy, a 
sense of place, and a feeling of uniqueness; such as activity centers and points of interest. 
Policy 2.4.4 Where environmental constraints reduce the amount of buildable land, and/or where 
adjacent land differs in uses or density, implement Comprehensive Plan and zoning designations that 
encourage compatible transitional uses. 
Policy 2.4.5 - Ensure a process is developed to prevent barriers in the development of neighborhood 
schools, senior and childcare facilities, parks, and other uses that serve the needs of the immediate area 
and the residents of Oregon City. 
Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth Boundary to 
meet local, regional, and state requirements for accommodating growth. 
Policy 2.7.2 Use the following 11 land-use classifications on the Oregon City Comprehensive Plan Land-
Use Map to determine the zoning classifications that may be applied to parcels: 
• Low Density Residential (LR)  • Medium Density Residential (MR) 
• High Density Residential (HR)  • Commercial (C) 
• Mixed Use Corridor (MUC)  • Mixed Use Employment (MUE) 
• Mixed Use Downtown (MUD)  • Industrial (I) 
• Public and Quasi-Public (QP)  • Parks (P) 
• Future Urban Holding (FUH) 
 
Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 
Oregon City. 
Policy 6.1.1 Promote land-use patterns that reduce the need for distance travel by single-occupancy 
vehicles and increase opportunities for walking, biking and/or transit to destinations such as places of 
employment, shopping and education. 
 
Goal 6.4 Noise- Prevent excessive noise that may jeopardize the health, welfare, and safety of the 
citizens or degrade the quality of life. 
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Goal 9.1 Improve Oregon City’s Economic Health - Provide a vital, diversified, innovative economy 
including an adequate supply of goods and services and employment opportunities to work toward an 
economically reasonable, ecologically sound and socially equitable economy. 
 
Goal 10.1 Diverse Housing Opportunities - Provide for the planning, development and preservation of a 
variety of housing types and lot sizes. 
 
Policy 11.1.4 - Support development on underdeveloped or vacant buildable land within the city where 
public facilities and services are available or can be provided and where land-use compatibility can be 
found relative to the environment, zoning, and Comprehensive Plan goals. 
Policy 11.1.6 - Enhance efficient use of existing public facilities and services by encouraging development 
at maximum levels permitted in the Comprehensive Plan, implementing minimum residential densities, 
and adopting an Accessory Dwelling Unit Ordinance to infill vacant land. 
 
Goal 11.6 Transportation Infrastructure - Optimize the City’s investment in transportation infrastructure. 
 
Goal 12.1 Land Use-Transportation Connection - Ensure that the mutually supportive nature of land use 
and transportation is recognized in planning for the future of Oregon City. 
Policy 12.1.4 - Provide walkable neighborhoods. They are desirable places to live, work, learn and play, 
and therefore a key component of smart growth. 
 
Goal 13.2 Energy Conservation- Plan public and private development to conserve energy. 
Policy 13.2.1- Promote mixed-use development, increased densities near activity centers, and 
home-based occupations (where appropriate). 
the mixed use development and carpooling plan will also conserve energy resources.   
 
Goal 14.2 Orderly Redevelopment of Existing City Areas- Reduce the need to develop land within the 
Urban Growth Boundary by encouraging redevelopment of underdeveloped or blighted areas within the 
existing city limits. 
Policy 14.2.1 - Maximize public investment in existing public facilities and services by encouraging 
redevelopment as appropriate. 
Policy 14.2.2 - Encourage redevelopment of city areas currently served by public facilities through 
regulatory and financial incentives. 
Policy 14.3.1 - Maximize new public facilities and services by encouraging new development within the 
Urban Growth Boundary at maximum densities allowed by the Comprehensive Plan. 

 
Master Plan: 
The applicant is required to demonstrate compliance with all applicable criteria.  If any standards are adjusted in 
the Master Plan process, adequate mitigation is required. 

 What is the proposed phasing?  Will the timing of the existing Master Plan be changed? 

 What adjustments will you be applying for?  Does the adjustment meet the intent of the code and what is 
the mitigation? 

 Do you have a revised Master Plan document?  Is there anything else in the master plan being altered? 
 
The Master Plan process allows development to use the code which was in place when it was added to the master 
plan or the current code.  In this case, the proposed area being added to the master plan will get to choose 
between the 2015 code and the current code while the reminder of the development may choose the 2011 code 
or the current code.   
 
Development Services Division (Utilities/Public Improvements/SDC’s, etc): 
See separate notes from Public Works Development Services Division.   
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Natural Resource Overlay District (NROD) and Geologic Hazards Overlay District: 
The proposed development does not require review of the environmental overlay districts.   
 
Building Division: 
You may contact Mike Roberts, our Building Official at 503.496.1517 or by email at mroberts@orcity.org.   
 
Clackamas Fire District: 
Questions can be directed to Mike Boumann, Lieutenant Deputy Fire Marshal of Clackamas Fire District #1.  You 
may contact Mr. Boumann at (503)742-2660 or michaelbou@ccfd1.com.   
 
Neighborhood Association Meeting: 
A Neighborhood Association meeting is required prior to a complete application.  The site is in the McLoughlin 
Neighborhood Association.  

Chair: Denyse McGriff 

Chair Email: guttmcg@msn.com 

Chair Phone Number: 503-656-3912 

Vice Chair Name:  Francesca Anton 

Vice Chair Email:  francescairena@gmail.com 

2015 Steering Committee Meeting Dates:  June 4, August 6, October 1, December 3 

2015 General Meeting Dates:  July 2, November 5 

Meeting Location: Fire Station, at 7th and John Adams, Oregon City 

Meeting Time: 7:00 PM 
 
Oregon City Municipal Code Criteria: 
The following chapters of the Oregon City Municipal Code (OCMC) may be applicable to this proposal:  
OCMC 12.04 - Streets, Sidewalks and Public Places  
OCMC 12.08 - Public and Street Trees  
OCMC 13.12 – Stormwater Management 
OCMC 15.48 – Grading, Filling and Excavating 
OCMC 17.31 – “MUE” Mixed Use Employment District  
OCMC 17.41- Tree Protection Standards 
OCMC 17.44- Geologic Hazards 
OCMC 17.49 – Natural Resource Overlay District 
OCMC 17.50 – Administrative Processes 
OCMC 17.52 – Off-Street parking and Loading 
OCMC 17.62 – Site Plan and Design Review 
OCMC 17.54 – Supplemental Zoning Regulations and Exceptions 
OCMC 17.65 - Master Plans 
OCMC 17.68 - Zoning Changes and Amendments  
 
MS-Word versions of the code are available for download on-line from the municipal code website. 
 
Pre-application conferences are required by Section 17.50.050 of the City Code, as follows: 
A. Preapplication Conference. 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. To schedule a 
preapplication conference, the applicant shall contact the Planning Division, submit the required materials, and 
pay the appropriate conference fee. At a minimum, an applicant should submit a short narrative describing the 
proposal and a proposed site plan, drawn to a scale acceptable to the City, which identifies the proposed land uses, 

mailto:michaelbou@ccfd1.com
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traffic circulation, and public rights-of-way and all other required plans. The purpose of the preapplication 
conference is to provide an opportunity for staff to provide the applicant with information on the likely impacts, 
limitations, requirements, approval standards, fees and other information that may affect the proposal. The 
Planning Division shall provide the applicant(s) with the identity and contact persons for all affected neighborhood 
associations as well as a written summary of the preapplication conference. Notwithstanding any representations 
by City staff at a preapplication conference, staff is not authorized to waive any requirements of this code, and any 
omission or failure by staff to recite to an applicant all relevant applicable land use requirements shall not 
constitute a waiver by the City of any standard or requirement.  
B. A preapplication conference shall be valid for a period of six months from the date it is held. If no application is 
filed within six months of the conference or meeting, the applicant must schedule and attend another conference 
before the City will accept a permit application. The community development director may waive the 
preapplication requirement if, in the Director's opinion, the development does not warrant this step. In no case 
shall a preapplication conference be valid for more than one year.  
 
NOTICE TO APPLICANT:  A property owner may apply for any permit they wish for their property.  HOWEVER, 
THERE ARE NO GUARANTEES THAT ANY APPLICATION WILL BE APPROVED.  No decisions are made until all reports 
and testimony have been submitted.  This form will be kept by the Community Development Department.  A copy 
will be given to the applicant. IF the applicant does not submit an application within six (6) months from the Pre-
application Conference meeting date, a NEW Pre-Application Conference will be required. 
 



+  
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I. SUMMARY OF PROPOSAL 
 

Applicant/Owner:  Providence Willamette Falls Medical Center  

C/o Russell Reinhard  

1500 Division Street  

Oregon City, Oregon 97045 

 

Representative:  Harper Houf Peterson Righellis Inc. 

C/o Stefanie Slyman, AICP 

205 SE Spokane Street, Ste. 200 

Portland, OR 97202 

 

Request:   Providence Willamette Falls Medical Center (PWF) is seeking approval of 

two concurrent land use requests to 1) Modify the 2012 Master Plan and 

2) Amend the Oregon City Comprehensive Plan and Zoning Map for two 

properties from Residential/R-6 to Mixed Use Employment (MUE). 

Location:    1714 and 1716 16th Street 

Clackamas County Map 22E32AB Tax Lots 3100, 3000 

 

1806, 1808, 1810, and 1812 15th Street 

Clackamas County Map 22E32AB Tax Lots 3900, 4000, 4100, 4200 

 

1500 Division Street – PWF Medical Center 

Clackamas County Map 22E32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 

2400, 2500, 2800, 2900, 3100, 4400, 4600 1, 

Clackamas County Map 22E32AA, Tax Lot 400 

Clackamas County Map 22E32AC, Tax Lots 101, 201 

Zoning:   Mixed Use Employment (MUE) and R-6 – Single Family Dwelling District 

Land Use History: The PWF Master Plan was approved in 2012 per CP-11-01:  Master Plan.  

A concurrent application for Phase 1 of the master plan, the Division 

Street Parking Lot, was also approved in 2012 per DP11-03:  Detailed 

Development Plan; NR 11-05:  Natural Resource Overlay Exemption; and 

LL-07:  Lot Line Adjustment.  Prior to the 2012 Master Plan, PWF 

received approvals for Site Plan and Design Review and Conditional Use 

Permit for Hospital Building Expansion with Hospital and Nursing Home 

Site Improvements.  File numbers: CU 03-03 & SP 03-19. 

                                                           
1 Tax Lots 4400 and 4600 are owned by PWF but are not part of the proposed modification or Comprehensive 
Plan/Zone Change. 
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Proposal Summary:   Since the time the Master Plan was approved in 2012, PWF’s updated 

growth projections indicate patient needs will be best met by one 

medical office building (MOB) up to 35,000 square feet (sf) in size instead 

of two MOBs totaling up to 50,000 sf, shown in the 2012 Master Plan as 

West MOB and East MOB.  PWF therefore proposes to consolidate these 

future medical office uses at the West MOB location which is more 

accessible to patients and more centrally-located within the PWF campus 

relative to the East MOB location.  To achieve this, PWF proposes to 

increase the site area of the West MOB through the addition of six 

adjacent properties to provide adequate site area for a 30,000 – 35, 000 

sf MOB and parking in proximity to the MOB.  This will reduce the net 

amount of total new development approved in the 2012 Master Plan 

from 104,000 sf to 89,000 sf, and a total buildout of 440,181 sf instead of 

455,181 sf. 

The intent of this modification is to improve patient access to the West 

MOB while reducing parking impacts on McLoughlin neighborhood 

streets by locating parking in proximity to the West MOB.  Moreover, the 

proposal will result in fewer traffic impacts and less parking demand 

overall from buildout of the master plan due to a net reduction of 15,000 

sf of building space on campus. 

Subject to approval of this request, PWF intends to submit an application 

for the West MOB and associated parking at which time it will be 

reviewed for compliance with applicable design and development 

standards via the City’s detailed development plan process.  These 

standards include building height, setbacks, site coverage, landscaping, 

and buffering between uses.  At that time, a Traffic Impact Analysis will 

also be submitted to identify any needed transportation safety or 

capacity improvements, such as improvements to the intersection of 

Division and 15th Streets. The West MOB will continue to be subject to 

Conditions of Approval resulting from CP 11-01:  Master Plan, as revised 

by this master plan modification, or the future detailed development 

plan. 
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II. DETAILED PROPOSAL AND REQUESTED APPROVALS 
 

A. Modification of the 2012 Master Plan.  The following modifications to the 2012 Master Plan 

are requested. 

Expand Master Plan Boundary.  Add six PWF-owned properties on the west side of Division 

Street to the master plan boundary.  These properties include two properties located at 1714 and 

1716 16th Street and four properties on the south side of 15th Street (1806, 1808, 1810, 1812).  

This will increase the area within the campus boundary from 746,513 sf to 791,276 sf, an addition 

of 44,763 sf but will not increase the amount of new development approved in the Master Plan, 

and will in fact decrease it as described below.  These six properties, together with the existing 

West MOB site as shown in the 2012 Master Plan, will serve as the site of the future West MOB 

and parking.  The intent is to provide parking for patients in closer proximity to the West MOB 

and to minimize on-street neighborhood parking impacts.  No PWF campus development other 

than the West MOB and parking is proposed in the expanded boundary area. 

 

Consolidate Medical Office uses and Decrease Overall Campus Development.  Subject to 

approval of the boundary expansion and concurrent Comprehensive Plan Amendment and Zone 

Change, PWF proposes to reduce the total amount of MOB square footage in the master plan 

from 50,000 sf to a maximum of 35,000 sf.  The 2012 master plan identified two MOBs, East and 

West, with 20,000 – 25,000 sf each for a total of 50,000 sf.  PWF proposes to consolidate these 

uses at the West MOB location at a building size no larger than 35,000 sf, resulting in a in a net 

reduction of 15,000 sf from the approved 2012 master plan.  This will result in a campus-wide 

reduction from the approved 104,000 sf of net, new building area to 89,000 sf.  With the increase 

in campus size and decrease in development square footage, the floor area ratio (FAR) will 

decrease from 0.61 to 0.56; nonetheless it will continue to exceed by more than twofold the 

minimum FAR of 0.25 in the MUE zone. 

 

This reduction in campus square footage will also decrease vehicular trip generation and parking 

demand as a function of the reduced building square footage.  The 2012 Master Plan 

Transportation Impact Analysis (Appendix A) and 2012 Civil Engineering Narratives documented 

the impacts of campus buildout at a greater amount of development than is currently proposed, 

therefore the findings of those analyses remain applicable to this proposal2. 

 

 

                                                           
2 A separate Transportation Impact Analysis for the Comprehensive Plan Amendment/Zone Change request for 1714 
and 1716 16th Street has been submitted to satisfy Transportation Planning Rule (TPR) requirements.  This is a stand-
alone analysis for the rezoning of these two properties specifically, not overall campus buildout.  Development of 
specific projects in the Master Plan will require subsequent Transportation Impact Analyses at the time of 
development review. 
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Revise Development Phasing.  Remove references to Phase 3 from the development phasing 

schedule and clarify that all remaining development projects may occur in any order during 

existing Phase 2 (Years 2012 – 2021).  No change to the 10-year master plan duration or end date 

of 2021 is requested. 

 

COMPARISON OF 2012 APPROVED MASTER PLAN AND 2015 PROPOSED MASTER PLAN 

 2012 APPROVED MASTER PLAN 2015 PROPOSED MASTER PLAN 

Total Site Area 746,513 sf 

Existing = 746,513 sf 

New =        44,763 sf 

Total =     791,276 sf 

Building Square Footage 

Existing = 351,181 sf 

New =      104,000 sf 

Total =     455,181 sf 

Existing = 351,181 sf 

New =        89,000 sf 

Total =      440,181 sf 

Floor Area Ratio 0.61 0.56  

Total Impervious Area 78% 78% 

Total Landscaping 22% 22% 

Total Parking Supply  
888 spaces 

(PWF campus-wide parking ratio 

= 1.95 spaces/1,000sf) 

874 – 894 spaces 

(PWF campus-wide parking ratio 

= 1.96 – 2.03 spaces/1,000sf) 

 

B. Comprehensive Plan Amendment / Zone Change for 1714 & 1716 Division Street. 
These two properties, which are two of the six proposed to be brought into the master plan 

boundary per the master plan modification request, are proposed for a Comprehensive 

Plan/Zone Change from Residential/R-6 to MUE.  The existing R-6 zone does not allow for medical 

office uses or associated parking.  Rezoning these properties to MUE will allow for these 

properties to be included in the site for the modified West MOB and associated parking. 

The MUE zone permits employment-intensive uses such as offices, research and development, 

light manufacturing, and associated commercial uses, to include hospitals and medical office 

buildings.  This zone is currently applied within the entire master plan boundary, as well as the 

west side of Division Street for a depth of one to two blocks from 12th and 17th Streets.  The two 

properties proposed for rezoning are bordered by MUE-zoned properties to the east and north, 

and partially to the south. 
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Although PWF does not propose to increase the amount of new development approved in the 

2012 Master Plan, and in fact, proposes to reduce it by 15,000 sf for a net total of 89,000 sf new 

campus buildout, for purposes of addressing Oregon’s Transportation Planning Rule (TPR) a traffic 

analysis is required to demonstrate whether the Comprehensive Plan and Zone Change could 

result in a significant impact on the transportation system developed for stand-alone MUE uses.  

Accordingly, a 2015 Transportation Impact Analysis (Appendix C) has been submitted with this 

application and demonstrates there are no significant impacts associated with the zone change, 

even under these circumstances which PWF does not propose. 
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III. MASTER PLAN MODIFICATION SUBMITTAL REQUIREMENTS 
AND RESPONSES TO APPROVAL CRITERIA 
 

SUBMITTAL REQUIREMENTS 
 

17.65 – Master Plans 

17.65.050 - General Development Plan. 

A.  Existing Conditions Submittal Requirements. 

1. Narrative statement. An applicant must submit a narrative statement that describes the 

following:  

a. Current uses of and development on the site, including programs or services. 

b. History or background information about the mission and operational characteristics of 

the institution that may be helpful in the evaluation of the general development plan.  

RESPONSE:  PWF is a full service medical center that provides emergency medicine, labor and 

delivery, surgical services, inpatient treatment, as well as many other inpatient and outpatient 

services. Since opening in 1954, PWF has grown and gone through numerous developments, 

additions, and remodels to better provide healthcare services to Oregon City and Clackamas 

County.  

In 2012, Oregon City approved the Master Plan which defined the growth and development 

strategies for PWF over a 10-year period including public improvements to be made as conditions 

of approval.  (Appendix D)  The Master Plan consists of updates and modernization projects, 

Birthplace expansion, and two medical office buildings for outpatient procedures.  In total, the 

Master Plan approved 104,000 sf of new hospital and medical office uses with associated parking. 

Since the time the master plan was approved, PWF developed the 66-space Division Street Parking 

Lot and made public improvements per the master plan conditions of approval.  No other 

development in the 2012 Master Plan has been initiated to date. 

c. A vicinity map showing the location of the General Development Plan boundary relative to 

the larger community, along with affected major transportation routes, transit, and parking 

facilities. At least one copy of the vicinity map must be eight and one-half inches × eleven 

inches in size, and black and white reproducible.  

d. Non-institutional uses that surround the development site. May also reference submitted 

maps, diagrams or photographs.  

 

RESPONSE:  See Figure 01:  Vicinity Map and Figure 07:  Proposed Site Plan: Circulation/Access & 

Parking. 
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e. Previous land use approvals within the General Development Plan boundary and related 

conditions of approval.  

 

RESPONSE:  The PWF Master Plan was approved in 2012 per CP-11-01:  Master Plan.  A concurrent 

application for Phase 1 of the master plan, the Division Street Parking Lot, was also approved in 

2012 per DP11-03:  Detailed Development Plan; NR 11-05:  Natural Resource Overlay Exemption; 

and LL-07:  Lot Line Adjustment.  Conditions of Approval associated with the approval of those 

concurrent applications are provided in Appendix D:  Notice of Land Use Decision. 

Prior to the 2012 Master Plan, PWF received approvals for Site Plan and Design Review and 

Conditional Use Permit for Hospital Building Expansion with Hospital and Nursing Home Site 

Improvements.  File numbers: CU 03-03 & SP 03-19. 

 

f.  Existing utilization of the site. May also reference submitted maps, diagrams or 

photographs. 

g.  Site description, including the following items. May also reference submitted maps, 

diagrams or photographs.  

1. Physical characteristics; 

2. Ownership patterns; 

3. Building inventory; 

4. Vehicle/bicycle parking; 

5. Landscaping/usable open space; 

6. FAR/lot coverage; 

7. Natural resources that appear on the city's adopted Goal 5 inventory; 

8. Cultural/historic resources that appear on the city's adopted Goal 5 inventory; and 

9. Location of existing trees six inches in diameter or greater when measured four feet 

above the ground. The location of single trees shall be shown. Trees within groves may 

be clustered together rather than shown individually.  

 

RESPONSE:  This information is in photographs provided in Appendix E and the following 

figures.  No cultural or historic resources that appear on the city’s adopted Goal 5 inventory 

are located on the site. 

Figure 01:  Vicinity Map and Existing Zoning 

Figure 02:  Existing Ownership Patterns 

Figure 03:  Existing Natural Resources, Hazards, and Topography 

Figure 04:  Existing Light Locations 

Figure 05:  2012 Approved Master Plan 
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h. Existing transportation analysis, including the following items. May also reference 

submitted maps, diagrams or photographs.  

1. Existing transportation facilities, including highways, local streets and street 

classifications, and pedestrian and bicycle access points and ways;  

2. Transit routes, facilities and availability; 

3. Alternative modes utilization, including shuttle buses and carpool programs; and 

4. Baseline parking demand and supply study (may be appended to application or 

waived if not applicable).  

 

RESPONSE:  See Figure 07: Proposed Site Plan:  Circulation/Access & Parking which shows both 

existing and proposed conditions, and site photos in Appendix E.  See also Appendix A which 

includes the Transportation Impact Analysis and Parking Study submitted with 2012 Master Plan.  

This analysis demonstrated sufficient transportation and capacity is available, or can be made 

available, with buildout of the master plan.  As the proposed master plan modification will result 

in a net reduction in buildout square footage, the previously-submitted documentation remains 

in effect and provides the required documentation.  

i. Infrastructure facilities and capacity, including the following items. 

1.Water; 

2.Sanitary sewer; 

3.Stormwater management; and 

4.Easements. 

RESPONSE:  See Appendix B for Civil Engineering (public infrastructure) Narratives submitted with 

2012 Master Plan and which demonstrate that sufficient capacity is available, or can be made 

available, for the master plan.  As the proposed improvements will result in a net reduction in 

campus development, the previously-submitted narratives are still applicable to the modified 

master plan. 

B.  Proposed Development Submittal Requirements. 

1.  Narrative statement. An applicant shall submit a narrative statement that describes the 

following:  

 

a. The proposed duration of the general development plan. 

 

RESPONSE:   No change is proposed with this modification.  The duration remains 10 years 

with an end date of 2021. 

 

b. The proposed development boundary. May also reference submitted maps or diagrams. 
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RESPONSE:  The proposed boundary expansion is shown on Figure 06. 

 

c. A description, approximate location, and timing of each proposed phase of development, 

and a statement specifying the phase or phases for which approval is sought under the 

current application. May also reference submitted maps or diagrams. 

 

RESPONSE:   See Figure 06:  2015 Proposed Master Plan which shows that all remaining 

master plan development is to occur under Phase 2, which runs from Years 2012 – 2021.  

Phase 3 (Years 2014 – 2021) is proposed to be eliminated as it is redundant with Phase 2.  

The modification also seeks to clarify that improvements within Phase 2 may be undertaken 

in any order. 

 

d. An explanation of how the proposed development is consistent with the purposes of 

Section 17.65, the institutional zone, and any applicable overlay district.  

 

RESPONSE:  The 2012 Master Plan demonstrated consistency with the purposes of Section 

17.65 which states the intent of master plans is to foster the growth of major institutions 

and other large-scale development, while identifying and mitigating the impacts of such 

growth on surrounding properties and public infrastructure. The proposed modification of 

the 2012 Master Plan remains consistent with this intent.  

 

e. A statement describing the impacts of the proposed development on inventoried Goal 5 

natural, historic or cultural resources within the development boundary or within two 

hundred fifty feet of the proposed development boundary.  

 

RESPONSE:   The proposed master plan modification does not impact inventoried natural, 

historic, or cultural resources within the proposed development boundary.  See Figure 03:  

Existing Natural Resources, Hazards, and Topography which shows the existing approved 

Master Plan relative to these inventoried resources.  Removal of the East MOB and 

consolidation of medical office uses at the West MOB location will provide a greater 

distance from both natural resources and natural hazards mapped on the east side of the 

campus. 

 

f. An analysis of the impacts of the proposed development on the surrounding community 

and neighborhood, including:  

1. Transportation impacts as prescribed in subsection g. below; 

2. Internal parking and circulation impacts and connectivity to sites adjacent to the 

development boundary and public right-of-ways within two hundred fifty feet of the 

development boundary;  
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3. Public facilities impacts (sanitary se[w]er, water and stormwater management) both 

within the development boundary and on city-wide systems;  

4. Neighborhood livability impacts; 

5. Natural, cultural and historical resource impacts within the development boundary 

and within two hundred fifty feet of the development boundary.  

 

RESPONSE:   Existing analyses for the approved 2012 Master Plan have documented 

transportation impacts, parking and circulation impacts, connectivity, public facilities, and 

natural resource impacts which remain applicable and unchanged by the proposed master 

plan modification, especially as the proposed master plan will result in less 15,000 sf less 

development  than is currently approved. 

 

Regarding item 4. Neighborhood livability impacts, PWF representatives attended a meeting 

with the McLoughlin Neighborhood Association (MNA) on June 4, 2015 to present the 

proposal and seek to solicit neighborhood input.  Documentation of the first meeting, which 

satisfied the neighborhood meeting requirement, is included in Appendix F.  At the request 

of the MNA, PWF representatives met a second time with a subgroup of the MNA on June 

30, 2015 at which time PWF presented a modified proposal which removed property on 14th 

Street from the proposal. 

 

There are no anticipated impacts to neighborhood livability from this proposal as the overall 

amount of development and associated traffic and parking impacts will decrease from the 

current master plan. 

 

g. A summary statement describing the anticipated transportation impacts of the proposed 

development. This summary shall include a general description of the impact of the entire 

development on the local street and road network, and shall specify the maximum projected 

average daily trips, projected AM and PM peak hour traffic and the maximum parking 

demand associated with build-out each phase of the master plan.  

 

RESPONSE:  As noted in the existing conditions section, Appendix A includes the Transportation 

Impact Analysis and Parking Study submitted with 2012 Master Plan.  This analysis 

demonstrated sufficient transportation and capacity is available, or can be made available, 

with buildout of the master plan.  As the proposed improvements will result in a net reduction 

in campus development, no further documentation is needed for the requested master plan 

modification.  

h. In addition to the summary statement of anticipated transportation impacts, an applicant 

shall provide a traffic impact study as specified by city requirements. The transportation 

impact study shall either:  
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1.  Address the impacts of the development of the site consistent with all phases of the 

general development plan; or  

2.  Address the impacts of specific phases if the city engineer determines that the traffic 

impacts of the full development can be adequately evaluated without specifically 

addressing subsequent phases.  

 

RESPONSE:  A traffic impact study for the Comprehensive Plan and Zone Change application 

for two of the subject properties has been prepared (Appendix C) and is addressed in the 

approval criteria for that land use request.  As previously noted, development of the West 

MOB and associated parking will be subject to a future traffic study specific to this 

development when an application for development review is submitted. 

 

i. If an applicant chooses to pursue option h.1., the applicant may choose among three 

options for implementing required transportation capacity and safety improvements:  

1.  The General Development Plan may include a phasing plan for the proposed interior 

circulation system and for all on-site and off-site transportation capacity and safety 

improvements required on the existing street system as a result of fully implementing 

the plan. If this option is selected, the transportation phasing plan shall be binding on 

the applicant.  

2.  The applicant may choose to immediately implement all required transportation 

safety and capacity improvements associated with the fully executed general 

development plan. If this option is selected, no further transportation improvements 

will be required from the applicant. However, if a general development plan is later 

amended in a manner so as to cause the projected average daily trips, the projected 

AM or PM peak hour trips, or the peak parking demand of the development to increase 

over original projections, an additional transportation impact report shall be required 

to be submitted during the detailed development plan review process for all future 

phases of the development project and additional improvements may be required.  

3.  The applicant may defer implementation of any and all capacity and safety 

improvements required for any phase until that phase of the development reaches the 

detailed development plan stage. If this option is selected, the applicant shall submit a 

table linking required transportation improvements to vehicle trip thresholds for each 

development phase.  

 

RESPONSE:   A traffic study for the master plan modification request is not required; 

therefore, this is not applicable. 

 

j.  The applicant or city staff may propose objective development standards to address 

identified impacts that will apply within the proposed development on land that is controlled 

by the institution. Upon approval of the general development plan, these standards will 
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supersede corresponding development standards found in this code. Development standards 

shall address at least the following:  

1.  Pedestrian, bicycle and vehicle circulation and connectivity; 

2.  Internal vehicle and bicycle parking; 

3.  Building setbacks, landscaping and buffering; 

4.  Building design, including pedestrian orientation, height, bulk, materials, ground 

floor windows and other standards of Chapter 17.62; and  

5.  Other standards that address identified development impacts. 

 

RESPONSE:   No alternate development standards are proposed. 

 

2.  Maps and diagrams. The applicant must submit, in the form of scaled maps or diagrams, as 

appropriate, the following information:  

a. A preliminary site circulation plan showing the approximate location of proposed 

vehicular, bicycle, and pedestrian access points and circulation patterns, parking and loading 

areas or, in the alternative, proposed criteria for the location of such facilities to be 

determined during detailed development plan review.  

b. The approximate location of all proposed streets, alleys, other public ways, sidewalks, 

bicycle and pedestrian access ways and other bicycle and pedestrian ways, transit streets 

and facilities, neighborhood activity centers and easements on and within two hundred fifty 

feet of the site. The map shall identify existing subdivisions and development and un-

subdivided or unpartitioned land ownerships adjacent to the proposed development site and 

show how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways and 

utilities within two hundred fifty feet may be extended to and/or through the proposed 

development.  

c. The approximate location of all public facilities to serve the proposed development, 

including water, sanitary sewer, stormwater management facilities.  

d. The approximate projected location, footprint and building square footage of each phase 

of proposed development.  

e. The approximate locations of proposed parks, playgrounds or other outdoor play areas; 

outdoor common areas and usable open spaces; and natural, historic and cultural resource 

areas or features proposed for preservation. This information shall include identification of 

areas proposed to be dedicated or otherwise preserved for public use and those open areas 

to be maintained and controlled by the owners of the property and their successors in 

interest for private use. 

RESPONSE:  See the following figures which show the proposed 2015 Master Plan elements.   

Figure 06:  2015 Proposed Master Plan 

Figure 07:  Proposed Site Plan:  Circulation/Access & Parking 
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Figure 08:  Proposed Site Plan:  Landscaped and Impermeable Area 

 

See also Appendix A in the Transportation Impact Analysis and Parking Study submitted with 2012 

Master Plan and Appendix B which includes the Civil Engineering (Public Infrastructure) Narrative, 

which remain in effect with the modified 2015 Master Plan. 

 

RESPONSES TO APPROVAL CRITERIA 
 

17.04 Definitions 

17.04.710 - Major modification.  

"Major modification" means any of the following changes from a previously approved permit, 

requiring the application to return through the same process as the original review:  

3.  For any site plan or design review approval, a reduction in the amount of landscaping, open 

space or land reserved for a protected feature of ten percent or more or the relocation of 

buildings, streets, access points onto the existing public right-of-way, utility easements, 

pedestrian/bicycle accessways, parking lots, landscaping, or other site improvements away from 

the previously approved general location;  

RESPONSE:  The proposed modification to the Master Plan meets the definition of a major 

modification as it involves modifications to building and parking locations. 

 

17.65 Master Plans 

17.65.040 - Procedure.  

A. Preapplication Review. Prior to filing for either general development plan or detailed development 

plan approval, the applicant shall file a pre-application conference pursuant to Section 17.50.030.  

RESPONSE:  A preapplication meeting was held on May X, 2015. Preapplication notes are provided in 

Appendix G. 

B. General Development Plan. An application for a General Development Plan describing the long-term 

buildout of the site shall be reviewed through a Type III procedure. An applicant must have an approved 

General Development Plan before any detailed development plan may be approved, unless both are 

approved or amended concurrently. Amendments to an approved General Development Plan shall be 

reviewed under a Type III procedure pursuant to Section 17.65.080.  

RESPONSE:  The Master Plan modification is proposed concurrently with a Comprehensive Plan 

Amendment and Zone Change, a Type IV review, which elevates the review of the master plan 

modification to a Type IV review. 
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C. Detailed Development Plan. An application for a detailed development plan, is processed through a 

Type II procedure, as long as it is in conformance with the approved general development plan. 

Amendments to an approved detailed development plan shall be processed pursuant to Section 

17.65.080. Once a development has an approved detailed development plan, Chapter 17.62 Site Plan 

and Design Review is not required.  

RESPONSE:  Subject to approval of the concurrent master plan modification and Comprehensive Plan 

Amendment and Zone Change, PWF intends to submit a detailed development plan for the West MOB 

and associated parking in conformance with the 2015 Master Plan. 

D. Concurrent Review. An applicant may concurrently apply for a general development plan and a 

detailed development plan, or any phase of a detailed development plan. Such a concurrent application 

is reviewed through a Type III procedure. (Ord. 03-1014, Att. B3 (part), 2003)  

RESPONSE:  PWF has not applied for concurrent review of the master plan modification and detailed 

development plan. 

 

17.65.80 - Amendments to approved plans.  

A. When Required. An amendment to an approved General Development Plan or detailed development 

plan is required for any use or development that is not in conformance with the applicable plan, as 

provided below. The approval criteria contained in Section 17.65.050 will apply to general development 

plan amendments, the approval criteria contained in Section 17.65.060 will apply to detailed 

development plan amendments. The thresholds and procedures for amendments are stated below.  

B. Type III Procedure. Unless the approved general development plan or detailed development plan 

specifically provides differently, amendments to either plan that require a Type III procedure are:  

RESPONSE:  The Master Plan modification is subject to the approval criteria contained in Section 

17.65.060 as demonstrated in the following section.  Although the proposal meets the threshold for 

a Type III review, because it is proposed concurrently with a Comprehensive Plan Amendment and 

Zone Change, a Type IV review, this elevates the review of the master plan modification to a Type IV 

procedure.   

C. Approval Criteria for a General Development Plan. The planning commission shall approve an 

application for general development plan approval only upon finding that the following approval 

criteria are met.  

1. The proposed General Development Plan is consistent with the purposes of Section 17.65. 

RESPONSE:  The 2012 Master Plan demonstrated consistency with the purposes of Section 17.65 which 

states the intent of master plans is to foster the growth of major institutions and other large-scale 

development, while identifying and mitigating the impacts of such growth on surrounding properties 
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and public infrastructure. The proposed modification of the 2012 Master Plan remains consistent with 

this intent; therefore this criterion is met. 

2. Development shall demonstrate compliance with Chapter 12.04, Streets, Sidewalks and Public 

Places 

RESPONSE:  The 2012 Master Plan was found to be in compliance with Chapter 12.04 as proposed or 

through conditions of approval. The proposed modification of the master plan reduces the total 

amount of campus development, and makes otherwise de minimis changes; therefore, the master 

plan remains in compliance with Chapter 12.04 and this criterion is met. 

3. Public services for water supply, police, fire, sanitary waste disposal, and storm-water disposal are 

capable of serving the proposed development, or will be made capable by the time each phase of 

the development is completed. 

RESPONSE: The 2012 Master Plan was found to capable of serving the proposed development, or able 

to be made capable with future detailed development plans.  As the proposed modification reduces 

the amount of overall campus development, the finding that public services can be provided remains 

in effect with the master plan modification and this criterion is met.  

4. The proposed General Development Plan protects any inventoried Goal 5 natural, historic or 

cultural resources within the proposed development boundary consistent with the provisions of 

applicable overlay districts. 

RESPONSE: Removal of the East MOB and consolidation of medical office uses at the West MOB 

location will provide a greater distance from natural resources and natural hazards mapped on the 

east side of the campus, thereby providing greater protection of natural resources than the current 

Master Plan.  There are no historic or cultural resources within the proposed development boundary.  

This criterion is met. 

5. The proposed General Development Plan, including development standards and impact mitigation 

thresholds and improvements adequately mitigates identified impacts from each phase of 

development. For needed housing, as defined in ORS 197.303(1), the development standards and 

mitigation thresholds shall contain clear and objective standards. 

RESPONSE:  The 2012 Master Plan Notice of Decision includes conditions of approval that address 

mitigation that will remain in effect except where revisions are made to reflect removal of the East 

MOB, the increased size of the West MOB, the parking to be provided on the west side of the campus, 

and the overall reduction in campus development and related trip generation and parking demand. 

No housing is proposed.  This criterion is met. 

6. The proposed general development plan is consistent with the Oregon City Comprehensive Plan 

and its ancillary documents. 
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RESPONSE:  The approved 2012 Master Plan was deemed to be consistent with the Oregon City 

Comprehensive Plan and its ancillary documents.  The de minimis modifications proposed for the 2015 

Master Plan do not change this consistency; therefore, this criterion is met.   
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IV. COMPREHENSIVE PLAN AMENDMENT AND ZONE CHANGE 
SUBMITTAL REQUIREMENTS AND RESPONSES TO APPROVAL 
CRITERIA 

 

SUBMITTAL REQUIREMENTS 
 
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 city 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.  

D. A Legislative request by the Planning Division. 

RESPONSE:  A complete application has been filed with the planning division to initiate the request. 

 
RESPONSES TO APPROVAL CRITERIA 
 

17.68 Zoning Changes and Amendments 

17.68.020 - Criteria.  

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

RESPONSE:  The properties on 16th Street which are proposed for a Comprehensive Plan 

Amendment from Residential to Employment and Zoning District change from R-6 to Mixed Use 

Employment are subject to the following Oregon City Comprehensive Plan polices as identified 

at the Preapplication conference. 

 

Goal 1.1 Citizen Involvement Program Implement a Citizen Involvement Program that will provide an 

active and systematic process for citizen participation in all phases of the land-use decisionmaking 

process to enable citizens to consider and act upon a broad range of issues affecting the livability, 

community sustainability, and quality of neighborhoods and the community as a whole. 

Policy 1.1.1 - Utilize neighborhood associations as the vehicle for neighborhood-based input to meet the 

requirements of the Land Conservation and Development Commission (LCDC) Statewide Planning Goal 1, 
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Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the officially recognized 

citizen committee needed to meet LCDC Statewide Planning Goal 1. 

Goal 1.2 Community and Comprehensive Planning - Ensure that citizens, neighborhood groups, and 

affected property owners are involved in all phases of the comprehensive planning program. 

Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use 

planning. 

Goal 1.3 Community Education - Provide education for individuals, groups, and communities to ensure 

effective participation in decision-making processes that affect the livability of neighborhoods. 

Goal 1.4 Community Involvement - Provide complete information for individuals, groups, and communities 

to participate in public policy planning and implementation of policies. 

Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 

RESPONSE:  Section 1 establishes goals and policies that the City should strive to implement and meet 

but it does not impose requirements on a master plan application. The application will be advertised in 

the local newspaper, the master plan site will be posted with a notice of the Planning Commission 

hearing and surrounding property owners, and the CIC will be mailed notice of the application and the 

public hearing. This section can be satisfied.  

 

Goal 2.4 Neighborhood Livability - Provide a sense of place and identity for residents and visitors by 

protecting and maintaining neighborhoods as the basic unit of community life in Oregon City while 

implementing the goals and policies of the other sections of the Comprehensive Plan. 

Policy 2.4.2 Strive to establish facilities and land uses in every neighborhood that help give vibrancy, a 

sense of place, and a feeling of uniqueness; such as activity centers and points of interest. 

Policy 2.4.4 Where environmental constraints reduce the amount of buildable land, and/or where 

adjacent land differs in uses or density, implement Comprehensive Plan and zoning designations that 

encourage compatible transitional uses. 

Policy 2.4.5 - Ensure a process is developed to prevent barriers in the development of neighborhood 

schools, senior and childcare facilities, parks, and other uses that serve the needs of the immediate area 

and the residents of Oregon City. 

RESPONSE:   

Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth Boundary to 

meet local, regional, and state requirements for accommodating growth. 

Policy 2.7.2 Use the following 11 land-use classifications on the Oregon City Comprehensive Plan Land-

Use Map to determine the zoning classifications that may be applied to parcels: 
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RESPONSE:   This Goal and policies directs the City to maintain neighborhood livability while 

implementing other goals and policies of other sections of the Comprehensive Plan.  This proposal is 

consistent with this policy by reinforcing the role of the hospital in the community and focusing growth 

in an established location which will promote vibrancy and access to care while remaining compatible 

with the surrounding residential areas.  The rezoning of two properties will not negatively affect the 

City’s 870 acre supply of R-6 zoned property, and is a de minimis addition of MUE zoned property in a 

location which the City has already identified for such uses. 

 

Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 

Oregon City. 

Policy 6.1.1 Promote land-use patterns that reduce the need for distance travel by single-occupancy 

vehicles and increase opportunities for walking, biking and/or transit to destinations such as places of 

employment, shopping and education. 

Goal 6.4 Noise- Prevent excessive noise that may jeopardize the health, welfare, and safety of the 

citizens or degrade the quality of life. 

RESPONSE:  The proposed comprehensive plan amendment and rezoning of two of the subject 

properties will support a land use pattern that facilitates the development of the West MOB building 

directly on Division Street where it has direct access to public transit and sidewalks. As the overall 

master plan building square footage will be decreased and the medical office uses will be consolidated 

in one location, no impacts on air quality or noise are anticipated. 

 

Goal 9.1 Improve Oregon City’s Economic Health - Provide a vital, diversified, innovative economy 

including an adequate supply of goods and services and employment opportunities to work toward an 

economically reasonable, ecologically sound and socially equitable economy. 

RESPONSE:  Section 9 establishes goals and policies that the City should strive to implement and meet 

but does not impose mandatory approval standards for a master plan application. The comprehensive 

plan amendment and rezoning of the two subject properties with concurrent master plan modification 

will reinforce the role of the hospital in the community and contribute to the community’s economic 

development.  

 

Goal 10.1 Diverse Housing Opportunities - Provide for the planning, development and preservation of a 

variety of housing types and lot sizes. 

RESPONSE:  The proposal will remove two single family homes from the City’s housing stock which will 

have de minimis effect on the City’s housing opportunities.  The City has a current inventory of 870.34 

acres of R-6 zoned property in the City which will not be affected by the approximate 0.5 acres of R-6 

rezoned to MUE in this location. 
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Policy 11.1.4 - Support development on underdeveloped or vacant buildable land within the city where 

public facilities and services are available or can be provided and where land-use compatibility can be 

found relative to the environment, zoning, and Comprehensive Plan goals. 

Policy 11.1.6 - Enhance efficient use of existing public facilities and services by encouraging development 

at maximum levels permitted in the Comprehensive Plan, implementing minimum residential densities, 

and adopting an Accessory Dwelling Unit Ordinance to infill vacant land. 

Goal 11.6 Transportation Infrastructure - Optimize the City’s investment in transportation infrastructure. 

RESPONSE:  This section addresses the need for the City to provide public services in accordance with 

the community’s needs as a whole rather than be forced to respond to individual developments as they 

occur. Oregon City has adopted master plans to address public infrastructure. The master plan 

application will satisfy these master plans and the Oregon City Municipal Code. Appropriate conditions 

of approval can be included to address any needed mitigation to ensure that adequate infrastructure is 

provided.  

 

Goal 12.1 Land Use-Transportation Connection - Ensure that the mutually supportive nature of land use 

and transportation is recognized in planning for the future of Oregon City. 

Policy 12.1.4 - Provide walkable neighborhoods. They are desirable places to live, work, learn and play, 

and therefore a key component of smart growth. 

RESPONSE:  

This section provides for a safe, convenient and economic transportation system that functions well 

and contributes to the city’s well-being, enhances the quality of life and increases the opportunity for 

growth and development. The July 23, 2015 Transportation Impact Analysis provided in Appendix C 

demonstrates that the proposed comprehensive plan amendment and rezoning will not adversely 

affect public streets.  

 

Goal 13.2 Energy Conservation- Plan public and private development to conserve energy. 

Policy 13.2.1- Promote mixed-use development, increased densities near activity centers, and home-

based occupations (where appropriate). 

RESPONSE:  This section requires the conservation of energy in all forms through efficient land-use 

patterns, public transportation, building siting and construction standards, and city programs, facilities 

and activities. The policies promote energy conservation through the promotion of mixed-use 

developments and increased densities near activity centers, and the construction of bikeways and 

sidewalks to improve connectivity. The proposed comprehensive plan amendment and rezoning meets 

this section because it encourages the continued development of the medical campus at a location 

which is easily reached from other city areas.  
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Goal 14.2 Orderly Redevelopment of Existing City Areas- Reduce the need to develop land within the 

Urban Growth Boundary by encouraging redevelopment of underdeveloped or blighted areas within the 

existing city limits. 

Policy 14.2.1 - Maximize public investment in existing public facilities and services by encouraging 

redevelopment as appropriate. 

Policy 14.2.2 - Encourage redevelopment of city areas currently served by public facilities through 

regulatory and financial incentives. 

Policy 14.3.1 - Maximize new public facilities and services by encouraging new development within the 

Urban Growth Boundary at maximum densities allowed by the Comprehensive Plan. 

RESPONSE:  The addition of properties and rezoning will facilitate the PWF master plan development 

and allow for at the densities intended for MUE that maximize public investment in existing public 

facilities and services. 

 

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.  

RESPONSE:  The site is currently served by public facilities and services and the range of uses and 

development allowed by the zone is capable of being served prior to issuance of a certificate of 

occupancy.   

 

C. The land uses authorized by the proposal are consistent with the existing or planned function, 

capacity and level of service of the transportation system serving the proposed zoning district.  

RESPONSE:  As documented in the July 23, 2015 Transportation Impact Analysis provided in Appendix 

C, the proposed rezoning will not result in significant impacts on the transportation system.   

 

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 

policies or provisions which control the amendment.  

RESPONSE:  The Oregon City Comprehensive Plan contains specific policies and provisions which 

control the proposed Comprehensive Plan Amendment and Zone Change; therefore, statewide 

planning goals do not need to be addressed. 
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~OREGON 
.:!CITY 

Community Development - Planning 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 
Ph (503) 722·3789 I Pax (503) 722-3880 

LAND USE APPLICATION FORM 
Type I /OCMC 17.50.030.A) 
CJ COmp1tfblllty Review 
CJ Lot Line Adjustment 
CJ Non·Conformlns Use Review 
CJ Natural Resource (NROD) 

Verification 

Type II IOCMC p .50,030,81 
CJ Extension 
CJ Detailed Development Review 
CJ Geotechnlcal Hazards 
CJ Minor Partition (<4 lots) 
CJ Minor Site Plan & Design Review 
CJ Non-Conforming Use Review 
CJ Site Plan and Design Review 
CJ Subdivision (4• lots) 
0 Minor Variance 
CJ Natural Resource (NROD) Review 

Type II! /IV IOCMC 1].50.930.Cl 
CJ Annexation 
CJ Code lnterpretatfon I Slmllar Use 
CJ Concept Development Plan 
CJ Condlt1on1I Use 
CJ Comprehensive Plan Amendment (Text/Map) 
CJ Detailed Development Plan 
CJ Historic Review 
CJ Munlclpal Code Amendment 
CJ Variance 
CJ Zone Change 

File Number(s): __________________ _ 

Proposed Land Use or Activity: Master Plan Modification and Comprehensive Plan Amendment/Zone Change 

Project Name: Providence Willamette Falls (PWF) Medical Center Number of Lots Proposed (If Applicable):-----

Physical Address of Site: 1500 Division Street, Oregon City, OR 97045 

Cl k C M d T L N b ( ) 
22E32AB TL 3100, 3000; 22E32AB TL 3900, 4000, 4100, 4200 

ac amas ounty ap an ax ot um er s : --------------------------

Appllcant(sli /) /}// /) • J / 
Applicant(s) Signature:~~~ 
Applicant(s) Name Printed: Ru~sell Reinhard, Chief Executive; PWF Medical Center Date: _8_/_?_/_2_0_l_5 ____ _ 

Malling Address: 1500 Division Street, Oregon City, OR 97045 

Phone: 503-656-1631 Fax: ______ .....,. ___ Email: Russell Re1nhard@providence.org 

Property Ownerlsl: /} . /l/JJ/J J I 
Property Owner(s) Signature: ~~ 

1AUSSeliRe1nhard, Chief Executive; PWF Medical Center 
Property Owner(s) Name Printed: Date: 81712015 

M II
. Add 1500 Division Street, Oregon City, OR 97045 

a 1ng ress:---------------------~---~-----------
Phone: 503-656-1631 Fax: Email: Russell.Reinhard@providence.org 

~------~~--

Rmresentattvefsl; Ye .a.-_. ..... , I-\ ./'::...- _ 
Representatfve(s) Slsnature: -----------------------------

Representative (s) Name Printed: Stefanie Slyman, AICP; Harper Houf Peterson Righellis Inc. Date: 8/7/2015 

Mailing Address: 205 SE Spokane Street, Suite 200; Portland, OR 97202 

Phone; 503·221-1131 fax: Email: stefanies@hhpr.com 

M signatures rrpresmtl!d mu$t ~ tht full ltga/ capacity and htreby authorize the filing of this application and ~rtify that tht 
lnjonnat1on and txhlblts htf'ftllfdl are cor~ and lndlcott tht partfts wl/llngntss to comply wltti oil code rtqulremtnts. 

www.orcity.org/planning 
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Date:  December 15, 2015 
 
To:  Laura Terway, AICP 
  Planning Division, City of Oregon City 
 
From:  Stefanie Slyman, AICP 
 
Subject: CP15-02 AND ZC15-04 SUPPLEMENTAL FINDINGS OF COMPLIANCE WITH 

OREGON STATEWIDE PLANNING GOALS 
      E-mail     Mail   Hand Deliver   Interoffice 
 
The following Oregon Statewide Planning Goals are applicable to the proposed comprehensive 
plan and zone change requests (CP15-02 and ZC15-04) and are satisfied by the proposal. 
 
Statewide Planning Goal 1: Citizen Involvement.  Goal 1 calls for "the opportunity for citizens to 
be involved in all phases of the planning process." It requires each city and county to have a 
citizen involvement program containing six components specified in the goal. It also requires 
local governments to have a committee for citizen involvement (CCI) to monitor and encourage 
public participation in planning. 
 

RESPONSE:  Representatives of Providence Willamette Falls (PWF) attended a 
meeting with the McLoughlin Neighborhood Association (MNA) on June 4, 2015 to 
present the proposal and solicit neighborhood input.  Documentation of the first meeting, 
which satisfied the neighborhood meeting requirement, is included in Appendix F of the 
application.  At the request of the MNA, PWF representatives met a second time with a 
subgroup of the MNA on June 30, 2015 at which time a modified proposal was 
presented that removed property on 14th Street from the concurrent master plan 
boundary expansion request.  A third informational meeting with the MNA was held on 
September 3, 2015 following submittal the application to the City of Oregon City.  PWF 
representatives also presented the proposal and solicited input at the August 3, 2015 
meeting of the City’s Citizen Involvement Committee (CIC). 
 
Following submittal of the application, the City of Oregon City provided public notice of 
the application in accordance with the City’s noticing requirements including notification 
of the McLoughlin Neighborhood Association and property owners within 300’ of the site 
to attend and/or participate in the public hearing held by the planning commission and 
the city commission; posting of the PWF site; and notice on the City website. 

 
Statewide Planning Goal 2:  Land Use Planning.  Goal 2 outlines the basic procedures of 
Oregon's statewide planning program. It says that land use decisions are to be made in 
accordance with a comprehensive plan, and that suitable "implementation ordinances" to put 
the plan's policies into effect must be adopted. It requires that plans be based on "factual 
information"; that local plans and ordinances be coordinated with those of other jurisdictions and 
agencies; and that plans be reviewed periodically and amended as needed. 
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RESPONSE:  The comprehensive plan amendment and zone change requests are 
being reviewed for consistency with all applicable City Code sections, the City 
Comprehensive Plan, and Statewide Planning Goals as provided in this supplemental 
submittal.  The application has been prepared pursuant to the applicable Administration 
and Procedures codified in OCMC Chapter 17.50 and the process for Zone Changes 
and Plan Amendments in OCMC 17.68.  

 
Statewide Planning Goal 3:  Agricultural Lands.  Goal 3 defines "agricultural lands." It then 
requires counties to inventory such lands and to "preserve and maintain" them through farm 
zoning. Details on the uses allowed in farm zones are found in ORS Chapter 215 and in Oregon 
Administrative Rules, Chapter 660, Division 33. 
 

RESPONSE:  The site is located within existing urbanized lands, not agricultural lands.  
Goal 3 does not apply.   
 

Statewide Planning Goal 4:  Forest Lands.  This goal defines forest lands and requires counties 
to inventory them and adopt policies and ordinances that will "conserve forest lands for forest 
uses." 
 

RESPONSE:  The site is located within existing urbanized lands, not forest lands.  Goal 
4 does not apply.   

 
Statewide Planning Goal 5:  Open Spaces, Scenic and Historic Area, and Natural Resources.  
Goal 5 covers more than a dozen natural and cultural resources such as wildlife habitats and 
wetlands. It establishes a process for each resource to be inventoried and evaluated. If a 
resource or site is found to be significant, a local government has three policy choices: preserve 
the resource, allow proposed uses that conflict with it, or strike some sort of a balance between 
the resource and the uses that would conflict with it. 
 

RESPONSE:  The proposed zone change and comprehensive plan amendment do not 
amend or affect any City-designated open space, scenic and historic area, or natural 
resource inventories which have been previously deemed consistent with Statewide 
Planning Goal 5. 

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

RESPONSE:  The proposed zone change and comprehensive plan amendment do not 
alter existing city protections provided by overlays for natural resources, stormwater 
rules, or other environmental protections which have been previously deemed consistent 
with Statewide Planning Goal 6.  

 
Statewide Planning Goal 7:  Areas Subject to Natural Hazards.  Goal 7 deals with development 
in places subject to natural hazards such as floods or landslides. It requires that jurisdictions 
apply "appropriate safeguards" (floodplain zoning, for example) when planning for development 
there. 
 

RESPONSE:  The proposed zone change and comprehensive plan amendment do not 
alter existing city protections provided the city’s Geologic Hazards Overlay, OCMC 



 
 

3 |  

17.44.  These city regulations are consistent with Goal 7 and protect development from 
inappropriate development on steep slopes. 

 
Statewide Planning Goal 8:  Recreational Needs.  This goal calls for each community to 
evaluate its areas and facilities for recreation and develop plans to deal with the projected 
demand for them. It also sets forth detailed standards for expedited siting of destination resorts. 
 

RESPONSE:  The proposal has no effect on recreational resources in the City. 
 

Statewide Planning Goal 9:  Economic Development.  Goal 9 calls for diversification and 
improvement of the economy. It asks communities to inventory commercial and industrial lands, 
project future needs for such lands, and plan and zone enough land to meet those needs. 
 

RESPONSE: This proposal is consistent with Goal 9 as it reinforces the role of the 
hospital in the community and focuses growth in an established location which will 
promote economic vibrancy in the City.  The request to plan and zone 0.5 acres to Mixed 
Use Employment (MUE) will facilitate site development that PWF has identified can best 
serve patients, which will in turn support the continued success of the hospital and yield 
economic benefits for the City through job creation, community partnerships, and access 
to care. 
 

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

RESPONSE:  As of June 8, 2015 the City had a total buildable lands inventory of 
6,132.07 acres, excluding rivers and road areas.  Of the 6,132.07 acres, 4,210.17 acres 
(68.66%) are zoned for residential uses in the following districts:  R-2. R-3.5, R-6, R-8, 
and R-10.  The proposed rezoning of 0.5 acres of R-6 zoned property to Mixed Use 
Employment (MUE) will decrease this residential inventory to 4,209.67 acres or 68.64% 
of the City’s total buildable lands inventory, a 0.02% reduction. Moreover, this residential 
inventory understates housing opportunities in the City as housing is also permitted by 
right in non-residential zones not counted toward the residential lands acreages, such as 
live/work units permitted in the Mixed-Use Downtown District and multifamily residential 
units permitted in the Mixed Use Corridor District.  The resulting reduction of 0.5 acres in 
the residential lands inventory has no effect on the City’s continued compliance with 
Goal 10 as a result of the proposed Comprehensive Plan and Zone Change. 

 
Statewide Planning Goal 11:  Public Facilities and Services.   Goal 11 calls for efficient planning 
of public services such as sewers, water, law enforcement, and fire protection. The goal's 
central concept is that public services should to be planned in accordance with a community's 
needs and capacities rather than be forced to respond to development as it occurs. 
 

RESPONSE:  The site is currently served by public facilities and services provided by 
the City.  Existing analyses for the approved 2012 Master Plan have documented 
impacts on public facilities which remain applicable and unchanged by the proposed 
master plan modification, especially as the proposed master plan will result in less 
15,000 sf less development than is currently approved in the Master Plan, 
notwithstanding the rezoning of 0.5 acres of R-6 zoned property to MUE. 



 
 

4 |  

 
Statewide Goal 12: Transportation.  The goal aims to provide "a safe, convenient and economic 
transportation system." It asks for communities to address the needs of the "transportation 
disadvantaged." 
 

RESPONSE: The proposal is located in an area currently served by City transportation 
facilities.  A traffic analysis has been submitted with the application which analyzed the 
proposed zone change in compliance with the Transportation Planning Rule (TPR), OAR 
660-012-0060.  The analysis determined that there will be no significant impacts on 
surrounding transportation facilities due to the comprehensive plan amendment and 
zone change. 

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

RESPONSE:  The proposed comprehensive plan and zone change will allow for mixed 
use development generally and a medical office building specifically in an urban location 
already served by transportation and other public infrastructure which provides for 
efficient and accessible uses within the City that maximize energy conservation.  The co-
location of medical uses on a single campus instead of multiple sites reduces vehicular 
travel which particularly conserves energy. 

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

RESPONSE: The site is located within the urban growth boundary and no expansion of 
the boundary is requested. Goal 14 does not apply. 

 
Statewide Planning Goal 15:  Willamette River Greenway.  Goal 15 sets forth procedures for 
administering the 300 miles of greenway that protects the Willamette River. 
 

RESPONSE The site is not located with the Willamette River Greenway.  Goal 15 does 
not apply. 

 
Statewide Planning Goal 16:  Estuarine Resources 
 
Statewide Planning Goal 17:  Coastal Shorelands 
 
Statewide Planning Goal 18:  Beaches and Dunes 
 
Statewide Planning Goal 19:  Ocean Resources  

 
RESPONSE The site is not located within any of these coastal resource areas.  None of 
these remaining Statewide Planning Goals apply. 
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ID:583247
Area: 58806sq.ft.

ID:583167
Area: 55321sq.ft.

ID:583256
Area: 74293sq.ft.

ID:583265
Area: 363726sq.ft.

ID:1324258
Area: 50529sq.ft.

ID:583577
Area: 38332sq.ft.

A:
ID:583489
Area: 6098sq.ft.

Tax Lot ID’s

B:
ID:583461
Area: 5277sq.ft.
C:
ID:583274
Area: 15681sq.ft.

D:
ID:583292
Area: 4791sq.ft.

E:
ID:583309
Area: 7405sq.ft.

F:
ID:583336
Area: 4791sq.ft.

J:
ID:583434
Area: 5662sq.ft.

K:
ID:583504
Area: 8712sq.ft.

G:
ID:583327
Area: 7840sq.ft.

H:
ID:583452
Area: 5662sq.ft.

I:
ID:583443
Area: 5662sq.ft.

L:
ID:C149966
Area: 7499sq.ft.

M:
ID:C150283
Area: 7500sq.ft.

N:
ID:C150271
Area: 15000sq.ft.

A

K

BC

D

H

I

JE

F G

ID:583023
Area: 57499sq.ft.

LM

N

LEGEND
Existing Hospital

Existing Medical Office

Tax Lots Owned By PWF

MUE Boundary
2012 Existing Master Plan 
Development Boundary



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB03900Providence Health & Services - Or
NWNE3202E02S

005834341806 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 3

$57,595
$103,990
$161,585
64
$108,171
18.1800
062002
$1,966.5514-15
18.1800

1,1521,1523
.141,1521.00
5,9001
19251,152
Concrete1,152
CompositionElec Baseboard
GableCarpet
Bevel Siding1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02500Providence Health & Services - Or
NWNE3202E02S

005833091807 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
300 Farm
Old Oregon Trail Summer Hm Sit
Oregon City Older
100 Vacant,Residential Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02500

$39,689

$39,689

$29,147
18.1800
062002
$529.9014-15
18.1800

.17
7,500

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB04000Providence Health & Services - Or
NWNE3202E02S

005834431808 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 4

$57,595
$81,550
$139,145
59
$97,359
18.1800
062002
$1,769.9914-15
18.1800

9169162
.149161.00
5,9001
1923916
Concr Blk916
CompositionForced Air-Gas
GableFir
Rustic1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02400Division Street Prop II LLC
NWNE3202E02S

005832921809 15th St Oregon City 97045
Clackamas (OR)1505 Division St Oregon City Or 97045

1224.00
131 Sgl Family,R1-3,1-Story

Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02400

$56,188
$94,270
$150,458
63
$100,240
18.1800
062002
$1,822.3614-15
18.1800

1,0341,0342
.111,0341.00
5,0001
19461,034
Concrete1,034
CompositionForced Air-Gas
GableCarpet
Bevel Siding1

Bargain & Sale002-09838110/15/2002Division Street Prop II LLC
Warranty$1,131,000002-09838210/15/2002Willamette Falls Hospital
Warranty$140,0000098-8358409/01/1998Division Street Prop II LLC
Bargain & Sale0094-4252405/23/1994Ramsour Robert G/Judith J Tr



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB04100Providence Health & Services - Or
NWNE3202E02S

005834521810 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 5

$56,327
$150,680
$207,007
73
$143,178
18.1800
062002
$2,602.9814-15
18.1800

1,3151,3153
.141,1041.00
5,9001
19251,315
Concr Blk1,315Single Fireplce
CompositionForced Air-Gas
GableCarpet
Bevel Siding1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02300Providence Health & Services - Or
NWNE3202E02S

005832831811 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
470 Medical Buildings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 02300 SEE EXEMPT
PORTION 02300E1

$59,971
$106,390
$166,361
64
$133,872
18.1800
062002
$2,433.8014-15
18.1800

.17
7,500
1974

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB04200Providence Health & Services - Or
NWNE3202E02S

005834611812 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 6

$56,188
$40,970
$97,158
42
$67,586
18.1800
062002
$1,228.7214-15
18.1800

1,0341,0342
.121,0341.00
5,2471
19251,034
Post Pier1,034
CompositionStove
GableFir
Rustic1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB03100Providence Health & Services - Or
NWNE3202E02S

005833541714 16th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
141 Sgl Family,R1-4,1-Story

Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 03100

$95,032
$196,450
$291,482
67
$186,317
18.1800
062002
$3,387.2514-15
18.1800

1,6401,6403
.341,2622.00
15,0003782
19201,640
Concrete1,640Single Fireplce
Composition378Forced Air-Gas
GableTile
Bevel Siding1

444

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB03000Providence Health/Services-O
NWNE3202E02S

005833451716 16th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
131 Sgl Family,R1-3,1-Story
Debbie Acres
Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 03000

$69,136
$131,450
$200,586
66
$138,300
18.1800
062002
$2,514.3014-15
18.1800

1,4011,4013
.171,4011.00
7,5001
19041,401
Post Pier1,401Single Fireplce
CompositionForced Air-Oil
GableTile
Bevel Siding1

Warranty$255,000015-02837105/15/2015Providence Health/Services-O
Warranty$159,900002-12373212/17/2002Wright Andre P
Warranty$70,500001-06964808/30/2001Andrilenas Edward J
Bargain & Sale0098-8141109/01/1998House Robert L/Linda K
Warranty$55,0000097-4209706/04/1997House Robert L



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02900Providence Health & Services - Or
NWNE3202E02S

005833361720 16th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
131 Sgl Family,R1-3,1-Story

Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02900

$51,684
$120,720
$172,404
70
$117,518
18.1800
062002
$2,136.4814-15
18.1800

1,4901,4903
.111,1381.00
4,9863521
19201,490
Concrete1,490
Composition352Forced Air-Gas
GableCarpet
Aluminum1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02100Providence Health & Services - Or
NWNE3202E02S

005832651500 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*
Aldercrest Acres
Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02100

$2,017,225
$45,016,480
$47,033,705
96
$43,309,308
18.1800
062002

14-15
18.1800

8.36
364,193
1961



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02200Providence Health & Services - Or
NWNE3202E02S

005832741505 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
470 Medical Buildings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 02200 SEE EXEMPT
PORTION 02200E1

$13,168
$23,010
$36,178
64
$28,802
18.1800
062002
$523.6214-15
18.1800

.37
16,025
1974

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02000Providence Health & Services - Or
NWNE3202E02S

005832561508 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 02000 SEE EXEMPT
PORTION 02000E1

$317,846
$10,092,870
$10,410,716
97
$9,364,280
18.1800
062002
$169,801.9114-15
18.1800

1.72
75,094
1962

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB01900Providence Health & Services - Or
NWNE3202E02S

005832471510 Division St Oregon City 97045
Clackamas (OR)1510 Division St Oregon City Or 97045

1224.00
564 Medical Office Buidings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 01900 SEE EXEMPT
PORTION 01900E2

$298,571
$3,323,980
$3,622,551
92
$3,375,144
18.1800
062002
$60,552.5014-15
18.1800

1.35
58,725
1995

Deed009-00546500/00/2009Providence Health & Services 
Deed078-05113400/00/1978Strickland Caroline E Trste



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02800Providence Health & Services - Or
NWNE3202E02S

005833271511 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
121 Sgl Family,R1-2,1-Story
Old Oregon Trail Summer Hm Sit
Oregon City Older
100 Vacant,Residential Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02800

$75,328

$75,328

$72,998
18.1800
062002
$1,272.0414-15
18.1800

.18
7,990
1900
Post Pier
CompositionStove
GableFir
Rustic1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB01201Providence Health & Services - Or
NWNE3202E02S

005831671600 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
131 Sgl Family,R1-3,1-Story
Emerald Mdws D
Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 01201 SEE EXEMPT
PORTION 01201E1

$177,507
$84,930
$262,437
32
$262,437
18.1800
062002
$4,447.4014-15
18.1800

1.18
51,388
1969
Concrete
CompositionForced Air-Gas
GableCarpet
Bevel Siding1

Providence Health & Services 



no liability for variations, if any, in dimensions, area or location of the premises or the location of improvements.
This map is a copy of public record and is provided solely for informational purposes.  WFG National Title assumes

Parcel # :  /  

E-mail: cs@wfgnationaltitle.com
Fax: 888.833.6840
Phone: 503.603.1700
Portland, OR 97223 
12909 SW 68th Pkwy # 350
Customer Service Department
WFG National Title

22E32AB0420000583461



1J TICOR TITLE INSURANCE 

--zrrr========================================:;i e WARRANTY DEED 

\ 0 GRANTOR: Robert G. Ramsour, Trustee 

-;f) GRANTEE: Division Street Properties II, L.L.C. 

Until a change is requested, all tax statements shall be 
sent to the following address: 
Division Street Properties II, L.L.C. 
I SOS Division Street 
Oregon City, OR 97045 

Escrow No. 678889CD Title No. C678889-RH 

After recording return to: 
Divisiun Str-eet Pruporties II, L.L.C. 
I SOS Division Street 
Oregon City, OR 9704S 

This Space Reserved for Recorder's Use 

STATUTORY WARRANTY DEED 

ROBERT G. RAMSOUR and JUDITH J, RAMSOUR, TRUSTEES for the ROBERT G, RAMSOUR TRUST u/d/t 4/3/91, 
and ROBERT G, RAMSOUR and JUDITH J, RAMSOUR, TRUSTEES for the JUDITH J. RAMSOUR TRUST u/dlt 
4/3/91 as tenants In common, each with an undivided one-half Interest Grantor, conveys and warrants to DMSION STREET 
PROPERTIES II, L.L.C., an Oregon limited llablllty company Grantee, the following described real property ftee Of 
encumbrances except as specifically set forth herein situated In Clackamas County, Oregon, to wit: 

SEE 'LEGAL DESCRIPTION' ATTACHED HERETO AND BY REFERENCE MADE A PART HEREOF. 

THIS INSTRUMENT WILL NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION 
OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, 
THE PERSON ACQUIRING FEE TITLE TO THB PROPERTY SHOULD CHECK WITH THB APPROPRIAIB CITY OR 
COUNTY PLANNING DEPARTMENT TO VERIFY APPROVED USES AND TO DEIBRMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS _DEFINED IN O~S 30.930. The said prope~ Is free from 

' . . 
Easements of Record, if any; 1998-99 taxes which are a lien due but not yet payable. 

The true consideration for this conveyance is $140,000.00** (Hero comply with the requirements of ORS 93.030) 
••which Is paid to an acco':'.iodator as }.,,art of a I 031 deferred exchange. 

Datedthis_L_dayof ~pbm'& 19~ ~ ?Sif:lu · ~ M 
. ~4/ (lie/; f;;, ~Ramsour, Trustee fo the ao'/..rt 

G. Ramsour Trust u/d/t 4/3/91 and the 
Judith J. Ramsour Trust u/d/t 4/3/91 

,19Kby 

·------- ____ ... _ .... 

1

-. D~~mA~R~JFF ·1 
NOTARY PUBLIC.OREGON 
COMMISSION NO. 047385 

. MY COMMISSION EXPIRES SEPT 26, 1999 . 

~:<i 

98-083584 



~1 

i1 

111J TICOR TITLE INSURANCE 

EXHIBIT 'A' 

LEGAL DESCRIPTION 
That portion of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the 
Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, described 
as follows: 

Beginning I 00 feet Easterly at right angles from a point which is 200 feet Southerly at right angles 
from a point on a Southerly line of I 6th Street, which is 1220 feet Easterly from the NortbQll!lt comer 
of Block 173, Oregon City, Oregon; thence running Southerly at right angles from said Easterly line 
100 feet; thence Westerly at right angles SO feet; thence Northerly at right angles JOO feet; thence 
Easterly al right angles 50 feet io the place of beginning. 

STATE OF OREGON 98-083684 
CLACKAMAS COUNTY 
Reoelved and p1aoed In the publ 10 
raoorde of Cl aokam11 County 
RECE I PT# AND FEE: 7Bl48 $49' ee 
DATE AND TIME: 09/08/98 10113 AM 
JOHN KAUFFMAN• COUNTY CLERK 



c 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Clackamas County Official Records 2012-003000 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

6
?. OO 

$25.00 $16.00 $10.00 $16.00 

1° ! Until a change is requested. all tax 
~ statements shall be sent to: 
::i 

E o Same as above. z 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), ' .. . . . .. 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739!04_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CtJ'.APTER 855, 
OREGON LAWS 2009. . 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

Title: L.Fo 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this /)fl'"' day o~ll1;Jj, 2012, S/ve{f11A ~~/!vi 
who, being duly sworn, did say that he/she is the ~ ~f Willamette 
Falls Hospital, an Oregon nonprofit corporation, that fue foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

.--~~~~~~~~~--

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 46111 i 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher Donation Land Claim in Section 32, Township 2 South, Range 2 East of the 
Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, described as 
follows: 

Beginning at a granite stone 18 inches by 12 inches by 10 inches marked "A" and set in the West line of 
the said Fisher Donation Land Claim, 23.15 chains North 0°38' East from the Southwest corner thereof, 
which point is the Southwest corner of a tract conveyed to George O. Jewell by Deed recorded November 
2, 1925 in Book 181, page 632, Deed Records; thence South 87°53' East 950 feet to a point; thence 
North 0°38' East parallel with the West line of said Donation Land Claim 400 feet to a point; thence North 
87°54' West 950 feet to a point on the West line of said Donation Land Claim; thence South 0°38' West 
along said West line 400 feet to the point of beginning. 

EXCEPTING THEREFROM that portion thereof included in a tract described in Deed to Rivergate 
Development Company, an Oregon corporation recorded April 25, 1997 as Fee No. 97030876, Records of 
Clackamas County and described as follows: 

All of that property lying West of the East line of the tract described in deed to Willamette Falls 
community Hospital recorded January 15, 1979, Clackamas County Deed as Fee No. 79-1768, and East of 
the followin described West line of the parcel conveyed herein which is part of the Ezra Fisher and wife 
Donation Land Claim No. 44, in the Northeast 1/4 of Section 32, Township 2 South, Range 2 East, of the 
Willamette Meridian, in the County of Clackamas and State of Oregon: 

Commencing at the Northeast corner of that tract of land described in deed to Mountain Park Health care 
Facilities, Inc., recorded July 23, 1985, Clackamas County Recorders Deed as Fee No. 85-25376, which 
corner is on the South line of that tract described in deed to doctors Hospital Association, Inc., recorded 
December 27, 1957 in Clackamas County Book 534, page 590; thence, continuing 144.60 feet along said 

- oo ra 1us curv ri , 
43°26'56" East, 142.01 feet to a point of reverse curvature; thence 130.41 feet along the arc of a curve 
left, the radius of which is 180.00 feet, the central angle is 41°30'37, and the long chord bears North 
41°32'22" East, 127.58 feet to the East line of said Doctors Hospital Association, Inc. tract, which is also 
the West line of that tract described in deed to willamette Falls Community Hospital recorded January 15, 
1979, clackamas County Deed as Fee No. 79-1768; thence continuing 63.25 feet along said 180-foot 
radius curve left through a central angle of 20°08'03", the long chord of which bears North 10°42'02" . . . . 

I 

to, the East line of said Willamette Falls Community Hospital tract; thence, parallel with an 40.00 feet 
from the East line of said Willamette Falls Community Hospital tract, North 00°38'00" East, 339.07 feet to 
the North line thereof, being on the South line of David Road and the terminus of the line described said 
line, including the arc length, central angles, and long chords, to be adjusted as necessary to insure that 
it passes through the tract corners called, and runs parallel with and immediately adjacent to the tract 
lines cited and the Easterly and Westerly lines of said strip to lengthen and shorten as necessary to begin 
and terminate on the tract lines cited. 

EXCEPTING THEREFROM that portion lying within the boundaries of Trillium Park Drive. 

ALSO EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded October 24, 2007 as Fee No. 2007-091355. 

The legal description was created prior to January 01, 2008. 



Parcel Number: 00583265 
Ref Parcel Number: 22E32AB02100 
Site Address: 1500 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Clackamas County Official Records 2012-003001 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

-o = a sey ree 
g ~ Portland, OR 97213 
Eo 

~~ i Until a change is requested, all tax 
~ j statements shall be sent to: 
~ 2' Same as above. 
·i::._ 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

, · · , i e, an in eres in e rea prope y an 
all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, 1!is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010,TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY: LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN' ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY q>WNERS, IF 

~~ ' 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CH;APTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

· Personally appeared before me this (;'fh day o~ , 2012, g,,,v ~, fklfttit,s 
who, being duly sworn, did say that he/she is the ~ f Willamette 
Falls Hospital, an Oregon nonprofit corporation, that tlie foregoing instrument Jas signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her

1

voluntary act 
~~ . i 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

A portion of the Northwest quarter of the Northeast quarter of Section 32, Township 2 South, Range 2 
East of the Willamette Meridian, in the City of Oregon City, Clackamas County, Oregon, described as 
follows: 

Beginning at the intersection of the Northerly line of 15th Street and the Westerly line of Division Street 
in the City of Oregon City; thence Northwesterly along the Northerly line of said 15th Street, 185 feet, 
more or less, to the most Westerly corner of that tract of land conveyed to LP. Gambee, et ux, by deed 
recorded July 18, 1972, under Recorder's Fee No. 72-20949; thence at right angles to said roadway and 
along the Westerly line of said Gambee tract, 100 feet to the most Northerly corner thereof; thence at 
right angles to the last mentioned line, 50 feet to the most Westerly corner of that tract of land conveyed 
to L Phaon Gambee, et ux, by deed recorded May 1 7, 1973, under Recorder's Fee No. 73-15330; thence . . 

I I 

corner thereof; thence tracing the Northerly line of said tract, 136 feet to the West line of Division Street; 
thence Southerly along the Westerly line of said Division Street, 185 feet, more or less, to the place of 
beginning. 

Excepting Therefrom that parcel contained in a Quitclaim Deed to the City of Oregon City, a municipal 
corporation, recorded April 11, 1963, in Book 620, Page 8. 

And Further Excepting Therefrom that parcel conveyed to LP. Gambee and Patricia I Gambee, husband 
and wife, by deed recorded July 18, 1972, Recorder's No. 72 20949, which said excepted parcel is 
described as follows: 

Beginning at the Northeast corner of Block 173, Oregon City; thence Southeasterly along the Southerly 
line of Sixteenth Street 1220 feet; thence at right angles Southeasterly 200 feet; thence Southeasterly at 
right angles 100 feet to the true point of beginning; thence continuing Southeasterly 75 feJt; thence at 
rig t ang es Sout wester y ee o o er y s1 e o 1 een ree ; ence o wes er y a rig 
angles along Northerly side of Fifteenth Street 75 feet; thence Northeasterly at rjght angle~ 100 feet to 
the true point of beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583274 

Site Address: 1505 Division St., Oregon City 97045 



·c 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

Clackamas County Official Records 2012-003002 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

:8~ 
~ ~ After recording return to: 
E :::i Providence Health & Services - Oregon 
Eo § :z Providence Real Estate/Property Management 
~ ~ Providence Office Park Building 1, Suite 160 

~Cl 
·c: .!:: 
QI "E 

~ ~ Until a change is requested, all tax 
~ a: · statements shall be sent to: 

Same as above. 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), ' . . . . . 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this {;'f'h. day oKflUU1Jt1~ 2012, SM/~ f,}M~/i,,,5 
who, being duly sworn, did say that he/she is the CP'JJ of Willamette 
Falls Hospital, an Oregon nonprofit corporation, that thtfOregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

.....-~~~~~~~~~--

OFFICIAL SEAL 
GLENDA L FOSSUM-$. MITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 
I 

[See attached.] I 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher Donation Land Claim situated in the Northeast one-quarter of Section 32, 
Township 2 South, Range 2 East, of the Willamette Meridian, in the City of Oregon City, County of 
Clackamas and State of Oregon, being more particularly described as follows, to-wit: 

Beginning at an iron rod in the Easterly right of way line of Division Street, which iron rod is the 
Northwest corner of that certain tract of land conveyed to the Doctor's Hospital Association, Inc. by Deed 
recorded December 27, 1957 in Deed Book 534, page 590, Deed Records, Clackamas County, Oregon. 
From said place of beginning; thence South 87°51'07" East along the North line of said Doctor's Hospital 
Association Inc. Tract, 324.99 feet to an iron pipe; thence continuing South 87°51'07" East along said 
Doctor's Hospital Association Inc. Tract North line 325.01 feet to an iron pipe; thence leaving said North 
line North 0°38' East 209.03 feet to an iron pipe in the Southerly right of way line of Davis Road; thence 

I • • • • • • 

I 

thence leaving said Southerly right of way line of Davis Road, South 0°38' West 187.44 feet to an iron 
pipe; thence North 87°51'07" West 324.99 feet to an iron rod set in the Easterly right of way line of said 
Division Street; thence South 0°38' West along said Easterly right of way line of Division Street 30.02 feet 
to the place of beginning. 

TOGETHER WITH an easement for underground drainage line as set forth in document recorded 
Se tember 5 1962 in book 610 a e 19 bein 5 feet in width I in and bein 2 1 2 feet on either side of 
the following described center line: 

Beginning at an iron rod in the Easterly right of way line of Division Street, in the Northeast 1/4 of 
Section 32, Township 2 South, Range 2 East of the Willamette Meridian, in the Ezra Fisher donation Land 
Claim, which iron rod is the Northwest corner of that certain tract of land conveyed to the Drs. Hospital 
Association, Inc., by Deed recorded December 27, 1957 in Deed Book 534, page 590, Deed Records of 
Clackamas County, Oregon; running thence North 0°38' East, along said Easterly right of way line of 
Division Street ee o an iron ro ; ence ou as , ee o e es er y 
boundary of the tract above described; thence North 0°38' East, tracing said Westerly boundary, 60 feet 
to the point of beginning of the easement center line to be described; thence North 45° West, 22 feet to 
a point and terminus of said easement center line. 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City for road and utility purposes 
by instrument recorded February 13, 2002 as Fee No. 2002-014847. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583256 
Ref Parcel Number: 22E32AB02000 
Site Address: 1508 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office ·Park Building 1, Suite 160 

Clackamas County Official Records 2012-003003 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

~ ~ Portland, OR 97213 

~~ 
w E Until a change is requested, all tax 
I§ j statements shall be sent to: 
B ci Same as above. ·c.5 
cu "E 

1!! a: 
u:: QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEALTH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

I 

Personally appeared before me this ft/h day o~titj, 2012, S/a/ ~ ~,hJj 
who, being duly sworn, did say that he/she is the ' -- Willamette 
Falls Hospital, an Oregon nonprofit corporation, thattefuregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM·S .. MITH 

NOTARY PUBUC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher Donation Land Claim situated in the Northeast quarter of Section 32, Township 2 
South, Range 2 East of the Willamette Meridian, in the City of Oregon City, County of Clackamas and 
State of Oregon, more particularly described as follows: 

Beginning at an iron rod in the Easterly right of way line of Division Street, which rod marks the 
Northwest corner of that 30 foot strip of land described in that deed to Graeme Strickland, et ux, 
recorded in Clackamas County Deed Book 610, page 19; thence South 87°51'07" East along the Northerly 
line of said 30 foot strip 324.99 feet to an angle corner in said tract of land; thence North 0°38' East 
along the West line of said tract 187.44 feet to the most Northerly Northwest corner of said Strickland 
tract and a point in the Southerly line of Davis Road; thence North 86°23' West along said Southerly line 
325 feet, more or less, to a point in the Easterly line of said Division Street; thence South 0°38' West 196 
ee , more or ess, o 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded March 8, 2004 as Fee No. 2004-019351. 

The legal description was created prior to January 01, 2008. 

Ref Parcel Number: 22E32AB01900 & 22E32AB1900E2 
Site Address: 1510 Division St. & 1510 Division St #A, Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services -Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003004 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR 

62
_
00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 
ANY UNDE , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this /# /'o day orJMutU!;j 2012, G/ve/ ~ ~ :V, 
who, being duly sworn, did say that he/she is the. ~ ~ o Willamette 
Falls Hospital, an Oregon nonprofit corporation, that~ foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 

[See attached.] 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning in the Easterly extension of the Southerly line of 16th Street, 1280.00 feet, more or less, 
Easterly, along Easterly extension, from the Northeast corner of Block 173, Oregon City; thence at right 
angles Southerly 80.00 feet to the Southwest corner of a tract conveyed to Gerald T. Shaw, et ux, 
recorded October 6, 1964, in Book 647, Page 407, Deed Records, also being the most Northerly corner of 
that tract conveyed to William O. Moore, et ux, recorded June 9, 1964, in Book 641, Page 235, Deed 
Records and the true point of beginning of the tract herein to be described; thence Southeasterly along 
the Northerly boundary of said Moore tract 89.00 feet to the Westerly line of Division Street; thence 
Southerly along the Westerly line of Division Street, a distance of 83.00 feet to the Northeast corner of a . . 

I I I I I I 

Records; also being the most Southerly corner of said Moore tract; thence Northwesterly along the 
Southerly line of said Moore tract a distance of 136.00 feet to the Southwest corner thereof; thence 
Northeasterly along the Northwesterly line of said Moore tract a distance of 70.00 feet to the point of 
beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583327 
Ref Parcel Number: 22E32AB02800 
Site Address: 1511 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office ·Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested. all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003006 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR 

72
_
00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), . . . . . 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DA TED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this /Jfh day oK. lu1UMJj ,2012, SJul 41 ~ ;1/S 
who, being duly sworn, did say that he/she is the [/fY ~f Willamette .. 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

--~~~~~~~~~----. 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIR~S AUGUST 18, 2015 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

TRACT A: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at a point North 1°5' East 264 feet and South 85°57' East 231 feet from the Southwest corner 
of a tract conveyed to John Naught by deed recorded in Book "X", page 397, Deed Records; thence 
continuing South 85°57' East 91.90 feet to the Northwest corner of a tract conveyed to Orlie M. Hemphill, 
et ux, by deed recorded in Book 321, page 51, Deed Records; thence South 1°00' West 120 feet; thence 
North 85°57' West 91. 90 feet; thence North 1°00' East 120 feet to the true point of beginning. 

EXCEPTING THEREFROM the North 20 feet, being situated in Penn Lane. 

ALSO EXCEPTING THEREFROM that portion conveyed to the City of Oregon City by Deed of Dedication 
recorded April 25, 2011 as Instrument No. 2011-024837 

TRACT B: 

A tract of land in the Northwest one-quarter of the Northeast one-quarter of Section 32, Township 2 
South, Range 2 East of the Willamette Meridian, and being within the Ezra Fisher Donation Land Claim, in 
the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning on the West line of said Donation Land Claim at the Northwest corner of the tract of land 
described in a Deed to J.E. Boyer recorded in Book 100, page 275, which corner is established by said 
deed as being South 1°05' West 1716 feet (26 chains) from the Northwest corner of said Donation Land 

aim; t ence ou as a ong e o me o sa1 eyer rac ee; ence ou 
West, parallel with said claim line, 52 feet to the Northeast corner of the tract described in Deed to Donn 
J. Crone recorded under Fee No. 67-002664; thence North 87°57' West along the North line of said Crone 
tract 100 feet to the West line of said Donation Land Claim; thence North 1°05' East along said claim line 
52 feet to the point of beginning. 

EXCEPTING THEREFROM that portion conveyed to the City of Oregon City by Deed of Dedication 

TRACTC: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at the Northwest corner of a tract of land described in Book 100, page 275, Deed Records of 
Clackamas County, Oregon, which corner is on the west line of the Ezra Fisher Donation Land Claim No. 
44 at a point South 1 °05' West 26 chains from the Northwest corner of said Donation Land Claim; thence 
South 1°05' West along the West line of said Fisher Donation Land Claim 52.0 feet to the true point of 
beginning; thence South 85°57' East 100 feet; thence South 1°05' West 50.00 feet; thence North 85°57 
West 100 feet to the West line of said Fisher Donation Land Claim; thence North, tracing the West line of 



said Fisher Donation Land Claim, 50.0 feet to the point of beginning. 

EXCEPTING THEREFROM that portion conveyed to the City of Oregon City by Deed of Dedication 
recorded April 25, 2011 as Instrument No. 2011-024837 

TRACT D: 

Part of the Ezra Fisher Donation Land Clai.m situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at a point 112.00 feet North 1°5' East from the Southwesterly corner of a tract of land deeded 
to J.E. Boyer by deed recorded September 30, 1907 in Book 100, page 275, Clackamas County Deed 

· · · · · r di tance of 50.00 feet· 
thence South 85°57' East 165.00 feet to the Easterly line of said tract; thence South 1°5' West along the 
Easterly line of said tract a distance of 50.00 feet; thence North 85°57' West 165.00 feet to the point of 
beginning. 

TRACT E: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, ounty o regon, more 
particularly described as follows: 

Beginning at a point that is South 1°05' West 30 chains from the Northwest corner of the Ezra Fisher 
Donation Land Claim; thence South 85°57' East 124.5 feet; thence North 1°05' East 112 feet; thence 
North 85°57' West 124.5 feet to the Donation Land Claim line; thence South 1°05' West 112 feet to the 
point of beginning. 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded March 8, 2004 as Fee No. 2004-019351. 

TRACT F: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
· · · f re on Ci Coun of Clackamas and State of Ore on more 

particularly described as follows: 

Beginning on the West line of said Donation Land Claim at the Northeast corner of the tract of land 
described in Deed to J.E. Boyer recorded in Book 100, page 275, Clackamas County Deed Records, which 
corner is established by said Deed as being South 1°05' West 1716 feet (26 chains) from the Northwest 
corner of said Donation Land Claim; thence South 85°57' East along the North line of said Boyer tract 100 
feet to the true point of ~eginning; thence South 1°05' West, parallel with said claim line, 102 feet to the 
Southeast corner of the tract described in Deed to Donn J. Crone recorded under Fee No. 67-002664; 
thence South 85°57' East, parallel with the North line of said Boyer tract, 65 feet to a point on the East 
line thereof; thence North 1°05' East along the said East line 102 feet to the Northeast corner thereof; 
thence North 85°57' West 65 feet to the true point of beginning. 

TRACT G: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 



the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at the Northwest corner of that certain tract of land conveyed to August Schunk and Minnie 
Schunk by deed recorded July 20, 1920 in Book 159, page 315, Deed Records of Clackamas County, 
Oregon; thence South 1° West along the West line of the tract described in said deed 152 feet, more or 
less, to the Northwest corner of that tract of land conveyed to A.O. Alldrege and wife by deed recorded in 
Book 107, page 126, Deed Records of Clackamas County, Oregon; thence South 85°57' East 66 feet; 
thence North 1° East 152 feet, more or less, to the North line of the said Schunk tract; thence North 
85°57' West along the North line of said Schunk tract to the point of beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 0583167 
Ref Parcel Number: 22E32AB01201 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003007 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this {/fh. day ot\.Jlif!IAAM~2012, {)vej ~ ~I~~ 
who, being duly sworn, did say that he/she is the C;fi) of Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed.· 

.---~~~~------~--0FFIC1 AL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

That portion of the Northwest one-quarter of the Northeast one-quarter of Section 32, Township 2 South, 
Range 2 East of the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of 
Oregon, described as follows: 

Beginning at the Northeast corner of Block 173, Oregon City; thence Southeasterly along the Southerly 
line of Sixteenth Street 1220 feet; thence at right angles Southeasterly 200 feet; thence Southeasterly at 
right angles 100 feet to the true point of beginning; thence continuing Southeasterly 75 feet; thence at 
right angles Southwesterly 100 feet to Northerly side of Fifteenth Street; thence Northwesterly at right 
angles along Northerly side of Fifteenth Street 75 feet; thence Northeasterly at right angles 100 feet to 
the true point of beginning. 

1 ne 1ega1 aescnpuon was creacea pnor co JdllUdry u1, LUUlj. 

Parcel Number: 00583309 
Ref Parcel Number: 22E32AB02500 
Site Address: 1807 15th St., Oregon City 97045 



+-'OJ 
!!! a:: 
ii: 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 

Clackamas County Official Records 2012-003009 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 

Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon . 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

D-D Cnt=1 Stn=7 BARBARASTR 
$20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

, , , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

ounty o ,L.;....!._""'-L.-1..!...!..:_:_.!__c.:..:__;__; 

~ersonally appeare? before me this fi'!' day oJ~~ 2012,f)ve//v ~t~ 
who, bemg duly sworn, did say that he/she is the ~ ~ Wiilamette 
Falls Hospital, an Oregon nonprofit corporation, thatilie foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. .1 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning at a point which is 150.00 feet Southerly at right angles from a point on the Southerly line of 
16th Street, which is 1220.00 feet Easterly from the Northeast corner of Block 173, in Oregon City; 
thence running Southerly on said Southerly right angle line 50.00 feet; thence Easterly at right angles 
50.00 feet; thence Northerly at right angles 50.00 feet; thence Westerly at right angles 50.00 feet to the 
place of beginning. 

Also: Commencing at the most Easterly corner of Block 173 in Oregon City; thence running Easterly along 
the Southerly line of 16th Street, 1220 feet; thence Southerly at right angles 200 feet to the true point of . . . . 

I I 

angles SO feet; thence Northerly at right angles 100 feet; thence Westerly at right angles sp feet to the 
place of beginning. 

The legal description was created prior to January 01, 2008. 

Ref Parcel Number: 22E32AB02300 
Site Address: 1811 15th St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

y ree 
Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-00301 0 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), . . . . . 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS. A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

oun y o .!.....:.....'..=..!....!....!....:...!-.1!.LL:.=-:....L.-, 

Personally appeared before me this /JJfh day otC:.h4~ 2012, S/ve,/f;A ~ tv!J 
who, being duly sworn, did say that he/she is the C/-pl{'J Q Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM~SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 
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Exhibit "A" 

Real property in the County of Clackamas,, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning at a point on the Southerly line of 16th Street, produced, which is 1120 feet Easterly from the 
Northeast corner of Block 173, OREGON CITY, according to the maps and plats thereof on file in the 
office of the County Recorder of said County and State; thence running Southerly, at right angles to said 
16th Street 150 feet; thence Easterly, at right angles, 100 feet; thence Northerly, at right angles, 150 
feet to the 16th Street, produced; thence Westerly, along said 16th Street, 100 feet to the point of 
beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583354 
Ref Parcel Number: 22E32AB03100 
Site Address: 1714 16th St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003012 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, TH;E PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S:: RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

oun yo L.:....!..!!..Ll...:....:...!:..:.....:.!....:!:....___, 

Personally appeared before me this /# j}I day~~ 2012, fAf: / fu ~ ;,,,.., . 
who, being duly sworn, did say that he/she is the ~ ~Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. ,...-------------, 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 46111 i 

MY COMMISSION EXPIRES AUGUST 18, 2015 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willam¢tte Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning on the Easterly extension of the southerly line of 16th Street in Oregon City, 1260 feet Easterly 
from the most Easterly corner of Block 173, OREGON CITY; thence Southerly, at right angles to 16th 
Street, 80 feet; thence Easterly, at right angles to the last line, 89 feet to the Westerly line of Division 
Street; thence Northerly, on said Westerly line, 97 feet to the intersection with the Southerly line of said 
16th Street extended Easterly; thence Westerly, along said Southerly line, 31.5 feet to the point of 
beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583336 
Ref Parcel Number: 22E32AB02900 
Site Address: 1720 16th., Oregon City 97045 



~~ 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Clackamas County Official Records 2012-003015 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

w E 
F ::J 
:-= ~ After recording return to: 
.§ -~ Providence Health & Services - Oregon 
~ ~ Prov~dence Real Estate!Pro_re~y Mana~ement 
i, ~ Providence Office Park Bmldmg 1, Smte 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this f1'1h day o£-.Jll(l/UM!f4 2012, ShtlhJ t/M~IJ/.1-S 
who, being duly sworn, did say that he/she is the CPD of Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Lots 3, 4, 5, 6, 8 and 10, CROOKS ADDillON TO THE CITY OF OREGON CITY, in the City of Oregon City, 
County of Clackamas and State of Oregon. 

Parcel Number: 00583434, 00583443, 00583452, 00583461, 00583487 & 00583504 
Ref Parcel Number 22E32AB03900, 22E32AB04000, 22E32AB04100, 22E32AB04200, 22E32AB04400 & 
22E32AB04600 
Site Address: 1806 15th St., 1808 15th St., 1810 15th St., 1812 15th St., 1405 Division St. & 1903 14th St., 
Oregon City 97045 



Clackamas County Official Records 2015-028371 
Sherry Hall, County Clerk 

05/15/2015 08:58:25 AM 
D-D Cnt=1 Stn=8 CINDY 
$10.00 $16.00 $10.00 $22.00 $58.00 

After recording return and send tax 
statements to: 
Providence Health & Services -
Oregon 
4400 NE Halsey, Bldg 2, Suite 190 
Portland , OR 97213 

Date: May 11, 2015 

STATUTORY WARRANTY DEED . 

Andre P. Wright, as an Individual, Granter, conveys and warrants to Providence Health &. Services -. . . 

' liens and encumbrances, except as specifically set forth herein: 

LEGAL DESCRIPTION: Real property in the County of Clackamas, State of Oregon, described as 
follows: 

PART OF THE OREGON CITY CLAIM IN SECTION 32, TOWNSHIP 2 SOUTH, RANGE 2 EAST, OF 
TTE MERIDIAN IN THE CITY OF OREGON CITY, COUNTY OF CLACKAMAS AND 

STATE OF OREGON, DESCRIBED AS: I 

BEGINNING IN THE EXTENSION OF THE SOUTHERLY LINE OF 16TH STREET OF OREGON 
CITY, 1280 FEET EASTERLY FROM THE NORTHEAST CORNER OF BLOCK 173 IN SAID CITY; 

· THENCE AT RIGHT ANGLES SOUTHERLY lSO FEET; 
THENCE AT RIGHT ANGLES WESTERLY SO FEET; 
THENCE NORTHERLY AT RIGHT ANGLES lSO FEET TO THE SOUTHERLY LINE OF 16TH 
STREET; 
THENCE EASTERLY AT RIGHT ANGLES SO FEET TO THE PLACE OF BEGINNING, BEING THE 
WEST SO FEET OF THAT TRACT OF LAND DESCRIBED IN A CERTAIN DEED FROM JOHN W. 
LODER, ET UX, RECORDED IN BOOK lSO, PAGE OS67, DEED RECORDS. 

THE LEGAL DESCRIPTION WAS CREATED PRIOR TO JANUARY 01, 2008. 

Subject to: Covenants, conditions, restrictions and/or easements, if any, affecting title, which may 
appear in the public record, including those shown on any recorded plat or survey. 

The true consideration for this conveyance is $2SS,OOO.OO. (Here comply with requirements of ORS 93.030) 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE SHOULD 
INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, 
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS 
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN 
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING 
THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE 
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING 
TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, 
TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS 
AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE 
RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, 
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. 

Dated this~- day of May, 2015. 

Andre P. Wright ::::::::::::: ____ _ 

STATE OF Oregon ) 
)ss. 

County of Multnomah ) ~ 

This instrument was acknowledged before me on this~ day of May, 2015 by Andre P. Wright 

Name: I .e:__ 
Notary Public for Oregon 
My commission expires: 2 - \ y · d-ot t 

··.. ..· NOTARY PUBLIC· OREGON 
COMMISSION NO. 475738 

MY COMMISSION EXPIRES MARCH 16, 2017 
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 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AA00400Providence Health & Services - Or
NENE3202E02S

00583023*no Site Address*
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*

Area 03 Commercial Oregon City
200 Vacant,Commercial Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AA TAX LOT 00400

$331,674

$331,674

$232,800
18.1800
062002

14-15
18.1800

1.32
57,604

Providence Health & Services 



no liability for variations, if any, in dimensions, area or location of the premises or the location of improvements.
This map is a copy of public record and is provided solely for informational purposes.  WFG National Title assumes

Parcel # :  /  

E-mail: cs@wfgnationaltitle.com
Fax: 888.833.6840
Phone: 503.603.1700
Portland, OR 97223 
12909 SW 68th Pkwy # 350
Customer Service Department
WFG National Title

22E32AA0040000583023



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Clackamas County Official Records 2012-003005 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

,8 ~ After recording return to: 
-8 ~ Providence Health & Services - Oregon 
~ ~ Providence Real Estate/Property Management 

:z Providence Office Park Building 1, Suite 160 
lB 

(I) -

~ j Portland, OR 97213 
~Cl 
·c: .5 
~ ~ Until a change is requested, all tax 
~ ~ statements shall be sent to: 
u:: Same as above. 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' , , 

all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

, , , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009 . 

./ 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

oun y o ....___'-"-"-.__._._ ............. ~_, 

Personally appeared before me this k/71 day oJP41M~ 2012, S/ai!&titnJfu1~~ 
who, being duly sworn, did say that he/she is the l(f?t2 ~ Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

r-:::::-~~----~~--~ 
OFFICIAL SEAL 

GLENDA L FOSSUM-SMITH 
NOTARY PUBLIC-OREGON 
COMMISSION NO. 46111 i 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of3 -QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher D.L.C. in the Northeast one-quarter of Section 32, Township 2 South, Range 2 
East, of the Willamette Meridian, in the Cm OF OREGON cm, in Clackamas County, Oregon, described 
as follows: 

Beginning at a granite stone 18" x 32" x 10", marked "A" and set in the West line of the said Fisher 
D.L.C., 23.15 chains North 0°38' East from the Southwest corner thereof, said point also being the 
Southwest corner of a tract of land conveyed to Doctors Hospital Association, Inc., by Deed recorded in 
Book 534, Page 590, Clackamas County Deed Records; thence South 87°53' East along the South line of 
said tract, 950 feet to the Southeast corner thereof and the true point of beginning of the tract herein to 
be described; thence continuing South 87°53' East along an Easterly extension of the South line of said 
Doctors Hospital Association, Inc. tract, 51 feet to a point; thence North 0°38' East parallel with the East 
me o sa1 o ors osp1 a ssoc1a ton, nc. ra a o r y x i , 
point in the south line of Davis Road; thence North 85°51' West along the South line of Davis Road to the 
Northeast corner of a tract of land conveyed to Hospital Convalescent and Nursing Manor, Inc. by Deed 
recorded in Book 660, Page 789, Clackamas County Deed Records; thence South along the East line of 
said tract, 209.03 feet to a point in the North line of the said Doctors Hospital Association, Inc. tract; 
thence South 87°53' East along said North line 300 feet to the Northeast corner thereof; thence South 00 
38' West along the East line of said Doctors Hospital Association, Inc. tract, 400 feet to the true point of 

EXCEPTING THEREFROM that portion conveyed to Rivergate Development Company, an Oregon 
corporation by Warranty Deed recorded December 12, 1996 as Fee No. 96-091470. 

ALSO EXCEPTING THEREFROM that property conveyed to the City of Oregon City by Deed recorded 
February 13, 2002 as Fee No. 2002-014847 in the records of Clackamas County, Oregon. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583023 & 01644386 
Ref Parcel Number: 22E32AA00400 & 22E32M00401 
Site Address: No Site Address 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AC00101Providence Health & Services - Or
SWNE3202E02S

00583577*no Site Address*
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*
Brooks Add
Area 03 Commercial Oregon City
200 Vacant,Commercial Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AC TAX LOT 00101

$99,546

$99,546

$94,891
18.1800
062002

14-15
18.1800

.88
38,410

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AC07200Trillium Pk Est Hmwnr Assn
SWNE3202E02S

01833378*no Site Address*
Clackamas (OR)PO Box 464 Oregon City Or 97045

1224.00
*unknown Improvement Code*
Trillium Park 03
Oregon City Newer Subdivisions
100 Vacant,Residential Land
3458 TRILLIUM PARK #3 TR F OPEN
SPACE COMMON AREA

18.1800
062002

14-15
18.1800

.08
3,537



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AC00201Providence Health & Services - Or
SWNE3202E02S

013242581404 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
470 Medical Buildings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AC TAX LOT 00201

$353,978
$4,842,410
$5,196,388
93
$4,947,249
18.1800
062002

14-15
18.1800

1.16
50,688
1975

Providence Health & Services 



no liability for variations, if any, in dimensions, area or location of the premises or the location of improvements.
This map is a copy of public record and is provided solely for informational purposes.  WFG National Title assumes

Parcel # :  /  

E-mail: cs@wfgnationaltitle.com
Fax: 888.833.6840
Phone: 503.603.1700
Portland, OR 97223 
12909 SW 68th Pkwy # 350
Customer Service Department
WFG National Title

22E32AC0020101324258
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fOIM No. 723-IAROAIN AND SAU flHD llncllvidual or CorpMOl•I· 

"'NA 
BARGAIN AND SALi DEED 

KNOW ALL MEN BY THESE PRESENTS, That Ri.verq<~ te Development Company' 

,,,, 
" 

.an. Oregon corporalio.n.. , hereinafter called grantor, 
lot the consideration hereinafter stated, does hereby grant, batllain, sell and convey unto . 
Tri lliwn Park Estates Homeowner.' s Association, Inc., an Oregon corpo:ra1;iO!"l ... , 

hereinafter called ~tantee, and unto grantee's heirs, successors and assiAns all of that certain real property with the 
tenements, hereditaments and appurtenances thereunto belonAinA or in anywise appertaining, situated in the County 
of ClJlc)q;\11113,13.... . .. , State of Oregon, described as follows, to-wit: 

Tract "E" being an open space tract shown on the The Trillium Park 
plat #3458 as Lot ')_loo. and consi.sting of approximately 

_J.~ acres. 

Tract "B" being an open space tract shown on The Trillium Park 
plat #3239 as Lot ~ and consisting of approximately l/lOth 
of an acre. 

Tract "F" being an open space tract shown on The 'l'rillium Park 
No. 3 plat #3458 as Lot _?._?,__•()_ and consisting of approximately 
.077 of an acre. 

{IF SPACE INSUFflCIENT, CONTINUE [)ESCRIPTION ON REVERSE SIDE! 
To Havo and to Hold the same unto the said 'tantee and Arantee's heirs, successors and assi~ns forever. 
The true and actual consideration paid lot this transfer, stated in terms of dollars, is I .. .... }19~e. 

©However, the actual consideration comists of or includes other property or value given or promised which iB 
:J:t.;:,:J;, consideration (indicate which).©(The 1entence between the 1ymbo/1©,JI not applicable, should be deleted. See ORS 93.030.) 

In construing this deed and where the context ao requires, the singular include-J the plural and al/ grammatical 
chanll•• shall be implied to make the provisions hereof apply equally to eorporations and to individuals. 

In Witness Whereof, the grantot has executed this instrument this .1.6.thlsy of ...... N.QY..'il!!!P.l:l:i;' ............... , 19.'!JJ. .. ; 
if a corporate Arantot, it has caused its name to be siAned and its seal affixed by an officer or other person duly author ... 
ized to do so by order of its board of directors. 
THIS I ENT WILL NOT AL 
SCRIB RUMENT IN 
USE L LATIONS. 
THIS INSTR HE PERSON 

ll 
/i 
,1 

JI 

!J 
'\ 

u 
Ii 
I' 

!I 
!i 

' 

,, ,, 
!! 
I' 

I\ 

'I 
11 I 

ll ,. 
--i----c--~~co'!'u'-'N~Tl'!Y:<h-PL EPARTMEJT 

[ 
'I 

AND TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING 
OR FOREST PRACTICES AS DEFINED IN ORS 30.930. 

STAT~~:;~~!~~~· ~::::,:;j~dA:-~;:~rr:;~~-~~~~:~::~~::::~:~.:: ............................. , 19.: ...... , 
by .................................................................................................................................................................. .. 

This instrument was acknowledAed before me on .......... N..9.Y.~.m\?.@.:r .... !.9-......... ., 19 .. ~ .. ~ .. , 
by ............. .Jam.es ... H ..... Bean. .......................................................................... _ .. ,. ............................ . 
as .............. l?r.eside.nl:. ....................................... _ ...................................................................... .. 
of .............. .Riv.ergate. ... D.e.v.e.l.opmen:t._C.QlllP..<UIY. ....... .. .. ........... OFFrolllt'SEAl:"""' 

I. 
ll 
" Ii 
.! 

................... ~ ... g .. ~~ ................ .. 
Notary Public for Oregon 

UNDA R. CLANTON 
NOTARYPUBLIC-OREGON 1 

COMMISSION N0.042881 " 
My commission expires ....... ~.'f..:.'?.l., .. '1..'l. ............................... .. MY COMMISSION EXPIRES APR. 09, 1999 :i 

.Rl.Y.~.W.i'!Ul ... !&Y!?.!!?f!1¥;1P..t ... ~Y. ................. . 

.lJ.!l.Q1.~ .. Q?Mr.t ........................................... . 

. ~QP. ... \:;itY.r ... 9.!l.. ... nM.?. .................................. . 
Oninlor't NaN aftd Addreu 

.T.l'.i..U.i..\l!!\ .. P.i!r.~ ... ~.~t~§. .. ~1 ... 1!¥.:'.: ............. . 

.lJ.!l.Q~ ... ~!l .. Q?.l!J;".t. .......................................... .. 

.9.t!l'Slm .. (;.i.J::Y ..... 9.!L .. ~.7.9.~.?. .................................. . SPACE RE&ll!:RY£D 

CkantH't Name cind Addre11 

After rctonSlng ,.,.,. to IN.-., Add,..., Zlph Rl:CORDllR'S UH 

.!I~!? ... !!., ... ~ ....................................................... . 

·~-~&~~; .... -~~-~?~.~~-.- ....................................................... . 
Untll ,..,..,. olfMiwlM •Md call lax llCllelMnb to INoMO, Addnu. Zlph 

Trillium Park Estates IDA, Inc. 

:j~:!i9:f (,".?i)i.i~::c;:c;tiif ::::::::::::::::::::::::::::::::::::::::::: 
.Q1'.:g99.!l .. ~iJY.1 ... .9F-.... no.~.? ................................ .. 

!i ,. 
1! 
·' s::::: °..~.::::: ........................ } .. · 

I certify that tl1e witltin instru-

.. day of .................................... , 19 ........ , 
at ................ o'clock . -
in book/reel/volum- 98-119898 
page --······-· 0.1a~11;1.c1•uo;-; 1 ... ~ ...... -
ment/microlilm/reception No .. ___ _ 

STATE Of OREGON 28-119898 
CLACKAMAS COUNTY 
Recel ved and Pl aced In the Pub I 1c 
records of Ci eckamas County 
RECE I PTI ANO FEE: 84468 $36. ee 
DATE AND TIME: 12/16/98 01 :19 PM 
JOHN KAUFFMAN, COUNTY CLERK 



Clackamas County Official Records 2012-002879 
Sherry Hall, County Clerk 

Grantor's name and address: 01/23/2012 02:37:59 PM 

c: 
B >m :!:: 
"8i 

Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

D-D Cnt=1 Stn=6 KARL YNWUN 
$20.00 $16.00 $10.00 $16.00 

E:.:.J 
E o Until a change is requested, all tax 
.~ ~ statements shall be sent to: 
'u E S b E ::l ame as a ove. 
I-

Cl 
·c: .5 
Cl) "E 
~ ~ QUIT CLAIM DEED FOR MERGER 
~a: 
u:: WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 

releases and quitclaims to PROVIDENCE HEALTH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("<;Jrantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

$62.00 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. . 

DATED: Effective as of the date first written above. 

GRANT OR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

By:...;;>/J~Clfl-dk..,~ 
Printed Narfl:Si1t_j/ 1\.11. Ha..n 
Title: C.. Fo 1 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this ///vi day o~1J, 2012, \<jw) ~ +bvnJ0n:, 
who, being duly sworn, did say that he/she is the tr.o ' Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her •voluntary act 
and deed. · ' 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 
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Exhibit A 

Legal Description of the Property 

[See attached.] 
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Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

A tract of land in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, in the City of 
Oregon City, County of Clackamas and State of Oregon, being a portion of the Ezra Fisher Donation Land 
Claim No. 44, more particularly described as follows: 

Commencing at the 5/8 inch diameter iron rod on the West line of said claim that is North 01°49'03" East 
a distance of 1538.75 feet, more or less, from the Southwest corner of said claim, said iron rod also 
coincident with the East right-of-way of Division Street and marking the Southwest corner of that tract 
conveyed by deed to Doctors Hospital Association, recorded December 27, 1957 as Book 534, page 590, 
Clackamas County Records, and the true point of beginning; thence coincident with the South boundary 
of said Doctors Hospital Association tract South 86°08'51" East a distance of 269.62 feet to a 5/8 inch 

, 
West a distance of 55.00 feet to a 5/8 inch diameter iron rod with a yellow plastic cap engraved "Haner, 
Ross & Sporseen"; thence North 86°08'51" West a distance of 8.00 feet to a 5/8 inch diameter iron rod 
with a yellow plastic cap engraved "Haner, Ross & Sporseen"; thence South 01°49'03" East a distance of 
139.98 feet to a 5/8 inch diameter iron rod with a yellow plastic cap engraved "Haner, Ross & Sporseen"; 
thence North 86°08'51" West a 'distance of261.62 feet to a 5/8 inch diameter iron rod with a yellow 
plastic cap engraved "Haner, Ross & Sporseen" on the line that is the West line of Claim No. 44 and the 

· ivi i n Street· thence North 01°49'03" East a distance of 194.98 feet alon the line 
that is the West line of Claim No. 44 and the East right-of-way of Division Street to an iron rod, said iron 
rod being the true point of beginning. 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded October 24, 2007 as Fee No. 2007-091354. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 01324258 
Ref Parcel Number 22E32AC00201 
Site Address: 1404 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Clackamas County Official Records 2012-003011 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

!B ~ E Portland, OR 97213 
E :l 

F~ 
.B gi Until a change is requested, all tax 
r;;:._ 

~ ~ statements shall be sent to: 
ii! a: Same as above. 
u:: 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). . 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

, , , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this h'ih day ofJ{__UJ,1.1.M1j, 2012, fivetfM ~~ 
who, being duly sworn, did say that he/she is the ( _,;:r::.:v ~ Willamette 
Falls Hospital, an Oregon nonprofit corporation, th~oregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed . 

..--~~~~~~~~~--

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461i17 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

A tract of land in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, in the County 
of Clackamas and State of Oregon, being a portion of the Ezra Fisher Donation Land Claim No. 44, 
described as follows: 

Beginning at a granite stone, 18" x 12" x 10" marked "A", in the West line of said Claim, North 0°38' East 
23.15 chains, more or less, from the Southwest corner of said Claim, said stone marks the Southwest 
corner of that tract conveyed to Doctors Hospital Association, Inc., recorded December 27, 2957 in Book 
534, page 590, Deed Records; thence South 0°38' West along said claim line 340.00 feet to the 
Northwest corner of that tract of land conveyed to Mountain View Health Care Facilities, Inc., recorded 
December 6, 1974 as Fee No. 74-34104, Film Records; thence South 87°37' East 620 feet to the 

I I I 

No. 74-13171, Film Records and the true point of beginning of the tract herein to be described; thence 
North 0°38' East along the East line of said Cumbo tract 340.00 feet to the Southerly line of said Doctors 
Hospital Association, Inc., tract; thence South 87°37' East along the Southerly line of said Doctors 
Hospital tract 149.00 feet, more or less, to the Northeast corner of that tract of land conveyed to 
Mountain View Health care Facilities, Inc., recorded May 15, 1973 as Fee No. 73-15022, Film Records; 
thence South along the Easterly boundary thereof 340 feet (345.00 feet by Deed) to the most Easterly 

of that tract conveyed to Hilltop Investors LP., a Washington Limited Partnership by Deed recorded 
October 31, 1994, as Fee No. 94-86166, Clackamas County Records; thence North 87°35'51" West along 
the North line thereof 115 feet to the true point of beginning. 

EXCEPTING THEREFROM that portion platted as TRILLIUM PARK III, being that portion lying Easterly of 
the Westerly boundary of Trillium Park Drive. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583577 
Ref Parcel Number 22E32AC00101 
Site Address: No Site Address 



REPLINGER & ASSOCIATES LLC 
TRANSPORTATION ENGINEERING 

October 19, 2015 
 
 
Ms. Laura Terway 
City of Oregon City 
PO Box 3040 
Oregon City, OR  97045 
 
SUBJECT: REVIEW OF TRANSPORTATION IMPACT ANALYSIS – PROVIDENCE 

WILLAMETTE FALLS MEDICAL CENTER – CP15-02 & ZC15-04  
Dear Ms. Terway: 

In response to your request, I have reviewed the materials submitted in support of the proposed 
comprehensive plan amendment and zone change associated with the revision of the master 
plan for the Providence Willamette Falls Medical Center. The relevant materials included the 
project narrative and the Transportation Impact Analysis (TIA). The TIA is dated July 23, 2015 
and was prepared under the direction of Julia Kuhn, PE of Kittelson & Associates, Inc. 
 
The proposed comprehensive plan amendment and zone change involves two parcels on the 
south side of 16th Street west of Division Street. The parcels are currently occupied by single-
family residences. The comprehensive plan amendment and zone change would involve 
changing them to Mixed Use Employment (MUE). The likely development scenario would be for 
the property being rezoned to serve as parking facilities for the nearby medical facilities. The 
worst case analysis for the zone change assumed the site would be developed as a 6,000 
square foot medical office building. A specific development is not proposed at this time. 
 
The TIA provides a basis upon which the zone change can be evaluated for transportation 
impacts. 
 
Comments 
 
1. Study Area. The study addresses the appropriate intersection. The engineer evaluated 

traffic patterns and traffic volumes and evaluated one location: 15th Street and Division 
Street. The study area is appropriate. 

 
2. Traffic Counts.  The traffic counts were conducted in June 2015 at the intersection of 15th 

Street and Division Street. Traffic counts were conducted during the AM and PM peak 
periods. The base year traffic volumes appear reasonable.  

 
3. Trip Generation. The TIA presents information on trip generation from the construction of a 

6,000 square foot medical office building in comparison to residential use of the site. The 
trip generation rates were taken from the Institute of Transportation Engineers’ Trip 
Generation Manual. A medical office building is predicted to produce 14 AM peak hour trips; 
21 PM peak hour trips; and 216 total weekday trips. 
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4. Trip Distribution.  The engineer’s trip distribution shows 37 percent of the traffic going to 

and from the west on 16th Street; 33 percent to and from the north on Division Street; and 
30 percent to and from the south on Division Street. The trip distribution seems reasonable. 

 
5. Traffic Growth.  To account for background traffic growth, the traffic counts were adjusted 

by 0.5 percent per year through 2035 plus the increase in traffic from the build-out of the 
medical center as identified in the adopted master plan. The traffic growth assumptions and 
methodology appear reasonable. 

 
6. Analysis.  Traffic volumes were calculated for the intersection of 15th Street and Division 

Street. The level of service (LOS) and delay calculations were provided to assess 
operations relative to the city’s operational standard. The analysis was undertaken for the 
AM and PM peak hours and included year 2015 existing conditions and 2035 total traffic 
conditions.  

 
According to the engineer, the intersection of 15th Street and Division Street is predicted to 
operate at LOS “A” during the AM peak hour and the PM peak hour under both existing 
conditions and year 2035 conditions. The performance of this intersection is predicted to 
meet city standards during the peak hours. 
 
The engineer concluded no mitigation measures were necessary. I concur with her 
conclusions. 
 

7. Turn Lanes at Site Entrance(s). The TIA did not address operations as site entrances 
since there is not a current development proposal. Site access should be reviewed in 
connection with a specific development plan. 

 
8. Crash Information. Because this proposal was not based on a specific development 

proposal, the TIA did not provide crash information. Crash information should be reviewed 
in a subsequent development proposal.   
 

9. Pedestrian and Bicycle Facilities. The TIA summarizes the presence of bicycle, 
pedestrian and transit facilities in the vicinity. In connection with a specific development 
proposal the site frontage should be reviewed for appropriate features. 
 

10. Site Plan and Access.  The proposal does not address site access. Site access should be 
addressed with a specific development plan. 

 
11. Intersection Spacing.  No new intersections are created by this proposal. The issue need 

not be addressed. 
 
12. Sight Distance. The proposal does not involve a specific development. Sight distance at 

the access points should be reviewed in connection with a specific development proposal. 
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13. Consistency with the Transportation System Plan (TSP). Frontage improvements 

should be reviewed in connection with a specific development proposal.  
 

14. Transportation Planning Rule (TPR) Analysis. Because the applicant is proposing to 
rezone the property from residential to MUE, a TPR analysis is also included. The engineer 
provided an analysis of the trip generation under the proposed zoning and concluded the 
impact was negligible. During the AM peak hour, a medical office building would generate 
12 additional trips due to the proposed rezoning. During the PM peak hour, a medical office 
building would generate 18 additional trips due to the proposed rezoning. The engineer 
states that the proposal does not change the functional classification of any existing or 
planned transportation facility; does not alter the standards for implementing the functional 
classification system; and does not alter the level of travel or degrade the performance of 
the transportation system such that it would not meet applicable performance standards. I 
concur.  

 
15. Conclusions and Recommendations.  The engineer concludes that traffic operations 

would be adequate at the analyzed intersection. She concludes no mitigation is needed for 
traffic operations. I concur with the conclusions of the applicant’s engineer. 
 

Conclusion and Recommendations 
 
I find that the TIA provides an adequate basis upon which to assess the impacts of the 
proposed rezoning. The impact of the rezoning is minor and the proposal does not have a 
significant impact as described in the Transportation Planning Rule. When a specific 
development proposal is presented, a few items not dealt with in this analysis will need to be 
addressed in a supplement or a new TIA.  
 
If you have any questions or need any further information concerning this review, please 
contact me at replinger-associates@comcast.net.   
 
Sincerely, 

 
John Replinger, PE 
Principal 
 
Oregon City\2015\CP15-02 ZC15-05 

mailto:replinger-associates@comcast.net�


From: Wes Rogers
To: Laura Terway
Subject: RE: Land Use Review: ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan & CP 15-02:

 Master Plan Amendment
Date: Monday, September 14, 2015 11:37:05 AM

no direct issues here.
.wes
 
Wes Rogers, Director of Operations
Oregon City School District
PO Box 2110
Oregon City, OR  97045
503-785-8423
wes.rogers@orecity.k12.or.us

From: Laura Terway [lterway@ci.oregon-city.or.us]
Sent: Monday, September 14, 2015 11:33 AM
Subject: Land Use Review: ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan
 & CP 15-02: Master Plan Amendment

Good Morning,

Please review the proposed development posted here and provide your comments by October 9th.
 
COMMENTS DUE BY:                                            3:30 PM, October 9, 2015
HEARING DATE:                                                    November 9, 2015
HEARING BODY:                                                    ___Staff Review; ___XX__PC; _____CC
FILE # & TYPE:                       ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan & CP

 15-02: Master Plan Amendment
PLANNER:                              Laura Terway, AICP, Planner (503) 496-1553
APPLICANT:                           Providence Willamette Falls Medical Center, Russell Reinhard
REPRESENTATIVE:                 Harper Houf Peterson Righellis Inc., Stefanie Slyman, AICP
REQUEST:                               Providence Willamette Falls Medical Center (PWF) is seeking amend a previously

 approved Master Plan and change the Oregon City Comprehensive Plan and
 Zoning Map for two properties from Low Density Residential/”R-6” Single-family
 Dwelling District to Mixed Use Employment/”MUE”  Mixed Use Employment
 District.

LOCATION:                            1500 Division Street, Oregon City, Oregon 97045,
Clackamas County 2-2E-32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2300, 2400,
 2500, 2800, 2900, 3000, 3100, 3900, 4000, 4100, 4200, Clackamas County 2-2E-
32AA, Tax Lot 400, Clackamas County 2-2E-32AC, Tax Lots 101, 201, 7200

PA RERERANCE:                    PA 15-03, 5/13/2015
 
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200

mailto:Wes.Rogers@orecity.k12.or.us
mailto:lterway@ci.oregon-city.or.us
mailto:wes.rogers@orecity.k12.or.us
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-


Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.

 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 

http://www.orcity.org/
https://mail.orecity.k12.or.us/owa/UrlBlockedError.aspx
http://www.facebook.com/
http://twitter.com/orcity


From: Alex Bursheim
To: Stefanie Slyman; Laura Terway; Josh Kolberg
Subject: Re: Providence Willamette Falls Zone Change
Date: Wednesday, October 21, 2015 12:22:53 PM

Thank you for letting us know.

Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041

From: Stefanie Slyman <stefanies@hhpr.com>
Sent: Wednesday, October 21, 2015 11:14 AM
To: Laura Terway; Josh Kolberg
Cc: Alex Bursheim
Subject: RE: Providence Willamette Falls Zone Change
 
Hi Laura – Josh and I are not directly involved with responding to this tenant concern, but I do know
 that Providence is working on getting the tenant the information they need. 
 
Thanks –
 
Stefanie
 

Stefanie Slyman, AICP | Senior Planner | Public Involvement Lead
 
HARPER HOUF PETERSON RIGHELLIS INC.
ENGINEERS :: PLANNERS :: LANDSCAPE ARCHITECTS :: SURVEYORS
205 SE Spokane Street, Suite 200 | Portland, Oregon | 97202
p: (503) 221-1131 | f: (503) 221-1171 |  stefanies@hhpr.com
HHPR.com
 

From: Laura Terway [mailto:lterway@ci.oregon-city.or.us] 
Sent: Wednesday, October 21, 2015 11:10 AM
To: Josh Kolberg <josh@pkaarchitects.com>; Stefanie Slyman <stefanies@hhpr.com>
Cc: Alex Bursheim <AlexB@cccchs.org>
Subject: RE: Providence Willamette Falls Zone Change
 
Josh and Stefanie,
I spoke with Alex a minute ago and she has not yet heard from you or the hospital.  I have copied her
 on this email so you may contact her directly.  Thank you
 
 

mailto:AlexB@cccchs.org
mailto:stefanies@hhpr.com
mailto:lterway@ci.oregon-city.or.us
mailto:josh@pkaarchitects.com
mailto:stefanies@hhpr.com
http://www.hhpr.com/


Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.

 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 
 
 
From: Alex Bursheim [mailto:AlexB@cccchs.org] 
Sent: Thursday, October 15, 2015 1:06 PM
To: Laura Terway
Cc: Stefanie Slyman; Josh Kolberg
Subject: Re: Providence Willamette Falls Zone Change
 
Laura, 
Thank you for the quick reply. It would be helpful if the applicants could provide me with a
 timeline. When I read the application, it seems like there is nothing planned at this time for
 that property, but possible use of the properties could take place before 2021? Am I right
 about that? Also how likely is it that those properties be changed into a parking lot within the
 next ten years? 
 
Thank you,
Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041
 
 

From: Laura Terway <lterway@ci.oregon-city.or.us>
Sent: Thursday, October 15, 2015 12:46 PM
To: Alex Bursheim
Cc: Stefanie Slyman; Josh Kolberg
Subject: RE: Providence Willamette Falls Zone Change
 

http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity
mailto:AlexB@cccchs.org
mailto:lterway@ci.oregon-city.or.us


Alex,

Thank you for your email.  The property located at 1810 15th street is included in the development
 application. The complete application may be found online here with a general timeline for the
 implementation of the Master Plan.  I have copied the applicant on this email response so you may
 contact them directly for a more specific timeline.  Please feel free to contact me with any
 additional questions or concerns.

ZC 15-04: Zone
 Change, PZ 15-02:
 Amendment to
 the ...
Tuesday October 6th ...

Read more...

 
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.

 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.

 
 
 

From: Alex Bursheim [mailto:AlexB@cccchs.org] 
Sent: Thursday, October 15, 2015 12:33 PM
To: Laura Terway
Subject: Providence Willamette Falls Zone Change
 
Hello Laura, 
My name is Alex and I am a family coach for Clackamas County Early Head Start, and I was

http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity
mailto:AlexB@cccchs.org


 hoping that you could give me some details about the Providence Willamette Falls proposed
 changing of the Master Plan in the area around the hospital. I have a family on my case load
 that lives at 1810 15th St. Oregon City, OR 97045, and they are wondering if they are in
 danger of losing their home because of this plan change. Also, is there a timeline for
 construction if the plan goes through? They intend to be at the City Council meeting, but
 would also like as much information as possible before hand, so that if they need to start
 planning a move they can do so with ample time. The family includes a recently single Mother
 and four young children, along with family pets, so a time frame for the project is crucial for
 their well-being. If you can not provide me with this information, I would greatly appreciate it
 if you could point me in the right direction.
 
Thank you,
Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041

 



From: Tiffany
To: Laura Terway
Subject: Public Comment on ZC 15-04: Zone Change
Date: Wednesday, October 28, 2015 10:23:58 AM

City of Oregon City -  Planning Division
Attn:  Laura Terway
221 Molalla Ave, Ste. 200
Oregon City, OR  97045
 
Re: FILE NUMBER:  ZC 15-04: Zone Change 
 
Dear Laura,
Thank you for accepting electronic version of public comments. This is such a helpful way for us to
 participate!

I wanted to voice my support for the proposed zoning changes near Providence Willamette Falls Hospital
 campus. As a home owner just blocks from this site, I am sincerely pleased to see this proposal. While I
 understand that this fundamentally transforms this part of the neighborhood, I see much more positive
 impacts than potential drawbacks. The improvements to the area really are needed including sidewalks
 where there currently are not (I am a runner and really appreciate the safety sidewalks provide),
 expanded traffic controls and visibility, as well as lighting for safety. 

Our neighborhood grew up around the hospital, really putting many constraints on their ability to meet the
 needs of the community. It is high time we answer their call for support. My husband and I wish to throw
 our voice of support behind their request.

We purchased our property on Division Street in 2004. Since that time, we have been hopeful to see
 investment in the hospital campus to expand it's offerings and provide a hub of healthcare that would
 draw in economic impacts for our community. I am hopeful that this step of expansion may allow for a
 community of businesses and services to surround the hospital, supporting families who are there. This
 may be a pie in the sky vision but wouldn't it be wonderful for kids to learn to ride their bike in the safety
 of an empty parking lot on weekends? A coffee shop/cafe in one of the great houses to serve families
 waiting for a new arrival or a destination to walk to, a gathering place as a resident in the area? Someone
 with a great business acumen could really make this a warm and inviting extension of our community! 

Full disclosure here, we have purchased a second home in the Park Place neighborhood and currently
 reside there. We have another family living at the property on Division Street as their forever home. 

Would you please include us when the decision has been made? Our email address is
 gill0488@yahoo.com and our mailing address: 15981 Leo Court, Oregon City, OR 97045.  Thank you!

Sincerely,
Craig and Tiffany Gillespie
503-722-1539

mailto:gill0488@yahoo.com
mailto:lterway@ci.oregon-city.or.us


OREGON Community Development - Planning 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 
Ph (503) 722-3789 I FaK (503) 722-3880 

LAND USE APPL/CATION TRANSMITTAL 
September 14, 2015 

IN-HOUSE DISTRIBUTION MAIL-OUT DISTRIBUTION 
a BUILDING OFFICIAL a CITIZEN INVOLVEMENT COUNCIL (CIC) 
a DEVELOPMENT SERVICES MANAGER Q NEIGHBORHOOD ASSOCIATION---------

0 N.A. CHAIR a PUBLIC WORKS- OPERATIONS 
Cl CITY ENGINEER/PUBLIC WORKS DIRECTOR Q N.A. LAND USE CHAIR 
a TECHNICAL SERVICES (GIS) a CLACKAMAS COUNTY TRANSP. & PLANNING 

0 CLACKAMAS FIRE DISTRICT #1 Q PARKS MANAGER 
Q ADDRESSING Q ODOT - Division Review 
Cl POLICE 0 OREGON CITY SCHOOL DISTRICT 
TRAFFIC ENGINEER 
D REPLINGER AND ASSOCIATES 

cf't... TRl·MET 
D METRO 

Mailed Notice to County CPO's 
Cl OREGON CITY POSTMASTER 
D DLCD 

a Central Pt-New Era-Leland I Holcomb-Outlook/Beavercreek 
Malled Notice 

D CITY ATTORNEY 

D OTHER:------
a Within 300' 

COMMENTS DUE BY: 
HEARING DATE: 
HEARING BODY: 
FILE# & TYPE: 

PLANNER: 
APPLICANT: 

REPRESENTATIVE: 
REQUEST: 

LOCATION: 

PA RERERANCE: 

3:30 PM, October 9, 2015 
November 9, 2015 
_staff Review; xx PC; __ cc 

ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan & CP 15-02: Master Plan 
Amendment 
Laura Terway, AICP, Planner (503) 496-1553 
Providence Willamette Falls Medical Center, Russell Reinhard 

Harper Houf Peterson Righellis Inc., Stefanie Slyman, AICP 
Providence Willamette Falls Medical Center (PWF) is seeking amend a previously approved Master Plan and 
change the Oregon City Comprehensive Plan and Zoning Map for two properties from Low Density 
Residential/"R~6" Single-family Dwelling District to Mixed Use Employment/"MUE" Mixed Use Employment 
District. 
1500 Division Street, Oregon City, Oregon 97045, 
Clackamas County 2-2E-32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2300, 2400, 2500, 2800, 2900, 3000, 
3100, 3900, 4000, 4100, 4200, Clackamas County 2·2E·32AA, Tax Lot 400, Clackamas County 2-2E-32AC, Tax 

LotslOl,201, 7200 
PA 15-03, 5/13/2015 

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 ensure prompt consideration of your recommendations. Please check the appropriate spaces below. 

L 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-~ ............. Q-tr--f2.,._~-~---, ----



OREGON Community Development - Planning 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 
Ph 1503) 722·3789 I Fax (5031722· 3880 

Title__ _p ___ L_fr_f-!_Nf ....... (C_ §_· -_-T,
1 
_ \1_'2. ___ X_M_~_r ___ _ 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATERIAL WITH THIS FORM. 



 

 

 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  
Ph (503) 722-3789 | Fax (503) 722-3880 | Inspection (503) 496-1551 

Community Development – Building 

 

Building Division 
Date: September 15, 2015 
 
Planning Reference:  ZC 15-04 
Address: 1500 Division St 
Map Number: 2-2E-32AB 
Tax Lot: 1201, 1900, 2000, 2100, 2200, 2300, 2400, 2500, 2800, 2900, 3000, 
3100, 3900, 4000, 4100, 4200, 
Project Name: Willamette Falls Hospital 
Date Needed: October 9, 2015 
Reviewer: Mike Roberts – Building Official 
 
 
GENERAL COMMENTS 
 
1. Any construction documents for the above referenced project shall be reviewed for 

conformance with the current Oregon Specialty Codes as adopted by the State of Oregon and 
administered by the City of Oregon City when submitted for permit applications. 

 
 

Current Oregon Specialty Codes 
 

Oregon Structural Specialty Code (OSSC) 2014 
Oregon Energy Efficiency Code (OEEC) 2014 
Oregon Fire Code (OFC) 2014 
Oregon Mechanical Specialty Code (OMSC) 2014 
Oregon Plumbing Specialty Code (OPSC) 2014 
Oregon Electrical Specialty Code (OESC) 2014 
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TYPE III LAND USE RECOMMENDATION 
Staff Report and Decision 

 February 20, 2012 
 

 

FILE NO.:   CP 11-01: Master Plan 

    DP 11-03: Detailed Development Plan           

NR 11-05: Natural Resource Overlay Exemption 

LL 11-07: Lot Line Adjustment                         

 

APPLICATION TYPE: Type III 

 

APPLICANT/ Providence Willamette Falls Medical Center 

OWNER: C/o Russell Reinhard 

 1500 Division Street 

Oregon City, Oregon 97045 

 

REPRESENTATIVE: Peterson Kolberg & Associates 

C/o Steve Kolberg 

6969 SW Hampton Street 

   Portland, Oregon 97223 

 

REQUEST: The applicant submitted a Concept (General) Development Plan, Detailed 

Development Plan, Lot Line Adjustment and Natural Resource Overlay District 

Exemption to analyze the build out of the Providence Willamette Falls Hospital 

over the next 10 years and construct a parking lot. 

 

LOCATION:  1500 Division Street, Oregon City, OR 97045 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 

2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600 

 Clackamas County Map 2-2E-32AA, TL 400 and  

 Clackamas County Map 2-2E-32AC, TL 101, 201 

 

ZONING:    “MUE” Mixed Use Employment District 

 

REVIEWERS: Laura Terway, AICP, Planner 

                                         Bob Cullison, EIT, Development Services Manager 

 

RECOMMENDATION:    Planning Commission Approval with Conditions.  

 

PROCESS:   Type III decisions involve the greatest amount 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 and Master Plans 

for which discretion is provided. In the event that any decision is not classified, it shall be treated as a Type 

 

 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  

Ph (503) 722-3789 | Fax (503) 722-3880 

Community Development – Planning 
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III decision. The process for these land use decisions is controlled by ORS 197.763. Notice of the application 

and the planning commission is published and mailed 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 least seven days pre-hearing. At the evidentiary hearing held before the 

planning commission all issues are addressed. The decision of the planning commission is appealable to the 

city commission, on the record. A city-recognized neighborhood association requesting an appeal fee waiver 

pursuant to 17.50.290(c) must officially approve the request through a vote of its general membership or 

board at a duly announced meeting prior to the filing of an appeal.  The city commission decision on appeal 

from the planning commission is the city's final decision and is appealable to LUBA within twenty-one days of 

when it becomes final. 

 

 

A city-recognized neighborhood association requesting an appeal fee waiver pursuant to 17.50.290(C) must 

officially approve the request through a vote of its general membership or board at a duly announced meeting prior 

to the filing of an appeal. 

 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE PLANNING 

DIVISION OFFICE AT (503) 722-3789. 

 

DECISION CRITERIA:  
The development proposal will be analyzed for compliance with the following Chapters of the Oregon City 

Municipal Code: 

   

Streets, Sidewalks and Public Places in Chapter 12.04,  

Public and Street Trees in Chapter 12.08,  

Property Line Adjustments and Abandonment Process and Standards in Chapter 16.20, 

“MUE” Mixed Use Employment District in Chapter 17.31, 

Tree Protection Standards in Chapter 17.41,  

Geologic Hazards in Chapter 17.44, 

Natural Resource Overlay District in Chapter 17.49,  

  Administration and Procedures are set forth in Chapter 17.50,  

Off-Street Parking and Loading in Chapter 17.52,  

Supplemental Zoning Regulations and Exception in Chapter 17.54,  

Site Plan and Design Review in Chapter 17.62 and 

Master Plans in Chapter 17.65. 

 

PROJECT BA CONCEPT (GENERAL) DEVELOPMENT PLAN: 

The proposed Concept (General/Master) Development Plan identifies the layout, maximum intensity, phasing 

and public improvements associated with the Providence Willamette Falls Medical Center over a 10 year 

period.  Approval of the General (Concept) Plan is followed by a series of Detailed Development Plan 

applications with refined building details including building design, landscaping, etc. which comply with the 

Oregon City Municipal Code and the approved Concept (General) Plan.   

 

EXISTING USE: 

The property located at 1500 Division Street is utilized as Providence Willamette Falls (PWF) Medical Center 

and contains numerous medical related facilities within a hospital campus (Exhibits 1 and 2).  Since 1954, 

PWF has provided a full service medical center including emergency medicine, labor and delivery, surgical 

services, inpatient treatment, as well as many other inpatient and outpatient services to Oregon City and 

Clackamas County.   

 

PROPOSED DEVELOPMENT: 

Providence Willamette Falls Medical Center (PWF) is seeking approval of a ten (10) year General 
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Development Master Plan as well as a Detailed Development Plan to implement Phase 1 of the 3 Phase 

Master Plan.  Phase 1 includes alteration and expansion of an existing parking lot at the corner of Davis Road 

and Division Street.  The phases of the Master Plan include the following development: 

 

Project Phase 1 – Division St. Parking Lot (Subject To Detailed Development Plan Approval) 
The first project of the master plan consists of an alteration and expansion of the existing parking lot at 

the intersection of Davis Road, Division Street and Penn Lane.  The applicant submitted a Detailed 

Development Plan for the construction of the parking lot which would be implemented subsequent to 

approval in 2012. 

 

Project Phase 2 – Hospital Additions and Remodels 
Phase 2 of the Master Plan includes the addition of approximately 54,000 square feet to the site including 

expanding the Medical Center building, the construction of a new central utility plant, and the remodeling 

of other areas of the facility.  More particularly, these projects include:  

 

Outpatient Surgery Expansion:  The outpatient surgery expansion will add approximately two new 

operating rooms and short stay recovery space.   

 

New Front Entry:  The main entry to PWF will be remodeled and will include a new patient drop-off.  

The new entry will replace a section of the 1961 building which is currently sub-standard and houses 

hospital office spaces among other uses.  This project will provide a more direct and unified entry into the 

hospital.  A new canopy will welcome visitors into a large, high volume lobby that will provide physical 

and visual connections to corridors serving patient care, imaging, day surgery, birthplace, and the gift 

shop. 

 

Second Floor Patient Room and Pharmacy Remodel:  Several spaces on the second floor of the hospital 

will be converted from their current use as offices back to their original function as patient rooms.  This 

patient room remodel will not increase the number of licensed beds, the staffing levels for the hospital, 

nor increase trip generation. The pharmacy will also be relocated.   

 

Birthplace Expansion:  Six additional Labor, Delivery, Recovery and Postpartum rooms will be added to 

the west end of the existing Birthplace wing.  The addition would increase the number of labor and 

delivery/postpartum beds from 14 to 20. 

 

Central Utility Plant:  In order to centralize the system utilities for the campus and make them more 

efficient, PWF is planning for a central utility plant to house the appropriate mechanical, electrical, and 

plumbing systems to serve the medical campus.  The development of this project is located within the 

Natural Resource Overlay District requiring review and mitigation . 

 

Second Floor Shell Space Tenant Improvements:  There is approximately 16,100 square feet of 

unfinished space above the Emergency Department planned for build out to house expanded hospital 

services.  There is no definitive hospital program scheduled for this space but it is anticipated to be an 

expansion of outpatient services. 

 

The applicant may complete the phase 2 projects in any order, provided they are all completed prior to 

initiating Phase 3.  Phase 2 is projected to be implemented from 2012-2021. 

 

Project Phase 3 – Medical Office Buildings (MOB) 
Phase 3 of the Master Plan will add approximately 40,000 - 50,000 square feet of square footage to the 

medical campus including the construction of two new buildings including:    

 

MOB Additions:  PWF has identified two (East and West) sites for 20,000 - 25,000 square foot medical 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      4 

  

Office Buildings (MOB‟s) which will house general physician‟s practices.  The order of implementation 

for the two MOB‟s in this phase will depend upon Hospital strategic goals, project funding, and 

community needs.  Phase 3 would be implemented from 2014-2021. 

 

The applicant shall construct this development as proposed in this application and as required by the attached 

conditions of approval. The applicant can satisfy this standard by complying with Condition of Approval 

1. 

 

OREGON CITY MUNICIPAL CODE CRITERIA: 

 

CHAPTER 17.50 – ADMINISTRATION AND PROCEDURES 

Finding: Complies.  The Concept (General) Development Plan and Detailed Development Plan applications 

were processed as Type III applications.  Multiple neighborhood association meetings were held and a pre-

application conference took place on July 13, 2011 with Oregon City staff.  Notice of the development was 

mailed to property owners within 300 feet of the site, the McLoughlin Neighborhood Association, Citizen 

Involvement Commission and affected agencies on January 9
th
, 2012.  The property was posted with a land 

use action sign providing details and requesting comments about the development from January 13
th
, 2012 to 

after the Planning Commission hearing(s).  The following public comments were received:   

 

Gail Curtis, Senior Planner of the Oregon Department of Transportation submitted comments (Exhibit 7), 

including concerns regarding the transportation impact study.  The comments are addressed within this 

report. 

 

Denyse McGriff of the McLoughlin Neighborhood Association submitted comments (Exhibit 8), 

regarding the attendance list at the McLoughlin Neighborhood Association meeting and forwarding the 

report to the appropriate chair. 

 

Paul Edgar of the Citizen Involvement Committee submitted a request (Exhibit 9) for a hard copy of the 

application.  

 

Tim Powell, Chair of the McLoughlin Neighborhood Association submitted comments from the 

Neighborhood Association expressing concern about hospital employees parking within the public right-

of-way near the facility.  He suggested the City limit the on-street parking to 2 hours and work with the 

hospital to develop a good neighbor plan (Exhibit 10).  In response to this comment the applicant 

submitted a letter, dated February 16, 2012 indicating that Providence Willamette Falls Hospital recently 

adopted a policy restricting employees from parking on the street (Exhibit 11).  In addition, Nancy Bush, 

Code Enforcement Manager submitted comments identifying the process to limit on-street parking to 2 

hours as well as the resident parking program and suggested the neighbors apply (Exhibit 12).  

Furthermore, the applicant is required to demonstrate adequate parking to facilitate each new phase of 

development.  

 

Other comments were submitted prior to initiating the public comment period which were not included in the 

analysis of this report. Comments received after February 13
th
, 2012 will be forwarded to the Planning 

Commission at the February 27
th
, 2012

 
public hearing. The public record will remain open until the Planning 

Commission closes the public hearing. 

 

CHAPTER 17.31 “MUE” MIXED USE EMPLOYMENT DISTRICT 

 

17.31.020 Permitted Uses 

Finding: Complies as Proposed.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 
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17.31.030 Limited Uses 

Finding: Not Applicable.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 

 

17.31.040 Conditional Uses 

Finding: Not Applicable.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 

 

 

17.31.050 Prohibited Uses 

Finding: Not Applicable.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 

 

17.31.060.A Minimum lot areas: None. 

Finding: Complies as Proposed.  The applicant proposed to consolidate lots on the subject site.  The 

subsequent lots exceed a minimum lot area of zero. 

 

17.31.060.B Minimum Floor Area Ratio: 0.25. 

Finding: Complies with Condition.  The application did not identify the floor area ratio, as the exact square 

footage to be constructed will be refined during future Detailed Development Plans.  Prior to issuance of the 

first Detailed Development Plan for Phase 3, the applicant shall submit documentation demonstrating the 

master plan complies with the minimum floor area ratio of 0.25. The applicant can meet this standard by 

complying with Condition of Approval 2. 

 

17.31.060.C Maximum building height: except as otherwise provided in subsection C.1. of this section building 

height shall not exceed sixty feet.  

1. In that area bounded by Leland Road, Warner Milne Road and Molalla Avenue, and located in this 

zoning district, the maximum building height shall not exceed eighty-five feet in height.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.31.060.D Minimum required interior and rear yard setbacks if abutting a residential zone: twenty feet, plus 

one foot additional yard setback for every one foot of building height over thirty-five feet.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.31.060.E Maximum allowed setbacks: No maximum limit provided the Site Plan and Design Review 

requirements of Section 17.62.055 are met. Development of a campus with an approved Master Plan in the 

MUE zone is exempt from Section 17.62.055D.1 of Site Plan and Design Review. All other standards are 

applicable.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.31.060.F Maximum site coverage of the building and parking lot: Eighty percent. 

Finding: Complies with Condition.  The application indicted that approximately 64% of the site is covered 

with buildings and parking lots.  However, the site plan inaccurately displayed the location of the proposed 

parking lot as landscaped.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 1, the applicant shall submit a revised calculation demonstrating the Master Plan does not have more 

http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.62SIPLDERE.html#TIT17ZO_CH17.62SIPLDERE_17.62.055INCOBUST
http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.62SIPLDERE.html#TIT17ZO_CH17.62SIPLDERE_17.62.055INCOBUST
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than eighty percent site coverage of buildings and parking lots.  All future construction shall demonstrate 

compliance with this standard. The applicant can meet this standard by complying with Condition of 

Approval 3. 
 

17.31.060.G Minimum landscape requirement (including the parking lot): Twenty Percent. 

The design and development of the landscaping in this district shall:  

1. Enhance the appearance of the site internally and from a distance; 

2. Include street trees and street side landscaping; 

3. Provide an integrated open space and pedestrian way system within the development with appropriate 

connections to surrounding properties;  

4. Include, as appropriate, a bikeway walkway or jogging trail; 

5. Provide buffering or transitions between uses; 

6. Encourage outdoor eating areas appropriate to serve all the uses within the development; 

7. Encourage outdoor recreation areas appropriate to serve all the uses within the development. 

Finding: Complies with Condition.  A site plan displaying all landscaping onsite demonstrates that 277,623 

square feet of the 769,757 square foot site (36%) is landscaped.  However, the site plan inaccurately displays 

the location of the proposed parking lot as landscaped.  Prior to issuance of permits associated with the 

Detailed Development Plan for Phase 1, the applicant shall submit a revised calculation demonstrating 

compliance with the minimum landscaping standards in Chapter 17.31.060.G of the Oregon City Municipal 

Code. The applicant can meet this standard by complying with Condition of Approval 4. 

 

CHAPTER 16.12 Property Line Adjustments and Abandonment Process and Standards  

Findings: Complies as Proposed. The tax lot located on the corner of Penn Lane and Division Street 

(Clackamas County Map 2-2E-32AB-01201) consists of multiple building lots, though only a single tax lot is 

present.  The applicant proposed to consolidate building lots into a single building lot which mirrors the tax lot 

displayed in Exhibit D of the application.  Subsequent to the consolidation, the lot would contain a parking lot 

and a structure where the future East medical office building would be located.  As demonstrated within this 

report, the consolidated lots were reviewed for compliance with the Oregon City Municipal Code. 

 

Chapter 17.65 – MASTER PLANS 

 

17.65.050.A Existing Conditions Submittal Requirements 

 

17.65.050.A.1.a  Current uses of and development on the site, including programs or services.  

Findings: Complies as Proposed. The site is currently being utilized as Providence Willamette Falls Medical 

Center (PWF).  The applicant provided a site plan identifying the existing layout of the site (Exhibit 2). 

 

17.65.050.A.1.b  History or background information about the mission and operational characteristics of the 

institution that may be helpful in the evaluation of the concept development plan.  

Findings: Complies as Proposed. The applicant submitted a narrative with a variety of information about the 

subject site (Exhibit 2).  

 

17.65.050.A.1.c    A vicinity map showing the location of the Concept Development Plan boundary relative to 

the larger community, along with affected major transportation routes, transit, and parking facilities.  

Findings: Complies as Proposed. The applicant submitted a vicinity map displaying the subject site relative 

to the larger community, including major transportation routes, transit stops and parking facilities (Exhibit 2).   

 

17.65.050.A.1.d   Non-institutional uses that surround the development site.  May also reference submitted 

maps, diagrams or photographs.  

Findings: Complies as Proposed. The applicant submitted a map displaying the adjacent buildings and 

zoning designations.  Though primarily adjacent to the “MUE” Mixed Use Employment District, a portion of 

the site boarders residential zoning designations (Exhibit 2). 
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17.65.050.A.1.e   Previous land use approvals within the Concept Development Plan boundary and related 

conditions of approval.   

Findings: Complies as Proposed. The subject site has received approval of multiple land use applications.  

Two prior applications (Conditional Use CU 03-03 and Site Plan and Design Review SP 03-19) resulted in the 

requirement to receive Master Plan approval prior to proceeding with any additional land use applications 

(Exhibits 3 and 4). 

o Condition of approval #5 for Conditional Use CU 03-03: The hospital shall receive a comprehensive city 

master plan approval prior to any future city land use approval or site development permit issuance (other 

than those approved or conditioned for approval as part of this conditional use permit or the associated 

site plan and design review, SP03-19). The master plan shall be based on all hospital properties in the 

Division Street area and include; phased development projects, full area traffic analysis, infrastructure 

evaluation and plans, multi-model planning (on and off-site) , vehicle and bicycle parking evaluation, 

evaluation of non-conformance, proposed timing and other required items. 

o Condition of approval #31 for Site Plan and Design Review SP 03-19: The hospital shall receive a 

comprehensive city master plan approval prior to any future city land use approval or site development 

permit issuance (other than those approved as part of the associated Condition Use Permit CU 03-03, this 

Site Plan and Design Review or required in Conditions 2, 3 and 4 of this approval). The master plan shall 

be based on all hospital properties in the Division Street area and include; phased development projects, 

full area traffic analysis, infrastructure evaluation and plans, multi-model planning (on and off-site), 

vehicle and bicycle parking evaluation, evaluation of non-conformance, proposed timing and other 

required items. 

 

17.65.050.A.1.f  Existing utilization of the site.  May also reference submitted maps, diagrams or photographs. 

Findings: Complies as Proposed. The applicant provided a narrative statement describing the existing uses of 

the site and a series of maps (Exhibit 2).  The site is currently being utilized as Providence Willamette Falls 

Medical Center.  The subject site contains Clackamas County Map2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 

2200, 2400, 2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600, Clackamas County Map 2-2E-

32AA, TL 400 and Clackamas County Map 2-2E-32AC, TL  101, 201.  The Master Plan is within the Mixed 

Use Employment District (MUE).  PWF Medical Center is a permitted use in the MUE Zone under OCMC 

17.31.010 and 17.31.020.F. 

 

17.65.050.A.1.g  Site description, including the following items.  May also reference submitted maps, 

diagrams or photographs.  

(1)  Physical characteristics,  

(2)  Ownership patterns,  

(3)  Building inventory,   

(4)  Vehicle/bicycle parking,   

(5)  Landscaping/usable open space,   

(6)  FAR/lot coverage,  

(7)  Natural resources that appear on the City’s adopted Goal 5 inventory,  

(8)  Cultural/historic resources that appear on the City’s adopted Goal 5 inventory, and,  

(9)  Location of existing trees 6‖ in diameter or greater when measured 4’ above the ground. The location of 

single trees shall be shown. Trees within groves may be clustered together rather than shown individually.  

Findings: Complies as Proposed. The applicant provided a narrative including a description of the site and a 

series of maps displaying the above existing conditions (Exhibit 2).  As discussed in Chapter 17.65.050.C.4 of 

this report, no City-designated cultural or historic resources are located on the subject site.  A small portion of 

the subject site includes two Overlay Districts; Natural Resource Overlay District (NROD), and Geologic 

Hazards.  Both districts are on the eastern edges of the subject property where no additional development is 

proposed.   
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17.65.050.A.1.h  Existing transportation analysis, including the following items.  May also reference 

submitted maps, diagrams or photographs.  

(1)  Existing transportation facilities, including highways, local streets and street classifications, and 

pedestrian and bicycle access points and ways;  

(2)  Transit routes, facilities and availability;  

(3)  Alternative modes utilization, including shuttle buses and carpool programs; and  

(4)  Baseline parking demand and supply study (may be appended to application or waived if not applicable).  

Findings: Complies as Proposed. The applicant provided a narrative statement describing the existing 

transportation conditions of the site.  A Transportation Impact Analysis (TIA) was submitted by Kittelson & 

Associates, Inc. (Exhibit 2).   

1. Sidewalks are provided along Redland Road to the south of Holcomb Boulevard-Abernethy Road. 

2. Sidewalks and bicycle lanes are provided along Anchor Way west of Redland Road (for approximately   

     250 feet only). 

3. Sidewalks are provided along Division Street to the south of 16th Street. 

4. Bicycle lanes are provided along Division Street between 13th Street and 15th Street. 

5. On-street parking is available along Division Street to the west of 9th Street and between 16th Street  

     and Gilman Drive. 

6. Not posted; assumed to be 25 miles per hour. 

 

Bicycle Facilities and Connectivity. Bicycle lanes are currently provided on Division Street between 13th 

Street and 15th Street and along some of the major surrounding roadways, including Redland Road and 

Molalla Avenue. According to the TSP, bicycle lane improvements are needed on Division Street, 15th Street, 

Cascade Highway (OR 213), Anchor Way, Holcomb Boulevard- Abernethy Road, 7th Street, and Molalla 

Avenue. 

 

Pedestrian Facilities and Connectivity. The PWF campus and surrounding neighborhood are generally well 

served by a grid network of streets and sidewalks today. Sidewalks are available adjacent to the campus on a 

majority of both Division Street and Davis Road, as well as along the major connecting roadways near the 

campus, including Molalla Avenue, 7th Street, and 15th Street. Additional sidewalk connectivity is planned in 

the vicinity of the PWF campus, as identified in the City of Oregon City TSP.  

 

Transit Routes, Facilities and Availability. The primary bus route serving the site is Tri-Met with bus stops 

located adjacent to the subject site. Two fixed-route bus stops are located within one block of the main entrance 

of the PWF campus on Division Street; a total of four stops are located within one block of the overall PWF 

campus. Service to these stops is provided by Tri-Met Bus Route 32. Route 32 provides service between 

Clackamas Community College, Oregon City, Gladstone, and Milwaukie. As of August 2011, the bus operates 

Monday through Friday between 5:30 a.m. and 7:30 p.m. on 30-minute headways, Saturdays between 9:30 a.m. 

and 5:30 p.m. on 60-minute headways, and does not offer service on Sundays. The Oregon City Transit Center 

provides connections to several additional bus routes and services. Other bus service in the area of the PWF 

campus is provided by Tri-Met Bus Routes 33, 34, and 99. 

 

Baseline Parking Demand and Supply. The applicant indicated that the campus has an existing supply of 749 

parking stalls with an existing demand for 653 stalls. 

 

17.65.050.A.1.i  Infrastructure facilities and capacity, including the following items.  

(1)  Water,  

(2) Sanitary sewer, 

(3)  Stormwater management, and  

(4)  Easements.  

Findings: Complies as Proposed.  The site is surrounded by adequate City water mains on all four sides 

including through the interior of the main property.  Adequate sanitary sewer mains exist around the site while 

stormwater mains are located appropriately on the perimeter of the site.   
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17.65.050.A.2.a Existing conditions site plan.  

Findings: Complies as Proposed. The applicant submitted a site plan of the existing conditions of the site 

(Exhibit 2). 

 

17.65.050.A.2.b. Vicinity map.   

Findings: Complies as Proposed. The applicant submitted a vicinity map of the development site (Exhibit 2). 

 

17.65.050.A.2.c.  Aerial photo.  

Findings: Complies as Proposed. The applicant submitted an aerial photo depicting the subject site and 

adjacent property (Exhibit 2).  

 

17.65.050.B. Proposed Development Submittal Requirements 

 

17.65.050.B.1.a  The proposed duration of the concept development plan. 

Findings: Complies as Proposed. The General (Master) Plan is anticipated to be implemented over a period 

of 10 years. 

 

17.65.050.B.1.b The proposed development boundary.  May also reference submitted maps or diagrams.  

Findings: Complies as Proposed. The project boundaries include Clackamas County Map2-2EAB, Tax Lots 

1201, 1900, 2000, 2100, 2200, 2400, 2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600, Clackamas 

County Map 2-2E-32AA, TL 400 and Clackamas County Map 2-2E-32AC, TL  101, 201.  A map of the 

subject site was submitted (Exhibit 2).   

 

17.65.050.B.1.c   A description, approximate location, and timing of each proposed phase of development, and 

a statement specifying the phase or phases for which approval is sought under the current application. May 

also reference submitted maps or diagrams.  

Findings: Complies as Proposed. The applicant indicated that phases would generally include the following: 

 

Project Phase 1 – Division St. Parking Lot (Subject To Detailed Development Plan Approval) 

The first project of the master plan consists of an alteration and expansion of the existing parking lot at 

the intersection of Davis Road, Division Street and Penn Lane.  The applicant submitted a Detailed 

Development Plan for the construction of the parking lot which would be implemented subsequent to 

approval in 2012. 

 

Project Phase 2 – Hospital Additions and Remodels 

Phase 2 of the Master Plan includes the addition of approximately 54,000 square feet to the site including 

expanding the Medical Center building, the construction of a new central utility plant, and the remodeling 

of other areas of the facility.  More particularly, these projects include:  

 

Outpatient Surgery Expansion:  The outpatient surgery expansion will add approximately two new 

operating rooms and short stay recovery space.   

 

New Front Entry:  The main entry to PWF will be remodeled and will include a new patient drop-off.  

The new entry will replace a section of the 1961 building which is currently sub-standard and houses 

hospital office spaces among other uses.  This project will provide a more direct and unified entry into the 

hospital.  A new canopy will welcome visitors into a large, high volume lobby that will provide physical 

and visual connections to corridors serving patient care, imaging, day surgery, birthplace, and the gift 

shop. 

 

Second Floor Patient Room and Pharmacy Remodel:  Several spaces on the second floor of the hospital 

will be converted from their current use as offices back to their original function as patient rooms.  This 
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patient room remodel will not increase the number of licensed beds, the staffing levels for the hospital, 

nor increase trip generation. The pharmacy will also be relocated.   

 

Birthplace Expansion:  Six additional Labor, Delivery, Recovery and Postpartum rooms will be added to 

the west end of the existing Birthplace wing.  The addition would increase the number of labor and 

delivery/postpartum beds from 14 to 20. 

 

Central Utility Plant:  In order to centralize the system utilities for the campus and make them more 

efficient, PWF is planning for a central utility plant to house the appropriate mechanical, electrical, and 

plumbing systems to serve the medical campus.  The development of this project is located within the 

Natural Resource Overlay District requiring review and mitigation . 

 

Second Floor Shell Space Tenant Improvements:  There is approximately 16,100 square feet of 

unfinished space above the Emergency Department planned for build out to house expanded hospital 

services.  There is no definitive hospital program scheduled for this space but it is anticipated to be an 

expansion of outpatient services. 

 

The applicant may complete the phase 2 projects in any order, provided they are all completed prior to 

initiating Phase 3.  Phase 2 is projected to be implemented from 2012-2021. 

 

Project Phase 3 – Medical Office Buildings (MOB) 

Phase 3 of the Master Plan will add approximately 40,000 - 50,000 square feet of square footage to the 

medical campus including the construction of two new buildings including:    

 

MOB Additions:  PWF has identified two (East and West) sites for 20,000 - 25,000 square foot medical 

Office Buildings (MOB‟s) which will house general physician‟s practices.  The order of implementation 

for the two MOB‟s in this phase will depend upon Hospital strategic goals, project funding, and 

community needs.  Phase 3 would be implemented from 2014-2021. 

 

17.65.050.B.1.d An explanation of how the proposed development is consistent with the purposes of Section 

17.65, the institutional zone, and any applicable overlay district.  

Findings: Refer to the findings within this report. 

 

17.65.050.B.1.e A statement describing the impacts of the proposed development on inventoried Goal 5 

natural, historic or cultural resources within the development boundary or within 250 feet of the proposed 

development boundary.  

Findings: Complies as Proposed. The applicant provided a map displaying all nearby Goal 5 resources.  The 

subject site is not within a historic district or include an individually designated historic structure.  The 

property is within the Geologic Hazards Overlay District and the Natural Resource Overlay District.   

 

17.65.050.B.1.f An analysis of the impacts of the proposed development on the surrounding community 

and neighborhood, including:  

(1)  Transportation impacts as prescribed in Subsection ―g‖ below;  

(2)  Internal parking and circulation impacts and connectivity to sites adjacent to the development boundary 

and public right-of-ways within 250 feet of the development boundary;   

(3)  Public facilities impacts (sanitary sewer, water and stormwater management) both within the 

development boundary and on city-wide systems;  

(4) Neighborhood livability impacts;  

(5)  Natural, cultural and historical resource impacts within the development boundary and within 250 feet of 

the development boundary.  

Findings: The applicant submitted documentation on the impacts of the proposed development.  Please refer 

to the analysis within this report. 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      11 

  

 

17.65.050.B.1.g A summary statement describing the anticipated transportation impacts of the proposed 

development.  This summary shall include a general description of the impact of the entire development on the 

local street and road network, and shall specify the maximum projected average daily trips, projected AM and 

PM peak hour traffic and the maximum parking demand associated with build-out each phase of the master 

plan.  

Findings: Please to the analysis in OCMC Chapter 17.65.050.B.1.i of this report. 

 

17.65.050.B.1.h In addition to the summary statement of anticipated transportation impacts, an applicant 

shall provide a traffic impact study as specified by City requirements. The transportation impact study shall 

either:  

(1)  address the impacts of the development of the site consistent with all phases of the concept development 

plan; or  

(2)  address the impacts of specific phases if the City Engineer determines that the traffic impacts of the full 

development can be adequately evaluated without specifically addressing subsequent phases.  

Findings: Complies as Proposed. The applicant identified the transportation impact of the development with 

traffic impact analysis prepared by Kittleson and Associates (Exhibit 2) discussing the transportation impacts 

of the proposed development.  The transportation study was reviewed by John Replinger, transportation 

consultant for the City from Replinger and Associates (Exhibit 5). 

 

17.65.050.B.1.i If an applicant chooses to pursue option h(1), the applicant may choose among three 

options for implementing required transportation capacity and safety improvements:  

(1)  The concept development plan may include a phasing plan for the proposed interior circulation system 

and for all on-site and off-site transportation capacity and safety improvements required on the existing street 

system as a result of fully implementing the plan. If this option is selected, the transportation phasing plan 

shall be binding on the applicant.  

(2)  The applicant may choose to immediately implement all required transportation safety and capacity 

improvements associated with the fully executed concept development plan. If this option is selected, no further 

transportation improvements will be required from the applicant. However, if a concept development plan is 

later amended in a manner so as to cause the projected average daily trips, the projected AM or PM peak hour 

trips, or the peak parking demand of the development to increase over original projections, an additional 

transportation impact report shall be required to be submitted during the detailed development plan review 

process for all future phases of the development project and additional improvements may be required.  

(3)  The applicant may defer implementation of any and all capacity and safety improvements required for 

any phase until that phase of the development reaches the detailed development plan stage.  If this option is 

selected, the applicant shall submit a table linking required transportation improvements to vehicle trip 

thresholds for each development phase. 

Findings: Complies with Condition.  The applicant proposed to install public improvements associated with 

each phase of development.  The applicant submitted a transportation impact analysis prepared by Julia Kuhn, 

PE of Kittleson & Associates, Inc (Exhibit 2) discussing the transportation impacts of the proposed 

development.  The report was reviewed by John Replinger, PE of Replinger and Associates, a City consultant 

(Exhibit 5).  The applicant proposed to complete the following public improvements by the completion of 

Phase 3 of development.    
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The City generally concurs with the public improvements proposed.  The following identifies a specific list of 

public improvements and associated maps of where each improvement will occur.  The applicant‟s engineer 

shall analyze and design the Division Street and 15
th
 Street pavement restoration. 

 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

 Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot 

wide full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft 

tree wells, bike lane striping and markings, street lighting, and street trees.   
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 Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax 

Lot 1900 and 2000.  Construction of full depth pavement restoration from the northern end of the 

ED improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the 

opposing side.  New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping 

and markings, street lighting, and street trees. 

 Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and 

Penn Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in 

Phase 1) and 10 feet on the opposing side.   

 Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet 

from centerline on the west side.  Construction of full depth pavement restoration between 15
th
 

Street and 16
th
 Street for a width of 26 feet on the western half and 10 feet on the opposing side (if 

not completed by other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree 

wells, bike lane striping and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

 Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street 

dedication.  Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and 

gutter, 4.5-foot planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing 

ADA ramp at southeast corner of Davis Road/Division Street. 

 Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant‟s Engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design).  Construction of 2.5-foot 

wide full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with 

street trees, 5 ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

 Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant‟s engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design) across the tax lot frontages 

for a width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the 

existing street lighting and install as necessary to meet current IES.  Installation of street trees in 

existing planter strip and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

 Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width 

of about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, 

street trees, and street lighting.   

 

In addition, the applicant‟s transportation impact study identified two off-site intersections where the impacts 

from the proposed development when coupled with future background projections would result in an 

unacceptable level of service.  A more than 50 second delay for the westbound left at the intersection of Molalla 

Avenue/7
th
 Street would result in a level of service (LOS) F in 2017 and   a more than 50 second delay for the 

northbound left at the intersection of Redland Road/Anchor Way would result in a level of service (LOS) F in 

2018 both, in part, as a result of Phase 2 impacts.  Phase 1 was not determined to have an impact on the 

proposed development, as it entails an expansion of the parking lot which will not itself increase traffic 

demands generated on-site.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2, on the intersections of Molalla Avenue/7
th
 Street and Redland Road/Anchor Way, and 3 which 

would be constructed up to 10 years in the future.  A determination of the adequacy of the existing traffic 

infrastructure, the extent of the Providence Willamette Falls impacts, what improvements in the form of 

mitigation measures will be required, and/or the portion of the construction costs of those measures which 
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should be borne by the Providence Willamette Falls, will be made at the time of consideration of the detailed 

development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained in the Regional 

Transportation Plan or Oregon City Transportation System Plan, whichever is most current, with cost estimates 

updated by applying a published construction cost index.  For projects already programmed for construction, the 

final project cost of most current cost estimates shall be utilized.  If the impacts cannot be adequately mitigated 

based on the standards in effect at the time of filing the detailed development application, the detailed 

development plan will be denied. 

 

ODOT suggested that the treatment of the central utility plant might have caused the traffic to be 

underestimated (Exhibit 7).  John Replinger, PE of Replinger and Associates, a City consultant indicated that 

ODOT indicated that the “trip generation methodology was adequately explained and accurately executed” 

(Exhibit 5). 

 

The additional development proposed in the master plan is forecast to produce 87 additional AM peak hour trips 

and 91 additional PM peak hour trips. This compares with current traffic of 339 AM peak hour trips and 356 

PM peak hour trips. 

 

The applicant is responsible for this project‟s compliance with Engineering Policy 00-01.  The applicant can 

comply with this standard by meeting Conditions of Approval 5 and 6. 

 

17.65.050.B.1.j The applicant or city staff may propose objective development standards to address 

identified impacts that will apply within the proposed development on land that is controlled by the institution. 

Upon approval of the concept development plan, these standards will supersede corresponding development 

standards found in this code. Development standards shall address at least the following:  

(1)  Pedestrian, bicycle and vehicle circulation and connectivity;  

(2)  Internal vehicle and bicycle parking;  

(3)  Building setbacks, landscaping and buffering;  

(4)  Building design, including pedestrian orientation, height, bulk, materials, ground floor windows and 

other standards of Chapter 17.62; and  

(5)  Other standards that address identified development impacts.  

Findings: Not Applicable. The applicant has not proposed alternative objective development standards.  

 

17.65.050.B.2.a. A preliminary site circulation plan showing the approximate location of proposed vehicular, 

bicycle, and pedestrian access points and circulation patterns, parking and loading areas or, in the 

alternative, proposed criteria for the location of such facilities to be determined during detailed development 

plan review.    

Findings: Complies with Conditions. The applicant submitted a site plan for the proposed development 

showing the approximate location of proposed vehicular, bicycle, and pedestrian access points and circulation 

patterns, parking and loading areas.  The site is currently nonconforming as it does not comply with the current 

standards for parking lot landscaping, pedestrian accessway standards, etc.  Proportional upgrades to the site are 

required per OCMC Chapter 17.58. 

 

Vehicle Circulation Plan.  A site plan identifying the circulation of vehicles onsite was provided demonstrating 

the ability for automobiles to travel down the street and within parking lots throughout the site.     

 

Bicycle Circulation Plan.  A site plan identifying the circulation of bicycles onsite was provided demonstrating 

the ability for bicycles to travel down the street and within parking lots within automobiles.  There are no 

bicycle pathways onsite. 

 

Pedestrian Circulation Plan.  The applicant did not propose any changes to the pedestrian circulation plan 

within the Master Plan or Detailed Development Plan.  As demonstrated within this report, the proposed 

parking lot layout does not include a pedestrian accessway within the parking lot.  Prior to issuance of permits 
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associated with the Detailed Development Plan for Phase 1, the applicant shall install a pedestrian accessway 

within or adjacent to the proposed parking lot which complies with the Oregon City Municipal Code and 

provides safe access to pedestrians walking from the northern portion of the parking lot south towards the main 

hospital facility.  The applicant can meet this standard by complying with condition of approval 7. 

 

17.65.050.B.2.b The approximate location of all proposed streets, alleys, other public ways, sidewalks, 

bicycle and pedestrian access ways and other bicycle and pedestrian ways, transit streets and facilities, 

neighborhood activity centers and easements on and within 250 feet of the site. The map shall identify existing 

subdivisions and development and un-subdivided or unpartitioned land ownerships adjacent to the proposed 

development site and show how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways 

and utilities within 250 feet may be extended to and/or through the proposed development.  

Findings: Complies as Proposed. The applicant submitted a map displaying the approximate location of all 

pedestrian, bicycle and automobile facilities within 250 feet of the site.   

 

17.65.050.B.2.c The approximate location of all public facilities to serve the proposed development, including 

water, sanitary sewer, stormwater management facilities.  

Findings: Please refer to the analysis within this report. 

 

17.65.050.B.2.d The approximate projected location, footprint and building square footage of each phase of 

proposed development.    

Findings: Complies as Proposed.  The applicant submitted a map displaying the approximate location and 

footprint of the proposed structures.  The final sizes and locations are subject to minor changes in the Detailed 

Development Plan review.  Major changes to the size or location of the structures will require an adjustment to 

the Concept (General/Master) Development Plan.  

 

17.65.050.B.2.e The approximate locations of proposed parks, playgrounds or other outdoor play areas; 

outdoor common areas and usable open spaces; and natural, historic and cultural resource areas or features 

proposed for preservation. This information shall include identification of areas proposed to be dedicated or 

otherwise preserved for public use and those open areas to be maintained and controlled by the owners of the 

property and their successors in interest for private use. 

Findings: Complies as Proposed.  The applicant submitted an aerial photo in Exhibit 2.  The applicant did not 

propose a park, playground or other outdoor play area or open space for the subject site. 

 

17.65.050.C. Approval Criteria for a Concept Development Plan.  

 

17.65.050.C.1  The proposed Concept Development plan is consistent with the purposes of Section 17.65. 

Findings: Complies as Proposed. Chapter 17.65.010 of the Oregon City Municipal Code states: 

―It is the intent of this Chapter to foster the growth of major institutions and other large-scale development, 

while identifying and mitigating the impacts of such growth on surrounding properties and public 

infrastructure. The City recognizes the valuable services and employment opportunities that these 

developments bring to Oregon City residents.  The master plan process is intended to facilitate an efficient and 

flexible review process for major developments and to provide them with the assurance they need over the long 

term so that they can plan for and execute their developments in a phased manner.  To facilitate this, the 

master plan process is structured to allow an applicant to address the larger development issues, such as 

adequacy of infrastructure and transportation capacity, and reserve capacity of the infrastructure and 

transportation system before expenditure of final design costs.‖  

 

The Master Plan is consistent with the purpose and intent statement in OCMC Chapter 17.65.010.  The Master 

Plan identifies the growth expected on the Providence Willamette Falls Hospital campus over the next ten (10) 

years.  Providence selected a 10-year timeframe for the master plan as the level of uncertainty of development 

plans after ten (10) years is too high.  Providence submitted a Transportation Impact Analysis with phased 

public improvements which is analyzed within this report. 
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17.65.050.C.2  The transportation system has sufficient capacity based on the City’s level of service standards 

and is capable of safely supporting the development proposed in addition to the existing and planned uses in 

the area, or will be made adequate by the time each phase of the development is completed. 

Findings: Complies with Condition. The applicant‟s transportation impact study identified two off-site 

intersections where the impacts from the proposed development when coupled with future background 

projections  would result in an unacceptable level of service.  A more than 50 second delay for the westbound 

left at the intersection of Molalla Avenue/7
th
 Street would result in a level of service (LOS) F in 2017 and   a 

more than 50 second delay for the northbound left at the intersection of Redland Road/Anchor Way would 

result in a level of service (LOS) F in 2018 both, in part, as a result of Phase 2 impacts.  Phase 1 was not 

determined to have an impact on the proposed development, as it entails an expansion of the parking lot which 

will not itself increase traffic demands generated on-site.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2, on the intersections of Molalla Avenue/7
th
 Street and Redland Road/Anchor Way, and 3 which 

would be constructed up to 10 years in the future.  A determination of the adequacy of the existing traffic 

infrastructure, the extent of the Providence Willamette Falls impacts, what improvements in the form of 

mitigation measures will be required, and/or the portion of the construction costs of those measures which 

should be borne by the Providence Willamette Falls, will be made at the time of consideration of the detailed 

development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained in the Regional 

Transportation Plan or Oregon City Transportation System Plan, whichever is most current, with cost estimates 

updated by applying a published construction cost index.  For projects already programmed for construction, the 

final project cost of most current cost estimates shall be utilized.  If the impacts cannot be adequately mitigated 

based on the standards in effect at the time of filing the detailed development application, the detailed 

development plan will be denied.  The applicant can comply with this standard by meeting Condition of 

Approval 5. 

 

17.65.050.C.3 Public services for water supply, police, fire, sanitary waste disposal, and storm-water disposal 

are capable of serving the proposed development, or will be made capable by the time each phase of the 

development is completed. 

Findings: Complies with Condition. An analysis of the proposed impacts is provided below. 

 

Domestic Water. There are existing water mains in the streets bounding the site as well as several on-site.  New 

fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review.  

 

Police Protection.  No significant police issues were identified during this Master Plan review. 

 

Fire Protection. No significant fire protection issues were identified during this Master Plan review. 

 

Sanitary Sewer. Adequate sanitary sewer mains exist around the site boundaries.  During the Detailed 

Development Plan reviews, the applicant shall provide connection to new/existing sanitary sewer for new 

future facilities as required by plumbing code. 

 

Storm Water. Stormwater mains exist bordering the site.  The applicant shall provide stormwater facilities as 

necessary for street improvements and facility construction.  Downstream conveyance calculations/analysis 

shall be performed for all existing storm systems where the Applicant‟s new facilities increase the stormwater 

flow.  The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 

Street exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the 

eastern end of the storm line as necessary.  During each of the Detailed Development Plan reviews, the 
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applicant shall provide site analysis to determine extent of stormwater detention and water quality that are 

required by the current code and implement appropriate Low Impact Design efforts.  The use of Lynch-style 

catch basins for water quality is required for all new/revised parking lots.  Water quality treatment will be 

achieved by means of any number of water quality features such as green roofs, vegetated swale, flow-thru 

planter box, or other LID system that will be designed per City of Oregon City Design Standards.   

 

The applicant is responsible for this project‟s compliance with Engineering Policy 00-01. The Applicant can 

comply with this standard by meeting Conditions of Approval 6, 8, 9, 10, 11, 12, 13 and 14. 

 

17.65.050.C.4 The proposed Concept Development plan protects any inventoried Goal 5 natural, historic or 

cultural resources within the proposed development boundary consistent with the provisions of applicable 

overlay districts. 

Findings: Please refer to the analysis in Chapter 17.49 for compliance with the Natural Resource Overlay 

District and Chapter 17.44 for compliance with the Geologic Hazards Overlay District.    There are no 

inventoried other Goal 5 historic or cultural resources in or within 250 feet of the development.   

 

17.65.050.C.5 The proposed Concept Development plan, including development standards and impact 

mitigation thresholds and improvements adequately mitigates identified impacts from each phase of 

development. For needed housing, as defined in ORS 197.303(1), the development standards and mitigation 

thresholds shall contain clear and objective standards. 

Findings: Please refer to the findings in 17.65.050.B.1.i of this analysis. 

 

17.65.050.C.6 The proposed Concept Development Plan is consistent with the Oregon City Comprehensive 

Plan and its ancillary documents. 

Findings: Complies as Proposed. As demonstrated below, the proposed Master Plan complies with the 

Oregon City Comprehensive Plan. 

  

Section 1, Citizen Involvement 

Section 1 of the Oregon City Compressive Plan established goals and policies to involve the public.  The 

Master Plan review process included multiple meetings with neighborhood associations and other groups 

as well as a public comment period, mailed notices, public hearing and a notice in the newspaper. 

 

Section 2, Land Use 

Section 2 of the Oregon City Compressive Plan addresses the efficient use of available lands and the goal 

of creating a vibrant urban area that increases the opportunities for multi-modal transportation options.   

 

Section 9, Economic Development 

Section 9 of the Oregon City Compressive Plan establishes goals and policies that the City should strive 

to implement and meet but does not impose mandatory approval standards for a master plan application.  

The master plan will reinforce the role of the hospital in the community and contribute to the 

community‟s economic development. 

 

Section 11, Public Facilities 

Section 11 of the Oregon City Compressive Plan identifies the need for the City to provide public 

services.  The Master Plan addresses the adequacy of the public facilities onsite. 

 

Section 12, Transportation 

Section 12 of the Oregon City Compressive Plan provides for a safe, convenient and economic 

transportation system that functions well and contributes to the city‟s well-being, enhances the quality of 

life and increases the opportunity for growth and development.  The applicant proposed and is 

conditioned to mitigate all transportation impacts. 
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Section 13, Energy Conservation 

Section 13 of the Oregon City Compressive Plan provides requires the conservation of energy in all forms 

through efficient land-use patterns, public transportation, building siting and construction standards, and 

city programs, facilities and activities.  The proposed Master Plan encourages efficient use of the land 

while supporting transit, pedestrian and bicycle facilities. 

 

17.65.050.D  Duration of Concept Development Plan. A Concept Development plan shall involve a planning 

period of at least five years and up to twenty years. An approved Concept Development plan shall remain in 

effect until development allowed by the plan has been completed through the detailed development plan 

process, the plan is amended or superseded, or the plan expires under its stated expiration date.  

Findings: Complies as Proposed. The General (Concept) Plan proposed envisions a 10-year view of the site.  

 

17.65.060 Detailed Development Plan 

Findings: Not Applicable. The applicant submitted a Detailed Development Plan application for 

implementation of Phase 1 of the development.  Approval of a Detailed Development Plan is required prior to 

construction. 

 

17.65.070 - Adjustments to development standards. 

 

17.65.070.A Purpose. In order to implement the purpose of the City's master plan process, which is to foster 

the growth of major institutions and other large-scale development, while identifying and mitigating their 

impacts on surrounding properties and public infrastructure, an applicant may request one or more 

adjustments to the applicable development regulations as part of the master planning process. These include, 

but are not limited to, items such as: dimensional standards of the underlying zone, site plan and design review 

criteria, residential design standards, and standards for land division approval. 

Findings: Applicable.  The applicant submitted a request for an adjustment to the Oregon City Municipal 

Code with the Master Plan application. No other adjustments to the Oregon City Municipal Code have been 

requested. 

 

17.65.070.B Procedure. Requests for adjustments shall be processed concurrently with a general development 

plan. An adjustment request at the detailed development plan review shall cause the detailed development plan 

to be reviewed as a Type III application.  

Findings: Complies as Proposed.  The proposed adjustment is being processed concurrent with the general 

development plan as a Type III application. 

 

17.65.070.C Regulations That May Not be Adjusted. Adjustments are prohibited for the following items: 

1. To allow a primary or accessory use that is not allowed by the regulations; 

2. To any regulation that contains the word "prohibited"; 

3. As an exception to a threshold review, such as a Type III review process; and 

4. Any exception to allow a use not identified as a permitted or conditional use in the underlying zone. 

Findings: Complies as Proposed.  The applicant has not proposed an adjustment for the use of the site or 

review process.  

 

Oregon City Municipal Code Adjustment #1: Interior Parking Lot Landscaping 

OCMC Chapter 17.52.060.D requires that within a parking lot no more than eight contiguous parking spaces 

shall be created without providing an interior landscape strip between them.  Though the proposed parking lot 

expansion associated with Phase 1 of the Master Plan does not have more than 8 contiguous parking stalls 

without an interior landscape strip and will comply with OCMC 17.52.060(D), a majority of the existing 

parking lots within the Providence Willamette Falls campus were constructed prior to adoption of this standard.   

 

The Nonconforming Chapter of the Oregon City Municipal Code, 17.58, requires the applicant to install 

interior parking lot landscaping within existing parking lots which do not comply with the current standards.  
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Each Detailed Development Plan costing more than $75,000 is required to spend 10% of the project cost on 

upgrades to existing nonconforming facilities such as interior parking lot landscaping. Depending on the cost of 

construction, it is anticipated that all of the aforementioned nonconforming items would be upgraded within the 

Master Plan. Each parking lot upgrade will include documentation from the applicant demonstrating that there 

is no loss of parking due to installation of interior parking lot landscaping. 

 

If this adjustment is approved, the nonconforming parking lots would be upgraded so that no more than 16 

contiguous parking spaces would be provided without an interior landscape strip and future parking lots 

associated with Phases 2 and 3 of the Master Plan, no more than 16 contiguous parking spaces would be 

provided without an interior landscape strip. As shown in this analysis, in order to mitigate the impact of the 

adjustment to increase the number of contiguous parking stalls permitted without landscape strips, the applicant 

shall increase the minimum interior parking lot landscaping from 10% to 12%.  The applicant may choose not 

to utilize the adjustment for a particular parking lot.  If a parking lot does not utilize the adjustment and 

provides no more than eight contiguous parking spaces without an interior landscape strip, the applicant does 

not have to increase the minimum interior parking lot landscaping for that parking lot from 10% to 12%.  The 

applicant shall be required to calculate the total number of trees that would be planted based on the existing 

requirements of one tree per six parking spaces in the interior parking lot landscaping and plant the required 

number of trees on-site or, if approved by the Community Development Director, pay a fee-in-lieu for the 

difference in the number of parking lot trees. 

 

OCMC 17.52.060(D)(d) - EXISTING 
d. No more than eight contiguous parking spaces shall be created without 

providing an interior landscape strip between them. Landscape strips shall be 

provided between rows of parking shall be a minimum of six feet in width and a 

minimum of 10 feet in length. 

 

ADJUSTED TO: 

 

OCMC 17.52.060(D)(d) - PROPOSED 
d. No more than sixteen contiguous parking spaces shall be created without 

providing an interior landscape strip between them. Landscape strips shall be 

provided between rows of parking shall be a minimum of six feet in width and a 

minimum of 10 feet in length. 

 

17.65.71.D.1. Granting the adjustment will equally or better meet the purpose of the regulation to be modified; 

Finding:  Complies with Condition.  Chapter 17.52.060 of the Oregon City Municipal Code identifies the 

purpose of parking lot landscaping is: 

 To enhance and soften the appearance of parking lots; 

 To limit the visual impact of parking lots from sidewalks, streets and particularly from residential 

areas; 

 To shade and cool parking areas; 

 To reduce air and water pollution; 

 To reduce storm water impacts and improve water quality; and 

 To establish parking lots that are more inviting to pedestrians and bicyclists. 

 

The applicant indicated that “the requirement for providing interior landscape strips in areas that will be 

affected by future detailed development plans will reduce the parking supply on the campus. Per the TIA in 

Appendix B, PWF currently has a parking surplus, but at the end of the proposed master plan there would be a 

parking deficit. Therefore it is important for PWF to maintain as many parking spaces as necessary.  The intent 

of 17.52.060.D.(d) is „to enhance and soften the appearance of parking lots; to limit the visual impact of 

parking lots from sidewalks, streets and particularly from residential areas; to shade and cool parking areas‟ 
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among others. In the parking lot areas identified as lots B, D, G, and F per Figure 14 on page 44 of Kittelson & 

Associates TIA (see Appendix B), Lot G is not visible from any public streets or residential areas thanks to the 

stand of forest along its eastern border. Lot F currently has 23 street and parking lot deciduous shade trees, as 

well as landscaped triangular wheel stops and planter strips. Lots B and D also have numerous parking lot trees 

and landscaped buffer zones”. 

 

Staff believes that a reduction in the frequency of interior parking lot landscaping islands would potentially 

reduce the amount of shade within the parking lot, thus resulting in higher temperature storm water and may 

not as adequately soften the appearance of the parking lot.  The applicant has not proposed any mitigation for 

the proposed adjustment.  OCMC 17.52.060.D requires surface parking lots have a minimum ten percent of the 

interior of the gross area of the parking lot be devoted to landscaping to improve the water quality, reduce 

storm water runoff, and provide pavement shade.  In order to mitigate the impact of the adjustment to increase 

the number of contiguous parking stalls permitted without landscape strips, the applicant shall increase the 

minimum interior parking lot landscaping from 10% to 12%.  The applicant may choose not to utilize the 

adjustment for a particular parking lot.  If a parking lot does not utilize the adjustment and provides  

no more than eight contiguous parking spaces without an interior landscape strip, the applicant does not have to 

increase the minimum interior parking lot landscaping for that parking lot from 10% to 12%. The applicant 

shall be required to calculate the total number of trees that would be planted based on the existing requirements 

of one tree per six parking spaces in the interior parking lot landscaping and plant the required number of trees 

on-site or, if approved by the Community Development Director, pay a fee-in-lieu for the difference in the 

number of parking lot trees.  The applicant can satisfy this standard by complying with Condition of 

Approval 15. 

 

17.65.71.D.2. If more than one adjustment is being requested, the cumulative effect of the adjustments results 

in a project that is still consistent with the overall purpose of the zone;  

Finding:  Not Applicable.  The applicant has not proposed more than one adjustment. 

 

17.65.71.D.3. City-designated Goal 5 resources are protected to the extent otherwise required by Title 17; 

Finding:  Not Applicable.  A portion of the Master Plan property is within the Natural Resource Overlay 

District and Geologic Hazards Overlay District.  It is not anticipated that the proposed adjustment would 

negatively affect the overlays, as the applicant has not requested an adjustment to an overlay standard.  There 

are no historic resources onsite. 

 

17.65.71.D.4. Any impacts resulting from the adjustment are mitigated; 

Finding:  Complies with Condition.   Staff believes that a reduction in the frequency of interior parking lot 

landscaping islands would potentially reduce the amount of shade within the parking lot, thus resulting in 

higher temperature storm water and may not as adequately soften the appearance of the parking lot.  The 

applicant has not proposed any mitigation for the proposed adjustment.  OCMC 17.52.060.D requires surface 

parking lots have a minimum ten percent of the interior of the gross area of the parking lot be devoted to 

landscaping to improve the water quality, reduce storm water runoff, and provide pavement shade In order to 

mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted without 

landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% to 12%.  

The applicant may choose to exempt parking lots which do not utilize the adjustment and there are not more 

than eight contiguous parking spaces without an interior landscape strip between them. Staff believes it is 

feasible for the applicant to comply with a minimum of 12% interior parking lot landscaping and complies with 

all other applicable standards. The applicant shall be required to calculate the total number of trees that would 

be planted based on the existing requirements of one tree per six parking spaces in the interior parking lot 

landscaping and plant the required number of trees on-site or, if approved by the Community Development 

Director, pay a fee-in-lieu for the difference in the number of parking lot trees.  The applicant can satisfy this 

standard by complying with Condition of Approval 15. 
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17.65.71.D.5. If an environmental zone, the proposal has as few significant detrimental environmental impacts 

on the resource and resource values as is practicable.  

Finding:  Not Applicable.  A portion of the Master Plan property is within the Natural Resource Overlay 

District and Geologic Hazards Overlay District.  It is not anticipated that the proposed adjustment would 

negatively affect the overlays, as the applicant has not requested an adjustment to an overlay standard. 

 

17.65.71.D.6. The proposed adjustment is consistent with the Oregon City Comprehensive Plan and ancillary 

documents. 

Finding:  Complies with Condition.  The applicant indicated Section 12 of the Oregon City Comprehensive 

Plan “provides for a safe, convenient and economic transportation system that functions well and contributes to 

the city‟s well-being, enhances the quality of life and increases the opportunity for growth and development. 

The proposed adjustment does not adversely affect transportation or parking goals set out in the Oregon City 

Comprehensive Plan”. 

 

The applicant has not proposed any mitigation for the proposed adjustment.  OCMC 17.52.060.D requires 

surface parking lots have a minimum ten percent of the interior of the gross area of the parking lot be devoted 

to landscaping to improve the water quality, reduce storm water runoff, and provide pavement shade.  In order 

to mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted without 

landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% to 12%.   

The applicant may choose not to utilize the adjustment for a particular parking lot.  If a parking lot does not 

utilize the adjustment and provides no more than eight contiguous parking spaces without an interior landscape 

strip, the applicant does not have to increase the minimum interior parking lot landscaping for that parking lot 

from 10% to 12%.  The proposed mitigation would increase the landscaping onsite and would comply with the 

following goals and policies of the Comprehensive Plan: 

Goal 6.1 Air Quality - Promote the conservation, protection and improvement of the quality of the air in 

Oregon City. 

Policy 6.1.4 - Encourage the maintenance and improvement of the city‟s tree canopy to improve air 

quality. 

The applicant can satisfy this standard by complying with Condition of Approval 15. 
 

CHAPTER 17.49  NATURAL RESOURCE OVERLAY DISTRICT 

Findings: Complies as Proposed.  A portion of the site is mapped within the City of Oregon City Natural 

Resource Overlay District.  All development in the Natural Resource Overlay District is subject to review by 

the City of Oregon City to ensure adequate protection of a nearby water feature.  Oregon City Municipal Code 

protects the nearby feature by enforcing a vegetated corridor consisting of native plantings along the bank of the 

stream to improve the water quality and function.  The applicant requested the portion of the property outside 

the NROD boundary is exempt from further NROD review.  As the land outside of the NROD area is not 

subject to compliance with Chapter 17.49 of the Oregon City Municipal Code, staff recommends the Planning 

Commission except all land outside of the NROD boundary.  Though a portion of the property associated with 

Detailed Development Plan for Phase 1 of the Master Plan is within the NROD, the proposed disturbance area 

associated with the proposed development is outside the NROD boundary. All future development shall be 

subject to additional review to demonstrate compliance with the Natural Resource Overlay District.   

                                       

CHAPTER 17.44 – GEOLOGIC HAZARDS: 

Finding: Complies as Proposed. Per OCMC 17.44.050.C, “the City Engineer may waive one or more 

requirements… if the City Engineer determines that site conditions, size or type of development or grading 

requirements do not warrant such detailed information”.  The applicant proposed to construct Phase 1 which 

includes a parking lot adjacent to Penn Lane and Division Street.  Due to the minimal impact on the nearby 

slopes the City Engineer has waived all requirements of OCMC Chapter 17.44 for the proposed development.  

The waiver may be challenged on appeal and may be denied by a subsequent review authority.  If the 

development proposal changes from what is represented in this land use application, these findings shall be 

reviewed and revised by the City Engineer as needed.  
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All future development shall be subject to additional review to demonstrate compliance with the Geologic 

Hazards Overlay District.   

                           

CHAPTER 17.41 TREE PROTECTION STANDARDS  

17.41.020 Tree Protection – Applicability. 

Finding: Complies. The proposed development within the “MUE” Mixed Use Employment District and is 

subject to this standard. 

 

17.41.040 – Tree Protection – Exemptions. 

These regulations are not intended to regulate normal cutting, pruning and maintenance of trees on private 

property except where trees are located on lots that are undergoing development review or are otherwise 

protected within the Natural Resource Overlay District (NROD) of section 17.49. Additionally, these standards 

are not intended to regulate farm and forest practices as those practices,  

Finding: Not Applicable. The applicant has not proposed to alter any trees within the Natural Resource Overlay 

District boundary. 

 

17.41.050  Tree Protection – Compliance Options. 

Finding: Complies as Proposed. The applicant proposed to remove one 30-inch caliper cedar tree with the 

Detailed Development Plan. 

 

17.41.060 - Tree Removal and Replanting - Mitigation (Option 1). 

Regulated trees that are removed outside of the construction area, if removed shall be replanted with the number 

of trees specified in Column 1 of Table 17.41.060-1. Regulated trees that are removed within the construction 

area shall be replanted with the number of replacement trees required in Column 2. 

A. Applicants for development who select this option shall ensure that all healthy trees shall be preserved 

outside the construction area as defined in Chapter 17.04 to the extent practicable. Compliance with these 

standards shall be demonstrated in a tree mitigation plan report prepared by a certified arborist, horticulturalist 

or forester or other environmental professional with experience and academic credentials in forestry or 

arborculture. At the applicant's expense, the city may require the report to be reviewed by a consulting arborist. 

The number of replacement trees required on a development site shall be calculated separately from, and in 

addition to, any public or street trees in the public right-of-way required under section 12.08—Community 

Forest and Street Trees.  

B. The applicant shall determine the number of trees to be mitigated on the site by counting all of the trees six 

inch DBH (minimum four and one-half feet from the ground) or larger on the entire site and either:  

1. Trees that are removed outside of the construction area, shall be replanted with the number of trees specified 

in Column 1 of Table 17.41.060-1. Trees that are removed within the construction area shall be replanted with 

the number of replacement trees required in Column 2; or  

2. Diseased or hazardous trees, when the condition is verified by a certified arborist to be consistent with the 

definition in Section 17.04.1360, may be removed from the tree replacement calculation. Regulated healthy trees 

that are removed outside of the construction area, shall be replanted with the number of trees specified in 

Column 1 of Table 17.41.060-1. Regulated healthy trees that are removed within the construction area shall be 

replanted with the number of replacement trees required in Column 2.  

 

Table 17.41.060-1 

Tree Replacement Requirements 

All replacement trees shall be either: 

Two-inch caliper deciduous, or 

Six-foot high conifer  

http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.04DE.html#TIT17ZO_CH17.04DE
http://library.municode.com/HTML/16540/level2/TIT12STSIPUPL_CH12.08PUSTTR.html#TIT12STSIPUPL_CH12.08PUSTTR
http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.04DE.html#TIT17ZO_CH17.04DE_17.04.1360TRHADI
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Steps for calculating the number of replacement trees:  

1. Count all trees measuring six inches DBH (minimum four and one-half feet from the ground) or larger on the 

entire development site.  

2. Designate (in certified arborists report) the condition and size (DBH) of all trees pursuant to accepted 

industry standards. 

3. Document any trees that are currently diseased or hazardous. 

4. Subtract the number of diseased or hazardous trees in step 3. from the total number of trees on the 

development site in step 1. The remaining number is the number of healthy trees on the site. Use this number to 

determine the number of replacement trees in steps 5. through 8.  

5. Define the construction area (as defined in Chapter 17.04).  

6. Determine the number and diameter of trees to be removed within the construction area. Based on the size of 

each tree, use Column 2 to determine the number of replacement trees required.  

7. Determine the number and diameter of trees to be removed outside of the construction area. Based on the size 

of each tree, use Column 1 to determine the number of replacement trees required.  

8.Determine the total number of replacement trees from steps 6. and 7. 

Finding: Complies as Proposed. The applicant proposed to remove one tree within the construction area 

associated with Detailed Development Plan.  The tree is 30-inches in diameter and no information was provided 

indicating that it is diseased or hazardous and thus the applicant is required to plant 4 replacement trees.   

 

17.41.070 – Planting Area Priority for Mitigation (Option 1). 

Development applications which opt for removal or trees with subsequent replanting pursuant to section 

17.41.050(A) and   shall be required to mitigate for tree cutting by complying with the following priority for 

replanting standards 1-4. 

Finding: Complies with Condition. The applicant has not proposed to plant 4 replacement trees and did not 

submit a plan identifying the location of the mitigation trees.  Prior to issuance of permits associated with the 

Detailed Development Plan for Phase 1, the applicant shall submit a tree mitigation plan displaying the location 

of the 4 mitigation trees per OCMC Chapter 17.41.   The applicant can meet this standard by complying with 

condition of approval 16. 
 

17.41.075. Alternative Mitigation Plan.  

Finding: Not Applicable. The applicant has not proposed an alternative mitigation plan. 

 

17.41.080. Tree Preservation within Subdivisions and Partitions – Dedicated Tract (Option 2).  

Finding: Not Applicable. The applicant has not proposed to utilize option 2. 

 

17.41.090. Density transfers incentive for Tree Protection Tracts (Option 2). 

Finding: Not Applicable. The applicant has not proposed to utilize option 2. 

 

17.41.100. Permitted Modifications to Dimensional Standards (Option 2 Only). 

Finding: Not Applicable. The applicant has not proposed to utilize option 2. 

Size of tree removed (DBH)  Column 1 

Number of trees to be planted. 

(If removed Outside of 

construction area)  

Column 2 

Number of trees to be planted. 

(If removed Within the 

construction area)  

6 to 12" 3 1 

13 to 18" 6 2 

19 to 24" 9 3 

25 to 30" 12 4 

31 and over" 15 5 

http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.04DE.html#TIT17ZO_CH17.04DE
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17.41.110. Tree Protection by Restrictive Covenant (Option 3).  

Finding: Not Applicable. The applicant has not proposed to utilize option 3. 

 

17.41.120. Permitted Adjustments (Option 3 Only).  

Finding: Not Applicable. The applicant has not proposed to utilize option 3. 

 

17.41.130. Regulated Tree Protection Procedures During Construction. 

Finding: Complies with Condition. The applicant did not respond to this section.  There are existing trees 

which will remain in the construction area during construction.  The applicant failed to adequately respond to 

this criterion.  Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the 

applicant shall submit documentation displaying compliance with the tree protection standards in OCMC 

Chapter 17.41.130 of the Oregon City Municipal Code. The applicant can meet this standard by complying 

with condition of approval 17. 

 

CHAPTER 17.52 OFF –STREET PARKING AND LOADING 

17.52.020.A – Number of Spaces Required 

The construction of a new structure or at the time of enlargement or change in use of an existing structure within 

any district in the city, off-street parking spaces shall be provided in accordance with this section. 

  Parking Required 

Per 1,000 sq. ft. gross leasable 

Square Feet Minimum Maximum 

Hospital 455,181 2 (819 Stalls with Reduction) 4 (1,820 stalls) 

Finding: Complies with Condition. The applicant submitted a site plan with parking counts and demands for 

the 335,076 square feet of existing square footage in addition to the 104,000 in new square footage and 16,105 of 

existing shelled space to be completed.  The applicant indicated that there are 749 existing parking stalls onsite.  

The existing count includes 66 stalls in the parking lot which will be replaced with the implementation of the 

Detailed Development Plan associated with Phase 1 of the Master Plan.  The completion of the parking lot 

alteration associated with Phase 1 of the Master Plan will result in a loss of 7 parking stalls for a total of 742 

stalls.   

 

The applicant submitted a Transportation Impact Study prepared by Kittleson and Associates (Exhibit 2) which 

calculated a need for 138 new parking stalls with the proposed development to be installed over the 3 Phases of 

the Master Plan implementation.    However, the TIS did not utilize the appropriate calculations for minimum 

and maximum parking stalls as defined in the Oregon City Municipal Code.  Furthermore, the applicant is 

required to incrementally upgrade the existing parking lots which were developed prior to the requirement for 

interior parking lot landscaping with each Detailed Development Plan costing more than $75,000 per OCMC 

Chapter 17.58.  The parking calculations did not account for any reduction in existing parking associated with 

installation of interior parking lot landscaping.  Prior to issuance of permits associated with any Detailed 

Development Plan, the applicant shall demonstrate that the subject site provides sufficient parking for the 

proposed development to demonstrate compliance with the number of parking spaces required in OCMC 

17.52.020 and that all loss of existing parking due to nonconforming upgrades has been mitigated by installing 

an additional parking stall onsite.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with the Master 

Plan complies with the with the number of parking spaces required in OCMC 17.52.020.  The applicant can 

assure this standard is met through Condition of Approval 18. 
 

17.52.020.A.1 Multiple Uses. In the event several uses occupy a single structure or parcel of land, the total 

requirements for off-street parking shall be the sum of the requirements of the several uses computed separately.  

Finding: Not Applicable. The applicant has not indicated multiple uses of the site. 
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17.52.020.A.2. 

Requirements for types of buildings and uses not specifically listed herein shall be determined by the community 

development director, based upon the requirements of comparable uses listed.  

Finding: Not Applicable. The use of the site was identified in Table 17.52.020.   

17.52.020.A.3. 

Where calculation in accordance with the following list results in a fractional space, any fraction less than one-

half shall be disregarded and any fraction of one-half or more shall require one space.  

Finding: Complies as Proposed. The applicant used the rounding techniques identified in this Chapter. 

 

17.52.020.A.4. 

The minimum required parking spaces shall be available for the parking of operable passenger automobiles of 

residents, customers, patrons and employees only, and shall not be used for storage of vehicles or materials or 

for the parking of trucks used in conducting the business or use.  

Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of permits 

associated with the Detailed Development Plan for Phase 1, the applicant shall submit documentation indicating 

the minimum required parking spaces shall be available for the parking of operable passenger automobiles of 

residents, customers, patrons and employees only, and shall not be used for storage of vehicles or materials or for 

the parking of trucks used in conducting the business or use. The applicant can assure this standard is met 

through Condition of Approval 19. 
 

17.52.020.A.5. 

A Change in use within an existing building located in the MUD Design District is exempt from additional 

parking requirements. Additions to an existing building or new construction in the district are required to meet 

the minimum parking requirements in Table 17.52.020.  

Finding: Not Applicable. The proposed development does not include a change in use within the Mixed Use 

Downtown District. 

 

17.52.020.B. Reduction of the Number of Automobile Spaces Required. 

Reduction of the Number of Automobile Spaces Required. The required number of parking stalls may be reduced 

if one or more of the following is met:  

1. Transit Oriented Development. The community development director may reduce the required number of 

parking stalls up to ten percent when it is determined that a commercial business center or multi-family project 

is adjacent to or within one thousand feet of an existing or planned public transit. Also, if a commercial center is 

within one thousand feet of a multi-family project, with over eighty units and pedestrian access, the parking 

requirements may be reduced by ten percent.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to transit oriented 

development.   

 

2. Transportation Demand Management.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to transportation 

demand management.  The applicant submitted a transportation analysis prepared by Kittleson and Associates 

which discussed the need for parking and parking calculations based on a minimum of 1.95 stalls per 1,000 gross 

square feet, a calculation which is not identified in the Oregon City Municipal Code. The analysis did not discuss 

a reduced parking demand due to alternative modes of transportation or a strategy to reduce parking onsite. 

 

3. Shared Parking.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to shared parking. 

 

4. Reduction in Parking for Tree Preservation.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls for tree preservation. 

 

5. On-Street Parking.  
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Finding: Not Applicable. The applicant did not request a reduction in the parking stalls for on-street parking. 

 

17.52.030 - Design review. 

 

17.52.030.A. Access. Ingress and egress locations on public thoroughfares shall be located in the interests of 

public traffic safety. Groups of more than four parking spaces shall be so located and served by driveways so 

that their use will require no backing movements or other maneuvering within a street right-of-way other than 

an alley. No driveway with a slope of greater than fifteen percent shall be permitted without approval of the city 

engineer.  

Finding: Complies with Condition. The proposed parking lot alteration and expansion would be accessed from 

a single ingress/egress on Davis Road.  The application was reviewed by John Replinger of Replinger and 

Associates who did not identify a conflict with backing movements onto the public right-of-way (Exhibit 5).   

 

The applicant did not propose any protected accessway for pedestrian to walk through the parking lot to safely 

walk from a vehicle into the hospital buildings or from  the proposed East MOB building and the main hospital 

facility.  Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

install a pedestrian accessway to provide safe access to pedestrians walking from the East MOB through the 

proposed parking lot to the main hospital facility.  The pedestrian accessway shall comply with all the standards 

of the Oregon City Municipal Code.  The applicant can meet this standard by complying with condition of 

approval 7. 
 

17.52.030.B. Surfacing. Required off street parking spaces and access aisles shall have paved surfaces 

adequately maintained. The use of pervious asphalt/concrete and alternative designs that reduce storm water 

runoff and improve water quality pursuant to the city's storm water and low impact development design 

standards are encouraged.  

Finding: Complies as Proposed. The applicant provided a site plan with an asphalt parking lot. 

 

17.52.030.C. Drainage. Drainage shall be designed in accordance with the requirements of Chapter 13.12 and 

the city public works storm water and grading design standards.  

Finding: Complies with Conditions. The applicant shall provide stormwater facilities as necessary for street 

improvements and facility construction.  Downstream conveyance calculations/analysis shall be performed for 

all existing storm systems where the applicant‟s new facilities increase the stormwater flow.  The applicant shall 

comply with the Oregon City Stormwater Design Standards and evaluate the existing stormwater facilities on 

15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 Street exceeds the 400-foot 

length standard on the north side.  Construct a curb basin to connect into the eastern end of the storm line as 

necessary.  During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to 

determine extent of stormwater detention and water quality that are required by the current code and implement 

appropriate Low Impact Design efforts.  The applicant can assure this standard is met through Conditions of 

Approval 8-14. 
 

17.52.030.D. Dimensional Requirements. 

1. Requirements for parking developed at varying angles are according to the table included in this section. A 

parking space shall not be less than seven feet in height when within a building or structure, and shall have 

access by an all weather surface to a street or alley. Parking stalls in compliance with the American[s] with 

Disabilities Act may vary in size in order to comply with the building division requirements. Up to thirty five 

percent of the minimum required parking may be compact, while the remaining required parking stalls are 

designed to standard dimensions. The community development director may approve alternative dimensions for 

parking stalls in excess of the minimum requirement which comply with the intent of this Chapter.  

2. Alternative parking/landscaping plan. The city understands the physical constraints imposed upon small 

parking lots and encourages alternative designs for parking lots of less than ten parking stalls. The community 

development director may approve an alternative parking lot/landscaping plan with variations to the parking 

angle or space dimensions and landscaping standards for off street parking. The alternative shall be consistent 
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with the intent of this Chapter and shall create a safe space for automobiles and pedestrians while retaining 

landscaping to the quantity and quality found within parking lot landscaping requirements.  

PARKING STANDARD 

PARKING ANGLE SPACE DIMENSIONS  

 

 

 

 

 

 

 

 

 

 

Finding: Complies as Proposed. The development proposal included a site plan with 0, 60 and 90 degree 

parking.  Each of the standard stalls complies with the dimensions required with the exception of curb to stall 

length which is slightly longer than the required standard. 

 

17.52.030.E   Carpool and vanpool parking. 

New office and industrial developments with seventy-five or more parking spaces, and new hospitals, 

government offices, nursing and retirement homes, schools and transit park-and-ride facilities with fifty or more 

parking spaces, shall identify the spaces available for employee, student and commuter parking and designate at 

least five percent, but not fewer than two, of those spaces for exclusive carpool and vanpool parking. Carpool 

and vanpool parking spaces shall be located closer to the main employee, student or commuter entrance than 

all other employee, student or commuter parking spaces with the exception of handicapped parking spaces. The 

carpool/vanpool spaces shall be clearly marked "Reserved - Carpool/Vanpool Only."  

Finding: Complies with Condition. The applicant did not respond to this criterion.  The proposed parking lot 

does not increase the parking for the hospital by 50 stalls, however, it is unknown if the remainder of the campus 

complies with this standard.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall submit sufficient documentation to demonstrate the subject site complies with the 

carpool and vanpool parking standards in OCMC Chapter 17.52.030.E.  The applicant can assure this 

standard is met through Condition of Approval 20. 

 

17.52.040   Bicycle parking  

 

17.52.040.A Purpose-Applicability. To encourage bicycle transportation to help reduce principal reliance on the 

automobile, and to ensure bicycle safety and security, bicycle parking shall be provided in conjunction with all 

uses other than single-family dwellings or duplexes.  

Finding: Complies. The proposed development is subject to the bicycle parking standards in OCMC 17.52.040. 

 

17.52.040.B. Number of Bicycle Spaces Required. For any use not specifically mentioned in Table A, the bicycle 

parking requirements shall be the same as the use which, as determined by the community development director 

is most similar to the use not specifically mentioned. Calculation of the number of bicycle parking spaces 

required shall be determined in the manner established in Section 17.52.020 for determining automobile 

parking space requirements. 

 

 

 

 

Finding: Complies with Condition. The applicant submitted a transportation impact study which indicated that 

there are only 2 bicycles parked in the parking stalls at any given time.  The number of existing and proposed 

bicycle parking stalls is unclear in the development proposal.  Prior to issuance of permits associated with any 

Parking 

Angle 

 Stall 

Width 

Stall to  

Curb 

Aisle  

Width 

Curb 

 Length 

Overhang 

0 degrees   8.5  9.0  12  20  0 

60 

degrees 

Standard 

Compact 

9' 

8' 

21' 

17.9' 

18' 

16' 

10.4' 

9.2' 

1.7 

90 

degrees  

Standard 

Compact  

9' 

8'  

19.0' 

16.0'  

24' 

22'  

9’ 

8'  

1.5 

USE  MINIMUM BICYCLE PARKING  

Hospital 1 per 20 auto spaces 
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Detailed Development Plan, the applicant shall demonstrate that the subject site provides sufficient bicycle 

parking for the proposed development to demonstrate compliance OCMC 17.52.040.  Prior to issuance of 

permits associated with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the 

Providence Willamette Falls campus associated with the Master Plan complies with the with the bicycle parking 

spaces required in OCMC 17.52.040.  The applicant can assure this standard is met through Condition of 

Approval 21. 
 

17.52.040.C.  
Finding: Complies with Condition. The applicant did not submit documentation regarding the location of 

existing and proposed bicycle parking onsite.  Prior to issuance of permits associated with any Detailed 

Development Plan, the applicant shall demonstrate that the subject site provides sufficient bicycle parking for the 

proposed development to demonstrate compliance OCMC 17.52.040.  Prior to issuance of permits associated 

with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the Providence Willamette 

Falls campus associated with the Master Plan complies with the with the bicycle parking spaces required in 

OCMC 17.52.040.  The applicant can assure this standard is met through Condition of Approval 21. 

 

D. Bicycle parking facilities shall offer security in the form of either a lockable enclosure in which the bicycle 

can be stored or a stationary rack to which the bicycle can be locked. All bicycle racks and lockers shall be 

securely anchored to the ground or to a structure. Bicycle racks shall be designed so that bicycles may be 

securely locked to them without undue convenience.  

Finding: Complies with Condition. The applicant did not submit documentation regarding the location of 

existing and proposed bicycle parking onsite.  Prior to issuance of permits associated with any Detailed 

Development Plan, the applicant shall demonstrate that the subject site provides sufficient bicycle parking for the 

proposed development to demonstrate compliance OCMC 17.52.040.  Prior to issuance of permits associated 

with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the Providence Willamette 

Falls campus associated with the Master Plan complies with the with the bicycle parking spaces required in 

OCMC 17.52.040.  The applicant can assure this standard is met through Condition of Approval 21. 

 

17.52.060   Parking lot landscaping. 

 

17.52.060.A.1 The landscaping shall be located in defined landscaped areas that are uniformly distributed 

throughout the parking or loading area.  

Finding: Complies as Proposed. A site plan prepared by Vala Christensen Landscape Architect, Inc was 

submitted displaying landscaping throughout the proposed parking lot.  The landscaping was located in defined 

landscaped areas that are uniformly distributed throughout the parking area. 

 

17.52.060.A.2. All areas in a parking lot not used for parking, maneuvering, or circulation shall be landscaped. 

Finding: Complies with Condition. The applicant submitted a revised landscaping plan dated January 31, 2012.  

The revised plan includes a striped area in the northeast corner of the site which is not utilized for maneuvering, 

parking or circulation.  Prior to issuance of building permits associated with Detailed Development Plan for 

Phase 1, the applicant shall submit a revised landscaping plan with landscaping in all areas of the parking lot 

which are not used for parking, maneuvering, or circulation.  The applicant can assure this standard is met 

through Condition of Approval 22. 

 

17.52.060.A.3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The trees shall be 

evenly distributed throughout the parking lot as both interior and perimeter landscaping to provide shade.  

Finding: Complies as Proposed. The applicant submitted a landscaping plan with 4 deciduous tree species and 

1 coniferous tree species throughout the parking lot.  Any alterations to the landscaping plan shall demonstrate 

compliance with this standard.  
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17.52.060.A.4. Required landscaping trees shall be of a minimum two-inch minimum caliper size (though it may 

not be standard for some tree types to be distinguished by caliper), planted according to American Nurseryman 

Standards, and selected from the Oregon City Street Tree List;  

Finding: Complies with Condition. The landscaping plan included a variety of tree sizes including 1-inch 

caliper, 2-inch caliper and 8-foot in height and did not identify if the landscape would be planted according to 

American Nurseryman Standards.  Not all of the trees identified on the landscaping plan were identified on the 

Oregon City Street Tree List.  Prior to issuance of building permits associated with Detailed Development Plan 

for Phase 1, the applicant shall submit a revised landscaping plan with a street tree from the Oregon City Street 

Tree List for the appropriate tree well width or documentation from the a certified arborist demonstrating the 

appropriateness of the tree species and documentation demonstrating that all required landscaping trees shall be 

of a minimum two-inch minimum caliper size (though it may not be standard for some tree types to be 

distinguished by caliper) and planted according to American Nurseryman Standards. The applicant can meet 

this standard through Condition of Approval 23. 
 

17.52.060.A.5. Landscaped areas shall include irrigation systems unless an alternate plan is submitted, and 

approved by the community development director, that can demonstrate adequate maintenance;  

Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to issuance of 

building permits associated with Detailed Development Plan for Phase 1, the applicant shall submit 

documentation assuring that all landscaped areas within the proposed parking lot include irrigation systems 

unless an alternate plan is submitted, and approved by the community development director, that can 

demonstrate adequate maintenance. The applicant can assure this standard is met through Condition of 

Approval 24. 

 

17.52.060.A.6. All plant materials, including trees, shrubbery and ground cover should be selected for their 

appropriateness to the site, drought tolerance, year-round greenery and coverage and staggered flowering 

periods. Species found on the Oregon City Native Plant List are strongly encouraged and species found on the 

Oregon City Nuisance Plant List are prohibited.  

Finding: Complies as Proposed. The applicant submitted a landscaping plan which did not include any plants 

on the Oregon City Nuisance Plant list. 

 

17.52.060.A.7. The landscaping in parking areas shall not obstruct lines of sight for safe traffic operation and 

shall comply with all requirements of Chapter 10.32, Traffic Sight Obstructions.  

Finding: Complies as Proposed. The applicant submitted a transportation impacts study prepared by Julia 

Kuhn, PE of Kittleson and Associates which indicated pruning existing vegetation.  Prior to final of building 

permits associated with Detailed Development Plan for Phase 1, the applicant shall prune vegetation, relocate 

signage and review on-street parking as required in the transportation impact study by Julia Kuhn, PE of 

Kittleson and Associates (Exhibit 2). The applicant can assure this standard is met through Condition of 

Approval 25. 

 

17.52.060.A.8. Landscaping shall incorporate design standards in accordance with Chapter 13.12, Stormwater 

Management. 

Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to issuance of 

building permits associated with Detailed Development Plan for Phase 1, the applicant shall submit 

documentation assuring that the proposed parking lot complies with the parking lot incorporate design standards 

in accordance with Chapter 13.12, Stormwater Management. The applicant can assure this standard is met 

through Condition of Approval 26. 
 

17.52.060.B Perimeter Parking Lot Landscaping and Parking Lot Entryway/Right-of-Way Screening. Parking 

lots shall include a five-foot wide landscaped buffer where the parking lot abuts the right-of-way and/or 

adjoining properties. In order to provide connectivity between non-single-family sites, the community 

development director may approve an interruption in the perimeter parking lot landscaping for a single 
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driveway where the parking lot abuts property designated as multi-family, commercial or industrial. Shared 

driveways and parking aisles that straddle a lot line do not need to meet perimeter landscaping requirements.  

1. The perimeter parking lot are[a] shall include: 

a. Trees spaced a maximum of thirty-five feet apart (minimum of one tree on either side of the entryway is 

required). When the parking lot is adjacent to a public right-of-way, the parking lot trees shall be offset from the 

street trees;  

b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering one hundred percent 

of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of shrubs and 

within two feet of the base of trees; and  

c. An evergreen hedge screen of thirty to forty-two inches high or shrubs spaced no more than four feet apart on 

average. The hedge/shrubs shall be parallel to and not nearer than two feet from the right-of-way line. The 

required screening shall be designed to allow for free access to the site and sidewalk by pedestrians. Visual 

breaks, no more than five feet in width, shall be provided every thirty feet within evergreen hedges abutting 

public right-of-ways.  

Finding: Complies with Condition. The applicant submitted a landscaping plan for the proposed parking lot 

associated with the Detailed Development Plan for Phase 1 of the Master Plan which included a landscaped area 

in excess of 5 feet wide between the parking lot and the public right-of-way and between the parking lot and the 

adjoining property.  However, the landscaping within the landscape strip does not comply with this standard as 

the trees are not spaced a maximum of 35 feet, there is no note that limits bark except under the canopy of 

shrubs and within 2 feet of the base of trees, and the spacing of the evergreen hedge or shrubs does not comply 

with this standard.  As the applicant has identified sufficient space for the perimeter parking lot landscaping, it is 

feasible that the landscaping comply with the landscaping requirement identified.  Prior to issuance of building 

permits associated with Detailed Development Plan for Phase 1, the applicant shall submit a revised landscaping 

plan demonstrating compliance with the perimeter parking lot landscaping standards in OCMC 17.52.060.B. 

The applicant can assure this standard is met through Condition of Approval 27. 

 

17.52.060.C Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a 

structure, exclusive of pedestrian entranceways or loading areas, by one of the following:  

1. Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian connection) abutting either 

side of a parking lot sidewalk with:  

a. Trees spaced a maximum of thirty-five feet apart; 

b. Ground cover such as wild flowers, spaced a maximum of sixteen-inches on center covering one hundred 

percent of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of 

shrubs and within two feet of the base of trees; and  

c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more than four feet apart on average; or 

2. Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart in three-foot by five-foot tree 

wells. 

Finding: Complies with Condition. The applicant submitted a landscaping plan for the proposed parking lot 

associated with the Detailed Development Plan for Phase 1 of the Master Plan which included a landscaped area 

in excess of 5 feet wide between the parking lot and the existing building on the eastern portion of the site.  

However, there is no note that limits bark except under the canopy of shrubs and within 2 feet of the base of 

trees.  As the applicant has identified sufficient space for the parking area/building buffer landscaping, it is 

feasible that the landscaping comply with the landscaping requirement identified.  Prior to issuance of building 

permits associated with Detailed Development Plan for Phase 1, the applicant shall submit a revised landscaping 

plan demonstrating compliance with the perimeter parking lot landscaping standards in OCMC 17.52.060.C. 

The applicant can assure this standard is met through Condition of Approval 28. 
 

17.52.060.D Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent of the 

interior of the gross area of the parking lot devoted to landscaping to improve the water quality, reduce storm 

water runoff, and provide pavement shade. Interior parking lot landscaping shall not be counted toward the 

fifteen percent minimum total site landscaping required by Section 17.62.050(1) unless otherwise permitted by 
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the dimensional standards of the underlying zone district. Pedestrian walkways or any impervious surface in the 

landscaped areas are not to be counted in the percentage. Interior parking lot landscaping shall include:  

a. A minimum of one tree per six parking spaces. 

b. Ground cover, such as wild flowers, spaced a maximum of sixteen-inches on center covering one hundred 

percent of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of 

shrubs and within two feet of the base of trees.  

c. Shrubs spaced no more than four feet apart on average. 

d. No more than eight contiguous parking spaces shall be created without providing an interior landscape strip 

between them. Landscape strips shall be provided between rows of parking shall be a minimum of six feet in 

width and a minimum of ten feet in length.  

e. Pedestrian walkways shall have shade trees spaced a maximum of every thirty-five feet in a minimum three-

foot by five-foot tree wells; or  

Trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average, and ground cover 

covering one hundred percent of the exposed ground. No bark mulch shall be allowed except under the canopy of 

shrubs and within two feet of the base of trees.  

Finding: Complies with Conditions. The applicant submitted a landscaping plan for the proposed parking lot 

associated with the Detailed Development Plan for Phase 1 of the Master Plan which included 56 parking stalls 

with 10 interior parking lot landscaping trees.  The landscaping plan includes no more than eight contiguous 

stalls without a landscape island and a mix of vegetation.   

 

The spacing of shrubs within the interior parking lot landscaping does not comply with this standard and the 

applicant did not identify the percentage of the interior parking lot landscaping for the proposed parking lot.  

Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping standards 

in OCMC 17.52.060.D. The applicant can assure this standard is met through Condition of Approval 29. 

 

17.52.070 Alternative landscaping plan. 

Finding: Not Applicable. The applicant has not proposed an alternative landscaping plan. 

 

17.52.080  Maintenance The owner, tenant and their agent, if any, shall be jointly and severally responsible for 

the maintenance of the site including but not limited to the off-street parking and loading spaces, bicycle parking 

and all landscaping which shall be maintained in good condition so as to present a healthy, neat and orderly 

appearance and shall be kept free from refuse and debris.  

All plant growth in interior landscaped areas shall be controlled by pruning, trimming, or otherwise so that:  

a. It will not interfere with the maintenance or repair of any public utility; 

b. It will not restrict pedestrian or vehicular access; and 

c. It will not constitute a traffic hazard due to reduced visibility. 

Finding: Complies as Proposed. The applicant indicated compliance with this standard. 

 

CHAPTER 17.62 SITE PLAN AND DESIGN REVIEW 

 

17.62.050 Standards.  

 

17.62.050.A.1. Landscaping, A minimum of fifteen percent of the lot shall be landscaped. Existing native 

vegetation shall be retained to the maximum extent practicable. All plants listed on the Oregon City Nuisance 

Plant List shall be removed from the site prior to issuance of a final occupancy permit for the building.  

Finding: Complies with Condition.  A site plan displaying all landscaping onsite demonstrates that 277,623 

square feet of the 769,757 square foot site (36%) is landscaped.  However, the site plan shows the location of 

the proposed parking lot as landscaped.  Prior to issuance of permits associated with the Detailed Development 

Plan for Phase 1,  the applicant shall submit a revised calculation demonstrating compliance with the minimum 

landscaping standards in Chapter 17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with Condition of Approval 4. 
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17.62.050.A.1.a. Except as allowed elsewhere in the zoning and land division Chapters of this Code, all areas 

to be credited towards landscaping must be installed with growing plant materials. A reduction of up to twenty-

five percent of the overall required landscaping may be approved by the community development director if the 

same or greater amount of pervious material is incorporated in the non-parking lot portion of the site plan 

(pervious material within parking lots are regulated in OCMC 17.52.070).  

Finding: Complies as Proposed.  The applicant did not request a reduction in landscaping.   

 

17.62.050.A.1.b. Pursuant to Chapter 17.49, landscaping requirements within the Natural Resource Overlay 

District, other than landscaping required for parking lots, may be met by preserving, restoring and permanently 

protecting native vegetation and habitat on development sites.  

Finding: Please refer to the analysis in OCMC 17.49 of this report.   

 

17.62.050.A.1.c. The landscaping plan shall be prepared by a registered landscape architect and include a mix 

of vertical (trees and shrubs) and horizontal elements (grass, groundcover, etc.) that within three years will 

cover one hundred percent of the Landscape area. No mulch, bark chips, or similar materials shall be allowed 

at the time of landscape installation except under the canopy of shrubs and within two feet of the base of trees. 

The community development department shall maintain a list of trees, shrubs and vegetation acceptable for 

landscaping.  

Finding: Complies with Condition.  The applicant submitted a revised landscaping plan, dated January 31, 

2012 prepared by Dean A Christensen, a registered landscape architect with Vala Christensen, Landscape 

Architect.  The plan did not identify that within three years will cover one hundred percent of the Landscape 

area or limit mulch, bark chips, or similar materials at the time of landscape installation except under the canopy 

of shrubs and within two feet of the base of trees.  Prior to issuance of building permits associated with Detailed 

Development Plan for Phase 1, the applicant shall submit documentation assuring that within three years, cover 

one hundred percent of the landscape area and no mulch, bark chips, or similar materials shall be allowed at the 

time of landscape installation except under the canopy of shrubs and within two feet of the base of trees. The 

applicant can satisfy this standard with Condition of Approval 30. 

 

17.62.050.A.1.d. For properties within the Downtown Design District, or for major remodeling in all zones 

subject to this Chapter, landscaping shall be required to the extent practicable up to the ten percent 

requirement.  

Finding: Not Applicable.  The site is not within the Downtown Design District. 

 

17.62.050.A.1.e. Landscaping shall be visible from public thoroughfares to the extent practicable. 

Finding: Complies as Proposed.  The Detailed Development Plan includes installation of a parking lot 

adjacent to an existing parking lot which will be upgraded.  The landscaping is distributed throughout the site 

and is visible from the right-of-way. 

 

17.62.050.A.1.f. Interior parking lot landscaping shall not be counted toward the fifteen percent minimum, 

unless otherwise permitted by the dimensional standards of the underlying zone district.  

Finding: Not Applicable.  OCMC Chapter 17.31.060.G does not prohibit the interior parking lot landscaping 

from being counted towards the 15% minimum. 

 

17.62.050.A.2. Vehicular Access and Connectivity. 

17.62.050.A.2.a. Parking areas shall be located behind buildings, below buildings, or on one or both sides of 

buildings. 

Finding: Complies as Proposed.  The proposed parking lot is not located in front of a building location. 

 

17.62.050.A.2.b. Ingress and egress locations on public thoroughfares shall be located in the interest of public 

safety. Access for emergency services (fire and police) shall be provided. 
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Finding: Complies as Proposed.  The applicant proposed a single ingress/egress for the parking lot from Davis 

Road. 

 

17.62.050.A.2.c. Alleys or vehicular access easements shall be provided in the following Districts: R-2, MUC-1, 

MUC-2, MUD and NC zones unless other permanent provisions for access to off-street parking and loading 

facilities are approved by the decision-maker. The corners of alley intersections shall have a radius of not less 

than ten feet. 

Finding:   Not Applicable.  The subject site is within the “MUE” Mixed Use Employment District. 

 

17.62.050.A.2.d. On corner lots, the driveway(s) shall be located off of the side street (unless the side street is 

an arterial) and away from the street intersection. 

Finding: Complies as Proposed.  The subject site is a corner lot, with access from Davis Street, with no access 

from Division Street. 

 

17.62.050.A.2.e. Sites abutting an alley shall be required to gain vehicular access from the alley. 

Finding: Not Applicable.  The subject site does not abut an alley.  

 

17.62.050.A.2.f. Where no alley access is available, the development shall be configured to allow only one 

driveway per frontage. Shared driveways shall be required as needed to accomplish the requirements of this 

section. The driveway shall be located to one side of the lot and away from the center of the site. The location 

and design of pedestrian access from the public sidewalk shall be emphasized so as to be clearly visible and 

distinguishable from the vehicular access to the site. Special landscaping, paving, lighting, and architectural 

treatments may be required to accomplish this requirement. 

Finding: Complies as Proposed.  The parking lot alteration includes three frontages and a single driveway 

located on Davis Street. 

 

17.62.050.A.2.g. Development of large sites (more than two acres) shall be required to provide existing or 

future connections to adjacent sites through the use of a vehicular and pedestrian access easements where 

applicable. 

Finding: Complies with Condition.  The Master Plan utilizes access across adjacent parcels, but it is unknown 

if an easement existing to provides such access.  Prior to final of the proposed Detailed Development Plan and 

Master Plan Phase 1, the applicant shall submit a recorded access easement with all adjacent sites where access 

is obtained.  The applicant can satisfy this standard with Condition of Approval 31. 

 

17.62.050.A.2.h. Parking garage entries (both individual, private and shared parking garages) shall not 

dominate the streetscape. They shall be designed and situated to be ancillary to the use and architecture of the 

ground floor. This standard applies to both public garages and any individual private garages, whether they 

front on a street or private interior access road. 

Finding: Not Applicable.  The applicant has not proposed to construct a parking garage with the proposed 

development. 

 

17.62.050.A.2.i. Buildings containing above-grade structured parking shall screen such parking areas with 

landscaping or landscaped berms, or incorporate contextual architectural elements that complement adjacent 

buildings or buildings in the area. Upper level parking garages shall use articulation or fenestration treatments 

that break up the massing of the garage and/or add visual interest. 

Finding: Not Applicable.  The applicant has not proposed to construct a structured parking lot. 

 

17.62.050.A.3. Building structures shall be complimentary to the surrounding area. All exterior surfaces shall 

present a finished appearance. All sides of the building shall include materials and design characteristics 

consistent with those on the front. Use of inferior or lesser quality materials for side or rear facades or decking 

shall be prohibited. 
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Finding: Complies as Proposed. The applicant has not proposed to construct any buildings with the proposed 

development.  The development application includes an upgrade an expansion of a nonconforming parking lot 

which will comply with the parking lot standards within the Oregon City Municipal Code. 

 

17.62.050.A.4. This standard requires that grading shall be in accordance with the requirements of Chapter 

15.48 and the public works stormwater and grading design standards. 

Finding: Complies with Conditions.  The applicant noted that a minimum amount of grading is required for 

this project.  The grading shall be reviewed by the Development Services Department upon submission of a 

grading permit onsite.  All grading activities shall comply with Chapter 3 of the City of Oregon City 

Stormwater and Grading Design Standards.  In addition, the applicant shall comply with Engineering Policy 00-

01. The applicant can meet this standard through Conditions of Approval 6 and 11. 

 

17.62.050.A.5. This section requires that development subject to the requirements of the Geologic Hazard 

overlay district shall comply with the requirements of that district. 

Finding: Please refer to the analysis in Chapter 17.44 of this report. 

 

17.62.050.A.6. Drainage shall be provided in accordance with city's drainage master plan, Chapter 13.12, and 

the public works stormwater and grading design standards. 

Finding: Complies with Conditions.  Stormwater mains exist bordering the site.  The applicant shall provide 

stormwater facilities as necessary for street improvements and facility construction.  Downstream conveyance 

calculations/analysis shall be performed for all existing storm systems where the Applicant‟s new facilities 

increase the stormwater flow.  The applicant shall comply with the Oregon City Stormwater Design Standards 

and evaluate the existing stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb 

drainage flow on 15
th
 Street exceeds the 400-foot length standard on the north side.  Construct a curb basin to 

connect into the eastern end of the storm line as necessary.  During each of the Detailed Development Plan 

reviews, the applicant shall provide site analysis to determine extent of stormwater detention and water quality 

that are required by the current code and implement appropriate Low Impact Design efforts.  The use of Lynch-

style catch basins for water quality is required for all new/revised parking lots.  Stormwater detention is 

required.  Water quality treatment will be achieved by means of any number of water quality features such as 

green roofs, vegetated swale, flow-thru planter box, or other LID system that will be designed per City of 

Oregon City Design Standards.  The applicant can meet this standard through Conditions of Approval 8, 9, 

10, 11 and 12. 

 

17.62.050.A.7. This standard requires the development shall comply with City’s parking standards as provided 

in Chapter 17.52. 

Finding: Please see the analysis in Chapter 17.52 of this report. 

 

17.62.050.A.8. This section requires that sidewalks and curbs shall be provided in accordance with the city's 

standards. 

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i within this report. 

 

17.62.050.A.9.a. A well-marked, continuous and protected on-site pedestrian circulation system meeting the 

following standards shall be provided: 

Pathways between all building entrances and the street are required. Pathways between the street and buildings 

fronting on the street shall be direct. Exceptions may be allowed by the director where steep slopes or protected 

natural resources prevent a direct connection or where an indirect route would enhance the design and/or use 

of a common open space.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 
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access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  Per OCMC 

Chapter 17.58, the applicant is required to review and upgrade the existing pedestrian circulation onsite with 

Phase 2 and 3 of the Master Plan. The applicant can meet this standard by complying with condition of 

approval 7. 
 

17.62.050.A.9.b. The pedestrian circulation system shall connect all main entrances on the site. For buildings 

fronting on the street, the sidewalk may be used to meet this standard. Pedestrian connections to other areas of 

the site, such as parking areas, recreational areas, common outdoor areas, and any pedestrian amenities shall 

be required.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.9.c. Elevated external stairways or walkways, that provide pedestrian access to multiple dwelling 

units located above the ground floor of any building are prohibited. The community development director may 

allow exceptions for external stairways or walkways located in, or facing interior courtyard areas provided 

they do not compromise visual access from dwelling units into the courtyard.  

Finding: Not Applicable. The site does not contain a dwelling unit. 

 

17.62.050.A.9.d. The pedestrian circulation system shall connect the main entrances of adjacent buildings on 

the same site. 

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.9.e. The pedestrian circulation system shall connect the principal building entrance to those of 

buildings on adjacent commercial and residential sites where practicable. Walkway linkages to adjacent 

developments shall not be required within industrial developments or to industrial developments or to vacant 

industrially-zoned land.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.9.f. On-site pedestrian walkways shall be hard surfaced, well drained and at least five feet wide. 

Surface material shall contrast visually to adjoining surfaces. When bordering parking spaces other than 

spaces for parallel parking, pedestrian walkways shall be a minimum of seven feet in width unless curb stops 
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are provided. When the pedestrian circulation system is parallel and adjacent to an auto travel lane, the 

walkway shall be raised or separated from the auto travel lane by a raised curb, bollards, landscaping or other 

physical barrier. If a raised walkway is used, the ends of the raised portions shall be equipped with curb ramps 

for each direction of travel. Pedestrian walkways that cross drive isles or other vehicular circulation areas 

shall utilize a change in textual material or height to alert the driver of the pedestrian crossing area.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.10. This standard requires adequate means to ensure continued maintenance and necessary 

normal replacement of common facilities and areas, drainage ditches, streets and other ways, structures, 

recreational facilities, landscaping, fill and excavation areas, screening and fencing, groundcover, garbage 

storage areas and other facilities not subject to periodic maintenance by the city or other public agencies. 

Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to final of the 

proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit sufficient 

documentation demonstrating maintenance in accordance with the standards identified in OCMC 

17.62.050.A.10. The applicant can meet this standard by complying with condition of approval 32. 

 

17.62.050.A.11. This standard requires that site planning shall conform to the requirements of Oregon City 

Municipal Code Chapter 17.41—Tree Protection. 

Finding: Please refer to the analysis in Chapter 17.41 of this report.  

  

17.62.050.A.12. This standard requires compliance with the Natural Resource Overlay District when 

applicable.  

Finding: Please refer to the analysis in Chapter 17.49 of this report. 

 

17.62.050.A.13. This standard requires that all development shall maintain compliance with applicable 

Federal, State, and City standards pertaining to air, water, odor, heat, glare, noise and vibration, outdoor 

storage, and toxic material. 

Finding: Complies as Proposed. The applicant indicted compliance with this standard. 

 

17.62.050.A.14. Adequate public water and sanitary sewer facilities sufficient to serve the proposed or 

permitted level of development shall be provided. The applicant shall demonstrate that adequate facilities and 

services are presently available or can be made available concurrent with development. Service providers shall 

be presumed correct in the evidence, which they submit. All facilities shall be designated to city standards as set 

out in the city's facility master plans and public works design standards. A development may be required to 

modify or replace existing off-site systems if necessary to provide adequate public facilities. The city may 

require over sizing of facilities where necessary to meet standards in the city's facility master plan or to allow 

for the orderly and efficient provision of public facilities and services. Where over sizing is required, the 

developer may request reimbursement from the city for over sizing based on the city's reimbursement policy and 

fund availability, or provide for recovery of costs from intervening properties as they develop. 

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.C.3 of this report. 

 

17.62.050.A.15. This standard requires that all traffic related impacts should be mitigated.  The traffic 

mitigation elements may include adequate right-of-way improvements, pedestrian ways, and bike routes. The 

proposal shall demonstrate consistency with the Oregon City Transportation System Plan (TSP). 

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i of this report. 
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17.62.050.A.16. If Tri-Met, upon review of an application for an industrial, institutional, retail or office 

development, recommends that a bus stop, bus turnout lane, bus shelter, bus landing pad or transit stop 

connection be constructed at the time of development, the review authority shall require such improvement, 

using designs supportive of transit use. 

Finding: Complies as Proposed.  Transit operates on the abutting portion of Division Street, with a bus stop 

adjacent to the site.  The applicant submitted comments from Tri-Met confirming the location of the transit stop 

as appropriate.  No concerns regarding the application were expressed.   

 

17.62.050.A.17. This standard requires that all utilities shall be placed underground. 

Finding: Complies as Proposed. The applicant indicated that all utilities would be placed underground. 

 

17.62.050.A.18. Access and facilities for physically handicapped people shall be incorporated into the site and 

building design consistent with applicable federal and state requirements, with particular attention to providing 

continuous, uninterrupted access routes. 

Finding: Complies as Proposed.  The Building Division will review the proposal for compliance with 

applicable building codes upon submission of a building permit application. 

 

17.62.050.A.19. This standard requires minimum densities for residential developments. 

Finding: Not Applicable.  This project is not a residential development. 

 

17.62.050.A.20. Screening of Mechanical Equipment: 

Finding: Not Applicable. The applicant did not propose to install mechanical equipment with the proposed 

development. 

 

17.62.050.A.21. Building Materials. 

Finding: Not Applicable. The development proposal does not include construction of a building. 

 

17.62.050.A.22. Conditions of Approval. The review authority may impose such conditions as it deems 

necessary to ensure compliance with these standards and other applicable review criteria. 

Finding Complies.  As demonstrated within this report, the proposal will comply with the standards of the 

Oregon City Municipal Code with conditions. 

 

17.62.055 - Institutional and commercial building standards. 

17.62.055.B.  Applicability. In addition to Section 17.62.050 requirements, institutional and commercial 

buildings shall comply with design standards contained in this section.  

Finding: Applicable. The subject site is developed as a hospital within the Mixed Use Employment District. 

 

17.62.055.C. Relationship between zoning district design standards and requirements of this section. 

17.62.055.C.1. Building design shall contribute to the uniqueness of the underlying zoning district by applying 

appropriate materials, elements, features, color range and activity areas tailored specifically to the site and its 

context.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.C .2 A standardized prototype or franchise design shall be modified if necessary to meet the 

provisions of this section. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)


 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      38 

  

17.62.055.C.3. In the case of a multiple building development, each individual building shall include 

predominant characteristics, architectural vocabulary and massing shared by all buildings in the development 

so that the development forms a cohesive place within the underlying zoning district or community.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.C.4 With the exception of standards for building orientation and building front setbacks, in the event 

of a conflict between a design standard in this section and a standard or requirement contained in the 

underlying zoning district, the standard in the zoning district shall prevail.  

Finding: Not Applicable.  A conflict between the design standards and a standard in the underlying district 

does not exist. 

 

17.62.055.C.5 On sites with one hundred feet or more of frontage at least sixty percent of the site frontage 

width shall be occupied by buildings placed within five feet of the property line, unless a greater setback is 

accepted under the provisions of Section 17.62.055D. For sites with less than one hundred feet of street 

frontage, at least fifty percent of the site frontage width shall be occupied by buildings placed within five feet of 

the property line unless a greater setback is accepted under the provisions of Section 17.62.055D.  

Finding: Complies with Condition.  The applicant did not respond to this criterion.  Prior to issuance of the 

proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall submit documentation 

demonstrating that for all new buildings, where there is one hundred feet or more of frontage at least sixty 

percent of the site frontage width shall be occupied by buildings placed within five feet of the property line, 

unless a greater setback is accepted under the provisions of Section 17.62.055D. For sites with less than one 

hundred feet of street frontage, at least fifty percent of the site frontage width shall be occupied by buildings 

placed within five feet of the property line unless a greater setback is accepted under the provisions of Section 

17.62.055D. The applicant can meet this standard by complying with Condition of Approval 33. 

 

17.62.055.D.1 Relationship of Buildings to Streets and Parking. 

Finding: Not Applicable.  The Master Plan included approximate locations of future structures and additions 

which appear to demonstrate greater compliance with this standard.  Future phases of the Master Plan shall be 

reviewed for compliance with this standard.  The applicant did not propose to construct a new building with the 

Detailed Development Plan. 

 

17.62.055.D.2 The front most architecturally significant facade shall be oriented toward the street and shall be 

accessed from a public sidewalk. Primary building entrances shall be clearly defined and recessed or framed by 

a sheltering element such as an awning, arcade or portico in order to provide shelter from the summer sun and 

winter weather.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.D.3 Entryways.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.D.4 Where additional stores will be located in the large retail establishment, each such store shall 

have at least one exterior customer entrance, which shall conform to the same requirements.  

Finding: Not Applicable.  The proposed development is not within a large retail establishment. 

 

17.62.055.D.5 Trellises, canopies and fabric awnings may project up to five feet into front setbacks and public 

rights-of-way, provided that the base is not less than eight feet at the lowest point and no higher than ten feet 

above the sidewalk. Awnings shall be no longer than a single storefront.  

Finding: Not Applicable.  The applicant has not proposed to construct a trellis, canopy or awning into the 

public right-of-way. 

javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)


 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      39 

  

 

17.62.055.E Corner Lots. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the Detailed 

Development Plan for Phase 1 of the Master Plan.  All future construction shall demonstrate compliance with 

this standard. 

 

17.62.055.F Commercial First Floor Frontage. 

In order to ensure that the ground floor of structures have adequate height to function efficiently for retail uses, 

the first floor height to finished ceiling of new infill buildings in the mixed use and neighborhood commercial 

districts shall be no lower than fourteen feet floor to floor. Where appropriate, the exterior facade at the ceiling 

level of new structures shall include banding, a change of materials or relief which responds to the cornice 

lines and window location of existing buildings that abut new structures.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.G. Variation in Massing. 

A single, large, dominant building mass shall be avoided in new buildings and, to the extent reasonably 

feasible, in development projects involving changes to the mass of existing buildings.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.HMinimum Wall Articulation. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.I. Facade Transparency. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.J Roof Treatments. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.K Drive-through facilities shall: 

1. Be located at the side or rear of the building. 

2. Be designed to maximize queue storage on site. 

Finding Not Applicable.  The proposed development does not include the installation of a drive through 

facility. 

 

17.62.065 Outdoor Lighting 

 

17.62.065 .B Applicability. 

Finding: Complies.  The applicant proposed to install exterior lighting with this proposed development.  The 

development is subject to the standards in OCMC 17.62.065. 

 

17.62.065 .C General Review Standard. If installed, all exterior lighting shall meet the functional security needs 

of the proposed land use without adversely affecting adjacent properties or the community. For purposes of this 

section, properties that comply with the design standards of subsection D. below shall be deemed to not 

adversely affect adjacent properties or the community.  

Finding: Refer to the analysis in 17.62.065.D within this report. 

 

17.62.065 .D Design and Illumination Standards. 
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General Outdoor Lighting Standard and Glare Prohibition.  

17.62.065 .D.1 Outdoor lighting, if provided, shall be provided in a manner that enhances security, is 

appropriate for the use, avoids adverse impacts on surrounding properties, and the night sky through 

appropriate shielding as defined in this section. Glare shall not cause illumination on other properties in excess 

of a measurement of 0.5 footcandles of light as measured at the property line. In no case shall exterior lighting 

add more than 0.5 footcandle to illumination levels at any point off-site. Exterior lighting is not required except 

for purposes of public safety. However, if installed, all exterior lighting shall meet the following design 

standards:  

Finding: Complies as Proposed.  The applicant submitted a photometric plan for the proposed lighting 

alterations within the parking lot (Exhibit 2).  The plan did not identify glare on adjacent properties more than 

0.5 footcandles. 

 

17.62.065 .D.2 Any light source or lamp that emits more than nine hundred lumens (thirteen watt compact 

fluorescent or sixty watt incandescent) shall be concealed or shielded with a full cut-off style fixture in order to 

minimize the potential for glare and unnecessary diffusion on adjacent property. All fixtures shall utilize one of 

the following bulb types: metal halide, induction lamp, compact fluorescent, incandescent (including tungsten-

halogen), or high pressure sodium with a color rendering index above seventy.  

Finding: Complies as Proposed.  The applicant indicated compliance with this criterion.  

 

17.62.065 .D.3 The maximum height of any lighting pole serving a multi-family residential use shall be twenty 

feet. The maximum height serving any other type of use shall be twenty-five feet, except in parking lots larger 

than five acres, the maximum height shall be thirty-five feet if the pole is located at least one hundred feet from 

any residential use.  

Finding: Not Applicable.  The applicant did not propose multi-family residential development. 

 

17.62.065 .D.4 Lighting levels: 

Table 1-17.62.065. Foot-candle Levels  

 

 

 

 

 

 

 

 

 

 

 

Finding: Complies with Condition.  The applicant submitted a photometric plan which appeared to comply 

with the lighting levels identified in OCMC 17.62.065.  However, the applicant is required to install a 

pedestrian walkway within the proposed parking lot.  Prior to issuance of the proposed Detailed Development 

Plan and Master Plan Phase 1, the applicant shall submit a photometric plan demonstrating compliance with 

OCMC 17.62.065 for the pedestrian walkway within the parking lot. The applicant can meet this standard 

through Condition of Approval 34. 

 

17.62.065 .D .5 Parking lots and other background spaces shall be illuminated as unobstrusively as possible 

while meeting the functional needs of safe circulation and protection of people and property. Foreground 

spaces, such as building entrances and outside seating areas, shall utilize pedestrian scale lighting that defines 

the space without glare.  

Finding: Please refer to the analysis in 17.62.065.D.4. 

 

Location Max 

Pedestrian Walkways 7:1 max/min ratio 

Pedestrian Walkways in Parking Lots 10:1 max/min ratio 

Pedestrian Accessways 7:1 max/min ratio 

Building Entrances  

Bicycle Parking Areas  

Abutting property .05 
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17.62.065 .D .6 Any on-site pedestrian circulation system shall be lighted to enhance pedestrian safety and 

allow employees, residents, customers or the public to use the walkways at night. Pedestrian walkway lighting 

through parking lots shall be lighted to light the walkway and enhance pedestrian safety pursuant to Table 1.  

Finding: Please refer to the analysis in 17.62.065.D.4. 

 

17.62.065 .D.7 Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian accessways 

required pursuant to OCMC 12.28 shall be lighted with pedestrian-scale lighting. Accessway lighting shall be 

to a minimum level of one-half foot-candles, a one and one-half foot-candle average, and a maximum to 

minimum ratio of seven-to-one and shall be oriented not to shine upon adjacent properties. Street lighting shall 

be provided at both entrances. Lamps shall include a high-pressure sodium bulb with an unbreakable lens.  

Finding: Complies with Condition.  The development proposal did not include installation of a pedestrian 

accessway.  However, as demonstrated within this report the applicant is required to install a pedestrian 

walkway within the proposed parking lot.  Prior to issuance of a building permit associated with the 

development the applicant shall submit a photometric plan demonstrating compliance with OCMC 17.62.065 

for the pedestrian walkway within the parking lot. The applicant can meet this standard through Condition 

of Approval 34. 

 

17.62.065 .D.8 Floodlights shall not be utilized to light all or any portion of a building facade between ten p.m. 

and six a.m. 

Finding: Not Applicable.  No floodlights are proposed. 

 

17.62.065 .D.9 Lighting on automobile service station, convenience store, and other outdoor canopies shall be 

fully recessed into the canopy and shall not protrude downward beyond the ceiling of the canopy.  

Finding: Not Applicable.  No canopy lighting is proposed. 

 

17.62.065 .D.10 The style of light standards and fixtures shall be consistent with the style and character of 

architecture proposed on the site.  

Finding: Complies as Proposed.  The applicant indicated that the proposed fixtures match the existing fixtures 

onsite. 

 

17.62.065 .D.11 In no case shall exterior lighting add more than one foot-candle to illumination levels at any 

point off-site. 

Finding: Complies as Proposed.  The applicant submitted a photometric plan for the proposed lighting 

alterations within the parking lot (Exhibit 2).  The plan did not identify glare on adjacent properties more than 

0.5 footcandles. 

 

17.62.065 .D .12 All outdoor light not necessary for security purposes shall be reduced, activated by motion 

sensor detectors, or turned off during non-operating hours.  

Finding: Complies as Proposed.  The applicant indicated that all outdoor lighting in this application is for the 

purposes of security and ease of use for the parking lot. 

 

17.62.065 .D.13 Light fixtures used to illuminate flags, statues, or any other objects mounted on a pole, 

pedestal, or platform shall use a narrow cone beam of light that will not extend beyond the illuminated object.  

Finding: Not Applicable.  No flags, statues, or any other objects mounted on a pole, pedestal, or platform are 

proposed. 

 

17.62.065 .D.14 For upward-directed architectural, landscape, and decorative lighting, direct light emissions 

shall not be visible above the building roofline.  

Finding: Not Applicable.  No upward directed lighting is proposed. 

 

17.62.065 .D.15 No flickering or flashing lights shall be permitted, except for temporary decorative seasonal 

lighting. 
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Finding: Complies as Proposed.  The applicant indicated that no flickering or flashing lights are proposed. 

 

17.62.065 .D.16 Wireless Sites.  

Finding: Not Applicable.  This section relates to wireless sites, and does not apply. 

 

17.62.065 .D .17 Lighting for outdoor recreational uses such as ball fields, playing fields, tennis courts, and 

similar uses, provided that such uses comply with the following standards:  

i. Maximum permitted light post height: eighty feet. 

ii . Maximum permitted illumination at the property line: 0.5 foot-candles 

Finding: Not Applicable.   This section applies to outdoor recreation sites, and does not apply. 

 

17.62.080  Special Development along Transit Streets 

 

17.62.080.B. Applicability. Except as otherwise provide in this section, the requirements of this section shall 

apply to the construction of new retail, office and institutional buildings which front on a transit street.  

Finding: Complies.  The abutting portion of Division Street which supports bus routes. 

 

17.62.080.C  

1. All buildings shall have at least one main building entrance oriented towards the transit street. A main 

building entrance is oriented toward a transit street if it is directly located on the transit street, or if it is linked 

to the transit street by an on-site pedestrian walkway that does not cross off-street parking or maneuvering 

areas.  

a. If the site has frontage on more than one transit street, or on a transit street and a street intersecting a 

transit street, the building shall provide one main building entrance oriented to the transit street or to the 

corner where the two streets intersect.  

b. For building facades over three hundred feet in length on a transit street, two or more main building 

entrances shall be provided as appropriate and oriented towards the transit street.  

2.  Main building entrances shall be well lighted and visible from the transit street. The minimum lighting level 

for building entries shall be three foot-candles. Lighting shall be a pedestrian scale with the source light 

shielded to reduce glare.  

3. In the event a requirement of this section conflicts with other requirements in Title 17, the requirements of 

this section shall control.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.080.D Exemptions. The following permitted uses are exempted from meeting the requirements of 

subsection C. of this section: 

1. Heavy equipment sales; 

2. Motor vehicle service stations, including convenience stores associated therewith; 

3. Solid waste transfer stations; and 

4. Truck stops, including convenience stores, eating or drinking establishments, overnight accommodations 

or other similar services associated therewith. A use found by the community development director to be similar 

to the exempt uses above.  

Finding: Not Applicable.  The applicant has not proposed an exempted use. 

 

17.62.085 Refuse and Recycling Standards for commercial, industrial and multi-family developments 

The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse and recycling 

enclosure for the public as well as the local collection firm. All new development, change in property use, 

expansions or exterior alterations to uses other than single-family or duplex residences shall include a refuse 

and recycling enclosure.  

Finding: Not Applicable.  The subject site utilized as a hospital, an institutional site which is no subject to this 

standard. 
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Chapter 12.04 STREETS, SIDEWALKS AND PUBLIC PLACES 

12.04.005 Jurisdiction and management of the public rights-of-way 

Finding: Complies with Condition. The adjacent right-of-way is under the jurisdiction of Oregon City.  The 

City has approved all changes to the right-of-way identified within this report.  The applicant shall sign a Non-

Remonstrance Agreement (NRA) prior to final occupancy for any Phase or portion of a Phase built on a 

property not already covered by a NRA for the purpose of making sanitary sewer, storm sewer, water or street 

improvements in the future that benefit the property and assessing the cost to benefited properties pursuant to 

the City‟s capital improvement regulations in effect at the time of such improvement; this includes paying the 

document recording fee.  The applicant can meet this standard through Condition of Approval 37. 

 

12.04.010 Construction specifications – improved streets 

All sidewalks hereafter constructed in the city on improved streets shall be constructed to city standards and 

widths required in the Oregon City Transportation System Plan. The curb shall be constructed at the same time 

as the construction of the sidewalk and shall be located as provided in the ordinance authorizing the 

improvement of said street next proceeding unless otherwise ordered by the city commission. Both sidewalks 

and curbs are to be constructed according to plans and specifications provided by the city engineer.  

Finding: Complies as Proposed. The applicant indicated compliance the Oregon City street design standards. 

 

12.04.020 Construction specification – unimproved streets 

Finding: Not Applicable. The site does not abut an unimproved street. 

 

12.04.025 Street design – Curb cuts 

Finding: Complies as Proposed. The applicant proposed to limit the access to the proposed parking lot to a 

single ingress/egress on Davis Road.  The parking lot is currently accessed from multiple points along the 

frontage.  Limiting access to the site will result in a safer facility.  

 

12.04.030 – Maintenance and repair 

The owner of land abutting the street where a sidewalk has been constructed shall be responsible for 

maintaining said sidewalk and abutting curb, if any, in good repair.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.031 Liability for sidewalk injuries 

A. The owner or occupant of real property responsible for maintaining the adjacent sidewalk shall be liable 

to any person injured because of negligence of such owner or occupant in failing to maintain the sidewalk in 

good condition.  

B. If the city is required to pay damages for an injury to persons or property caused by the failure of a 

person to perform the duty that this ordinance imposes, the person shall compensate the city for the amount of 

the damages paid. The city may maintain an action in a court of competent jurisdiction to enforce this section.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.032 Required sidewalk repair 

A. When the public works director determines that repair of a sidewalk is necessary he or she shall issue a 

notice to the owner of property adjacent to the sidewalk.  

B. The notice shall require the owner of the property adjacent to the defective sidewalk to complete the 

repair of the sidewalk within ninety days after the service of notice. The notice shall also state that if the repair 

is not made by the owner, the City may do the work and the cost of the work shall be assessed against the 

property adjacent to the sidewalk.  

C. The public works director shall cause a copy of the notice to be served personally upon the owner of the 

property adjacent to the defective sidewalk, or the notice may be served by registered or certified mail, return 

receipt requested. If after diligent search the owner is not discovered, the public works director shall cause a 
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copy of the notice to be posted in a conspicuous place on the property, and such posting shall have the same 

effect as service of notice by mail or by personal service upon the owner of the property.  

D. The person serving the notice shall file with the city recorder a statement stating the time, place and 

manner of service or notice.  

Finding: Complies as Proposed. The adjacent right-of-way is under the jurisdiction of Oregon City.  The City 

has approved all changes to the right-of-way identified within this report. 

 

12.04.033 city may do work 

If repair of the sidewalk is not completed within ninety days after the service of notice, the public works director 

shall carry out the needed work on the sidewalk. Upon completion of the work, the public works director shall 

submit an itemized statement of the cost of the work to the finance director. The city may, at its discretion, 

construct, repair or maintain sidewalks deemed to be in disrepair by the public works director for the health, 

safety and general welfare of the residents of the city.  

Finding: Not Applicable. The City has not proposed to do sidewalk repairs with this development.  

 

12.04.034 Assessment of costs 

Upon receipt of the report, the finance director shall assess the cost of the sidewalk work against the property 

adjacent to the sidewalk. The assessment shall be a lien against the property and may be collected in the same 

manner as is provided for in the collection of street improvement assessment.  

Finding: Not Applicable. The City has not proposed to do sidewalk repairs with this development. 

 

12.04.040 Streets - Enforcement 

Any person whose duty it is to maintain and repair any sidewalk, as provided by this Chapter, and who fails to 

do so shall be subject to the enforcement procedures of Chapters 1.16, 1.20 and 1.24. Failure to comply with 

the provisions of this Chapter shall be deemed a nuisance. Violation of any provision of this Chapter is subject 

to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Not Applicable. The subject site is not under enforcement action at this time. 

 

12.04.045 Street design – Constrained local streets and/or rights-of-way 

Finding: Not Applicable. No constrained streets are proposed or required. 

 

12.04.050 Retaining walls - Required 

Every owner of a lot within the city, abutting upon an improved street, where the surface of the lot or tract of 

land is above the surface of the improved street and where the soil or earth from the lot, or tract of land is 

liable to, or does slide or fall into the street or upon the sidewalk, or both, shall build a retaining wall, the outer 

side of which shall be on the line separating the lot, or tract of land from the improved street, and the wall shall 

be so constructed as to prevent the soil or earth from the lot or tract of land from falling or sliding into the 

street or upon the sidewalk, or both, and the owner of any such property shall keep the wall in good repair.  

Finding: Not Applicable. The applicant did not propose to install a retaining wall in the public right-of-way.  

Future retaining walls within the right-of-way are subject to compliance with this standard. 

 

12.04.060 Retaining walls- Maintenance 

When a retaining wall is necessary to keep the earth from falling or sliding onto the sidewalk or into a public 

street and the property owner or person in charge of that property fails or refuses to build such a wall, such 

shall be deemed a nuisance. The violation of any provision of this Chapter is subject to the code enforcement 

procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Not Applicable. The applicant did not propose to install a retaining wall in the public right-of-way.   

 

12.04.070- Removal of sliding dirt. 

It shall be the duty of the owner of any property as mentioned in Section 12.04.050, and in case the owner is a 

nonresident, then the agent or other person in charge of the same, to remove from the street or sidewalk or both 
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as the case may be, any and all earth or dirt falling on or sliding into or upon the same from the property, and 

to build and maintain in order at all times, the retaining wall as herein required; and upon the failure, neglect 

or refusal of the land owner, the agent or person in charge of the same to clean away such earth or dirt, falling 

or sliding from the property into the street or upon the sidewalk, or both, or to build the retaining wall, shall be 

deemed guilty of a misdemeanor.  

 Finding: Not Applicable. The applicant has not proposed and is not required to remove sliding dirt with this 

application. 

 

12.04.080 - Excavations—Permit required. 

It shall be unlawful for any person to dig up, break, excavate, disturb, dig under or undermine any public street 

or alley, or any part thereof or any macadam, gravel, or other street pavement or improvement without first 

applying for and obtaining from the engineer a written permit so to do.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.090 - Excavations—Permit restrictions. 

The permit shall designate the portion of the street to be so taken up or disturbed, together with the purpose for 

making the excavation, the number of days in which the work shall be done, and the trench or excavation to be 

refilled and such other restrictions as may be deemed of public necessity or benefit.  

Finding: Not Applicable. The City shall review a permit upon submittal. 

 

12.040.095 - Street Design—Curb Cuts. 

To assure public safety, reduce traffic hazards and promote the welfare of pedestrians, bicyclists and residents  

Finding: Complies as Proposed. The applicant proposed to limit the access to the proposed parking lot to a 

single ingress/egress on Davis.  The parking lot is currently accessed from multiple points along the frontage.  

Limiting access to the site will result in a safer facility.  

 

12.04.100 - Excavations—Restoration of pavement. 

Whenever any excavation shall have been made in any pavement or other street improvement on any street or 

alley in the city for any purpose whatsoever under the permit granted by the engineer, it shall be the duty of the 

person making the excavation to put the street or alley in as good condition as it was before it was so broken, 

dug up or disturbed, and shall remove all surplus dirt, rubbish, or other material from the street or alley.  

Finding: Applies. The applicant is subject to this standard. 

 

12.04.110 - Excavations—Nuisance—Penalty. 

Any excavation in violation of this Chapter shall be deemed a nuisance. Violation of any provision of this 

Chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Not Applicable. All excavations will comply with this Chapter via the conditions of approval. 

 

12.04.120 - Obstructions—Permit required. 

Finding: Not Applicable. The applicant has not proposed an obstruction within the right-of-way in this 

application. 

 

12.04.130 - Obstructions—Sidewalk sales. 

A. It is unlawful for any person to use the public sidewalks of the city for the purpose of packing, unpacking 

or storage of goods or merchandise or for the display of goods or merchandise for sale. It is permissible to use 

the public sidewalks for the process of expeditiously loading and unloading goods and merchandise.  

B. The city commission may, in its discretion, designate certain areas of the city to permit the display and 

sale of goods or merchandise on the public sidewalks under such conditions as may be provided.  

Finding: Not Applicable. The applicant has not proposed a sidewalk sale with this application. 

 

12.04.140 - Obstructions—Nuisance—Penalty. 
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Any act or omission in violation of this Chapter shall be deemed a nuisance. Violation of any provision of this 

Chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.150 - Street and alley vacations—Cost. 

At the time of filing a petition for vacation of a street, alley or any part thereof, a fee as established by city 

commission resolution shall be paid to the city.  

Finding: Not Applicable. The applicant has not proposed a street or alley vacation with this application. 

 

12.04.160 - Street vacations—Restrictions. 

The commission, upon hearing such petition, may grant the same in whole or in part, or may deny the same in 

whole or in part, or may grant the same with such reservations as would appear to be for the public interest, 

including reservations pertaining to the maintenance and use of underground public utilities in the portion 

vacated.  

Finding: Not Applicable. The applicant has not proposed a street or alley vacation with this application. 

 

12.04.170 - Street design—Purpose and general provisions. 

All development shall be in conformance with the policies and design standards established by this Chapter and 

with applicable standards in the city's public facility master plan and city design standards and specifications. 

In reviewing applications for development, the city engineer shall take into consideration any approved 

development and the remaining development potential of adjacent properties. All street, water, sanitary sewer, 

storm drainage and utility plans associated with any development must be reviewed and approved by the city 

engineer prior to construction. All streets, driveways or storm drainage connections to another jurisdiction's 

facility or right-of-way must be reviewed by the appropriate jurisdiction as a condition of the preliminary plat 

and when required by law or intergovernmental agreement shall be approved by the appropriate jurisdiction.  

Finding: Complies as Proposed. The applicant indicated compliance the Oregon City street design standards. 

 

12.04.175 - Street design—Generally. 

The location, width and grade of street shall be considered in relation to: existing and planned streets, 

topographical conditions, public convenience and safety for all modes of travel, existing and identified future 

transit routes and pedestrian/bicycle accessways, and the proposed use of land to be served by the streets. The 

street system shall assure an adequate traffic circulation system with intersection angles, grades, tangents and 

curves appropriate for the traffic to be carried considering the terrain. To the extent possible, proposed streets 

shall connect to all existing or approved stub streets that abut the development site. Where location is not 

shown in the development plan, the arrangement of streets shall either:  

A. Provide for the continuation or appropriate projection of existing principal streets in the surrounding 

area and on adjacent parcels or conform to a plan for the area approved or adopted by the city to meet a 

particular situation where topographical or other conditions make continuance or conformance to existing 

streets impractical;  

B. Where necessary to give access to or permit a satisfactory future development of adjoining land, streets 

shall be extended to the boundary of the development and the resulting dead-end street (stub) may be approved 

with a temporary turnaround as approved by the city engineer. Access control in accordance with section 

12.04.200 shall be required to preserve the objectives of street extensions.  

Finding: The site is currently developed with existing sidewalks on the development areas except along the 

northern part of the parking lot expansion.  Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i for 

full details of required improvements for each phase. 

 

12.04.180 - Street design—Minimum right-of-way. 

All development shall provide adequate right-of-way and pavement width. Adequate right-of-way and pavement 

width shall be provided by:  

A. Complying with the street design standards contained in the table provided in Chapter 12.04. The street 

design standards are based on the classification of streets that occurred in the Oregon City Transportation 
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System Plan (TSP), in particular, the following TSP figures provide the appropriate classification for each 

street in Oregon City: Figure 5-1: Functional Classification System and New Roadway Connections; Figure 5-

3: Pedestrian System Plan; Figure 5.6: Bicycle System Plan; and Figure 5.7: Public Transit System Plan. These 

TSP figures from the Oregon City Transportation System Plan are incorporated herein by reference in order to 

determine the classification of particular streets.  

B. The applicant may submit an alternative street design plan that varies from the street design standards 

identified above. An alternative street design plan may be approved by the city engineer if it is found the 

alternative allows for adequate and safe traffic, pedestrian and bicycle flows and transportation alternatives 

and protects and provides adequate multi-modal transportation services for the development as well as the 

surrounding community.  

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i of this report for full details of required 

improvements for each phase. 

 

12.04.185 - Street design—Access control. 

A. A street which is dedicated to end at the boundary of the development or in the case of half-streets 

dedicated along a boundary shall have an access control granted to the city as a city controlled plat restriction 

for the purposes of controlling ingress and egress to the property adjacent to the end of the dedicated street. 

The access control restriction shall exist until such time as a public street is created, by dedication and 

accepted, extending the street to the adjacent property.  

B. The city may grant a permit for the adjoining owner to access through the access control. 

C. The plat shall contain the following access control language or similar on the face of the map at the end of 

each street for which access control is required: "Access Control (See plat restrictions)."  

A. Said plats shall also contain the following plat restriction note(s): "Access to (name of street or tract) 

from adjoining tracts (name of deed document number[s]) shall be controlled by the City of Oregon City by the 

recording of this plat, as shown. These access controls shall be automatically terminated upon the acceptance 

of a public road dedication or the recording of a plat extending the street to adjacent property that would 

access through those Access Controls."  

Finding: Complies as Proposed. The applicant proposed to limit the access to the proposed parking lot to a 

single ingress/egress on Davis.  The parking lot is currently accessed from multiple points along the frontage.  

Limiting access to the site will result in a safer facility.  

 

12.04.190 - Street design—Alignment. 

The centerline of streets shall be:  

A. Aligned with existing streets by continuation of the centerlines; or 

A. Offset from the centerline by no more than ten feet, provided appropriate mitigation, in the judgment of 

the city engineer, is provided to ensure that the offset intersection will not pose a safety hazard.  

Finding: Not Applicable. The applicant has not proposed a street alignment with this application. 

 

12.04.195 - Minimum street intersection spacing standards. 

Table 12.04.020 STREET DESIGN STANDARDS 

Type of Street  Maximum Right-of-Way Width  Pavement Width  

Major arterial 124 feet 98 feet 

Minor arterial 114 feet 88 feet 

Collector street 86 feet 62 feet 

Neighborhood Collector street 81 feet 59 feet 

Local street 54 feet 32 feet 

Alley 20 feet 16 feet 
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Finding: Not Applicable.  The applicant has not proposed and is not required to install a new intersection with 

this development.   

 

12.04.200 - Street design—Constrained local streets and/or rights-of-way. 

Finding: Not Applicable. The development proposal does not include a constrained street. 

 

12.04.205 - Intersection level of service standards. 

When reviewing new developments, the City of Oregon City requires all relevant intersections to be maintained 

at the minimum acceptable Level Of Service (LOS) upon full build-out of the proposed development. The 

minimum acceptable LOS standards are as follows:  

A. For signalized intersection areas of the city that are located outside the Regional Center boundaries a 

LOS of "D" or better for the intersection as a whole and no approach operating at worse than LOS "E" and a 

v/c ratio not higher than 1.0 for the sum of critical movements.  

B. For signalized intersections within the Regional Center boundaries a LOS "D" can be exceeded during 

the peak hour; however, during the second peak hour, LOS "D" or better will be required as a whole and no 

approach operating at worse than LOS "E" and a v/c ratio not higher than 1.0.  

C. For unsignalized intersection throughout the city a LOS "E" or better for the poorest approach and with 

no movement serving more than twenty peak hour vehicles operating at worse than LOS "F" will be tolerated 

for minor movements during a peak hour.  

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i of this report. 

 

12.04.210 - Street design—Intersection angles. 

Finding: Not Applicable. The applicant has not proposed and is not required to redesign an intersection. 

 

12.04.215 - Street design—Off-site street improvements. 

During consideration of the preliminary plan for a development, the decision maker shall determine whether 

existing streets impacted by, adjacent to, or abutting the development meet the city's applicable planned 

minimum design or dimensional requirements. Where such streets fail to meet these requirements, the decision-

maker shall require the applicant to make proportional improvements sufficient to achieve conformance with 

minimum applicable design standards required to serve the proposed development.  

Finding: Not Applicable. The applicant has not proposed and the City is not requiring off-site improvements. 

 

12.04.220 - Street design—Half street. 

Half streets, while generally not acceptable, may be approved where essential to the development, when in 

conformance with all other applicable requirements, and where it will not create a safety hazard. When 

approving half streets, the decision maker must first determine that it will be practical to require the dedication 

of the other half of the street when the adjoining property is divided or developed. Where the decision maker 

approves a half street, the applicant must construct an additional ten feet of pavement width so as to make the 

half street safe and usable until such time as the other half is constructed. Whenever a half street is adjacent to 

property capable of being divided or developed, the other half of the street shall be provided and improved 

when that adjacent property divides or develops. Access control as described in [Section] 12.04.200 may be 

required to preserve the objectives of half streets.  

Finding: Not Applicable. A half street is not proposed or existing adjacent to the site.  

 

12.04.225 - Street design—Cul-de-sacs and dead-end streets. 

Finding: Not Applicable. A cul-de-sac or dead end is not proposed or required.  

 

12.04.230 - Street design—Street names. 

Finding: Not Applicable. A new street is not proposed or existing with the proposed development.  

 

12.04.235 - Street design—Grades and curves. 
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Grades and center line radii shall conform to the standards in the city's street design standards and 

specifications.  

Finding: Not applicable.  A new street is not proposed with the proposed development. 

 

12.04.240 - Street design—Development abutting arterial or collector street. 

Where development abuts or contains an existing or proposed arterial or collector street, the decision maker 

may require: access control; screen planting or wall contained in an easement or otherwise protected by a 

restrictive covenant in a form acceptable to the decision maker along the rear or side property line; or such 

other treatment it deems necessary to adequately protect residential properties or afford separation of through 

and local traffic. Reverse frontage lots with suitable depth may also be considered an option for residential 

property that has arterial frontage. Where access for development abuts and connects for vehicular access to 

another jurisdiction's facility then authorization by that jurisdiction may be required.  

Finding: Complies with Condition. The applicant has not proposed and the City has not requiring the applicant 

to change the location of the existing accessways with this development.  The applicant shall sign a Non-

Remonstrance Agreement (NRA) prior to final occupancy for any Phase or portion of a Phase built on a 

property not already covered by a NRA for the purpose of making sanitary sewer, storm sewer, water or street 

improvements in the future that benefit the property and assessing the cost to benefited properties pursuant to 

the City‟s capital improvement regulations in effect at the time of such improvement; this includes paying the 

document recording fee.   The applicant can meet this standard through Condition of Approval 37. 

 

12.04.245 - Street design—Pedestrian and bicycle safety. 

Where deemed necessary to ensure public safety, reduce traffic hazards and promote the welfare of pedestrians, 

bicyclists and residents of the subject area, the decision maker may require that local streets be so designed as 

to discourage their use by nonlocal automobile traffic.  

All crosswalks shall include a large vegetative or sidewalk area which extends into the street pavement as far as 

practicable to provide safer pedestrian crossing opportunities. These curb extensions can increase the visibility 

of pedestrians and provide a shorter crosswalk distance as well as encourage motorists to drive slower. The 

decision maker may approve an alternative design that achieves the same standard for constrained sites or 

where deemed unnecessary by the city engineer.  

Finding:  The site is currently developed sidewalks on all frontages except along the northern half of the 

proposed parking lot expansion.  The applicant proposes to install the missing sidewalk as part of Phase 1.  

Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i for full details of required improvements for 

Phase 1. 

 

12.04.255 - Street design—Alleys. 

Finding: Not Applicable. The applicant has not proposed to install a new alley with this application. 

 

12.04.260 - Street design—Transit. 

Streets shall be designed and laid out in a manner that promotes pedestrian and bicycle circulation. The 

applicant shall coordinate with Tri-Met where the application impacts transit streets as identified on Figure 

5.7: Public Transit System Plan of the Oregon City Transportation System Plan. Pedestrian/bicycle access ways 

shall be provided as necessary in conformance with the requirements in Section 17.90.220 of this code and 

Chapter 12.24 to minimize the travel distance to transit streets and stops and neighborhood activity centers. 

The decision maker may require provisions, including easements, for transit facilities along transit streets 

where a need for bus stops, bus pullouts or other transit facilities within or adjacent to the development has 

been identified.  

Finding: Not Applicable.  The applicant has not proposed and is not required to install transit improvements. 

 

12.04.265 - Street design—Planter strips. 

All development shall include vegetative planter strips that are five feet in width or larger and located adjacent 

to the curb. This requirement may be waived or modified if the decision maker finds it is not practicable. The 

decision maker may permit constrained sites to place street trees on the abutting private property within 10 feet 
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of the public right-of-way if a covenant is recorded on the title of the property identifying the tree as a city 

street tree which is maintained by the property owner. Development proposed along a collector, minor arterial, 

or major arterial street may use tree wells with root barriers located near the curb within a wider sidewalk in 

lieu of a planter strip, in which case each tree shall have a protected area to ensure proper root growth and 

reduce potential damage to sidewalks, curbs and gutters.  

To promote and maintain the community tree canopy adjacent to public streets, trees shall be selected and 

planted in planter strips in accordance with Chapter 12.08, Street Trees. Individual abutting lot owners shall be 

legally responsible for maintaining healthy and attractive trees and vegetation in the planter strip. If a 

homeowners' association is created as part of the development, the association may assume the maintenance 

obligation through a legally binding mechanism, e.g., deed restrictions, maintenance agreement, etc., which 

shall be reviewed and approved by the city attorney. Failure to properly maintain trees and vegetation in a 

planter strip shall be a violation of this code and enforceable as a civil infraction.  

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i for full details of required 

improvements for each phase including the planter strip and street tree requirements. 

 

12.04.270 - Standard construction specifications. 

The workmanship and materials for any work performed under permits issued per this Chapter shall be in 

accordance with the edition of the "Standard Specifications for Public Works Construction," as prepared by the 

Oregon Chapter of American Public Works Association (APWA) and as modified and adopted by the city, in 

effect at the time of application. The exception to this requirement is where this Chapter and the Public Works 

Street Design Drawings provide other design details, in which case the requirements of this Chapter and the 

Public Works Street Design Drawings shall be complied with. In the case of work within ODOT or Clackamas 

County rights-of-way, work shall be in conformance with their respective construction standards.  

Finding: Complies as Proposed. The applicant indicated compliance the Oregon City street design standards. 

 

Chapter 12.08 PUBLIC AND STREET TREES 

 

12.08.015 - Street tree planting and maintenance requirements. 

All new construction or major redevelopment shall provide street trees adjacent to all street frontages. Species 

of trees shall be selected based upon vision clearance requirements, but shall in all cases be selected from the 

Oregon City Street Tree List or be approved by a certified arborist. If a setback sidewalk has already been 

constructed or the Development Services determines that the forthcoming street design shall include a setback 

sidewalk, then all street trees shall be installed with a planting strip. If existing street design includes a curb-

tight sidewalk, then all street trees shall be placed within the front yard setback, exclusive of any utility 

easement.  

Finding: Complies with Condition.  The applicant submitted a revised landscaping plan, for the proposed 

parking lot associated with the Detailed Development Plan for Phase 1 of the Master Plan, dated January 31, 

2012, identifying the location of street trees, but not identifying the species.  Prior to issuance of the proposed 

Detailed Development Plan and Master Plan Phase 1, the applicant shall submit a revised landscaping plan with 

a street tree from the Oregon City Street Tree List for the appropriate tree well width or documentation from the 

a certified arborist demonstrating the appropriateness of the tree species within the size of the tree well. The 

applicant can meet this standard through Condition of Approval 23. 

 

12.08.015.A One street tree shall be planted for every thirty-five feet of property frontage. The tree spacing 

shall be evenly distributed throughout the total development frontage. The community development director 

may approve an alternative street tree plan if site or other constraints prevent meeting the placement of one 

street tree per thirty-five feet of property frontage.  

Finding: Complies with Condition. The applicant submitted a revised landscaping plan, dated January 31, 

2012, for the proposed parking lot associated with the Detailed Development Plan for Phase 1 of the Master 

Plan. The landscaping plan identified less than 1 street tree for every 35 feet of frontage along the Division 

Street and Penn Lane frontages.  
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It is feasible that the applicant revise the landscaping plan to include the proper amount of street trees required 

along each frontage.  The parking lot associated with the Detailed Development Plan for Phase 1 of the Master 

Plan extends along the entire Division Street frontage and along a portion of the Penn Lane frontage.  The 

landscaping plan displays the appropriate number of trees abutting the parking lot on the Penn Lane frontage 

however, the street improvements, including street trees along eastern portion of the frontage where the future 

Medical Office Building is identified to be constructed in Phase 3.  Prior to issuance of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall submit documentation demonstrating 

compliance with OCMC Chapter 12.08 for the Division Street frontage adjacent to the proposed parking lot 

associated with the Phase 1 Detailed Development Plan.  If the applicant submits documentation from an 

engineer indicating the proper spacing cannot me met due to sight line or other unavoidable issues, the 

Community Development Director may approve an alternative such as planting a tree in an alternate location or 

providing a fee-in-lieu.  All future Detailed Development Plans shall demonstrate compliance with this 

standard. The applicant can meet this standard through Condition of Approval 35. 

 

12.08.015.B The following clearance distances shall be maintained when planting trees: 

1. Fifteen feet from streetlights; 

2. Five feet from fire hydrants; 

3. Twenty feet from intersections; 

4. A minimum of five feet (at mature height) below power lines. 

Finding: Complies with Condition. The applicant is required to revise the location of the street trees adjacent 

to the parking lot. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the 

applicant shall submit documentation demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the 

Detailed Development Plan.  All future Detailed Development Plans shall demonstrate compliance with this 

standard. The applicant can meet this standard through Condition of Approval 35. 

 

12.08.015.C All trees shall be a minimum of two inches in caliper at six inches above the root crown and 

installed to city specifications. 

Finding: Complies as Proposed. The street trees proposed are 2-inches in caliper. 

 

12.08.015.D All established trees shall be pruned tight to the trunk to a height that provides adequate clearance 

for street cleaning equipment and ensures ADA complaint clearance for pedestrians.  

Finding: Complies with Condition. The applicant did not provide a response to this criterion. Prior to issuance 

of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit documentation 

demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the Detailed Development Plan.  All future 

Detailed Development Plans shall demonstrate compliance with this standard. The applicant can meet this 

standard through Condition of Approval 35. 

 

12.08.020 - Street tree species selection. 

The community development director may specify the species of street trees required to be planted if there is an 

established planting scheme adjacent to a lot frontage, if there are obstructions in the planting strip, or if 

overhead power lines are present.  

Finding: Complies with Condition.  The applicant submitted a revised landscaping plan, dated January 31, 

2012 identifying the location of street trees, but not identifying the species.  Prior to issuance of a permit 

associated with the site, the applicant shall submit a revised landscaping plan with a street tree from the Oregon 

City Street Tree List for the appropriate tree well width or documentation from the a certified arborist 

demonstrating the appropriateness of the tree species within the size of the tree well. The applicant can meet 

this standard through Condition of Approval 23. 
 

12.08.025 - General tree maintenance. 

Abutting property owners shall be responsible for the maintenance of street trees and planting strips. Topping 

of trees is permitted only under recommendation of a certified arborist, or other qualified professional, if 

required by city staff. Trees shall be trimmed appropriately. Maintenance shall include trimming to remove 
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dead branches, dangerous limbs and to maintain a minimum seven-foot clearance above all sidewalks and ten-

foot clearance above the street. Planter strips shall be kept clear of weeds, obstructing vegetation and trash.  

Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of the 

proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit documentation 

demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the Detailed Development Plan.  All future 

Detailed Development Plans shall demonstrate compliance with this standard. The applicant can meet this 

standard through Condition of Approval 35. 

 

12.08.030 - Public property tree maintenance. 

The city shall have the right to plant, prune, maintain and remove trees, plants and shrubs in all public rights-

of-way and public grounds, as may be necessary to ensure public safety or to preserve and enhance the 

symmetry or other desirable characteristics of such public areas. The natural resources committee may 

recommend to the community development director the removal of any tree or part thereof which is in an unsafe 

condition, or which by reason of its nature is injurious to above or below-ground public utilities or other public 

improvements.  

Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of the 

proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit documentation 

demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the Detailed Development Plan.  All future 

Detailed Development Plans shall demonstrate compliance with this standard. The applicant can meet this 

standard through Condition of Approval 35. 

 

12.08.035 - Public tree removal. 

Finding: Not Applicable. The applicant did not propose and is not required to remove any street trees with this 

application.  The applicant shall submit an application for street tree removal if any street trees are required to 

be removed to accommodate the proposed construction or conditions of approval. 

 

12.08.040 - Heritage Trees and Groves. 

Finding: Not Applicable. The applicant does not have any designated heritage trees or groves onsite and is not 

proposing or required to designate any trees. 

 

12.08.045 - Gifts and funding. 

Finding: Not Applicable. The applicant has not proposed and the City has not required any gift or funding for 

street trees. 

 

12.08.050 - Violation—Penalty. 

The violation of any provision of this Chapter shall be constitute a civil infraction, subject to code enforcement 

procedures of Chapter 1.16 and/or Chapter 1.20.  

Finding: Not Applicable. This application does not include a violation. 

 

CHAPTER 17.54.100  SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS- FENCE, 

HEDGE & WALLS 

Finding: Not Applicable.  The applicant has not requested to install a fence, hedge or wall onsite.  All future 

fences, hedges and walls shall be subject to review for compliance with the Oregon City Municipal Code. 

 

CHAPTER 17.58 NONCONFORMING USES, STRUCTURES AND LOTS 

Finding: Complies with Condition.  The site is currently nonconforming as it does not comply with the 

current standards for parking lot landscaping, etc.  OCMC Chapter 17.58.040.C.2.a requires upgrades to 

nonconforming portions of the site for additions and exterior alterations more than $75,000.  Per OCMC 17.58, 

ten percent of the project cost shall be allocated to assuring compliance with pedestrian circulation systems, 

minimum perimeter parking lot landscaping, minimum interior parking lot landscaping, minimum site 

landscaping requirements, bicycle parking by upgrading existing racks and providing additional spaces, 
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screening, and paving of surface parking and exterior storage and display areas.  Depending on the cost of 

construction, it is anticipated that all of the aforementioned nonconforming items would be upgraded within the 

Master Plan. 

 

The applicant proposed to upgrade an existing parking lot to comply with all standards of the Oregon City 

Municipal Code with phase 1 of the Master Plan.  The nonconforming portions of the site will be reviewed upon 

review of subsequent Detailed Development Plans implementing Phases 2 and 3.  Prior to final of permits 

associated with the Detailed Development Plan for Phase 2 of the Master Plan, the applicant shall submit a 

phasing plan displaying the general location and prioritization of  the nonconforming upgrades to the site 

required per OCMC 17.58.040.C.  Each Detailed Development Plan will be reviewed for compliance with the 

Nonconforming chapter in the Oregon City Municipal Code.  The applicant can meet this standard by 

complying with condition of approval 36. 

 

RECOMMENDATION:  
Based on the analysis and findings as described above, Staff recommends the Planning Commission 

conditionally approve Planning files CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, NR 11-05: 

Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment for the properties located at 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 2500, 2800, 2900, 3100, 

3900, 4000, 4100, 4200, 4400, 4600, Clackamas County Map 2-2E-32AA, TL 400 and Clackamas County Map 

2-2E-32AC, TL 101, 201. 

 

EXHIBITS: 
1. Vicinity Map 

2. Applicant‟s Narrative and Site Plan (On-File) 

3. Staff Report for Conditional Use file CU 03-03 

4. Staff Report for Site Plan and Design Review file SP03-19 

5. Comments Submitted by John Replinger, Replinger and Associates  

6. Engineering Policy 00-01 (On-File) 

7. Comments submitted by Gail Curtis, Senior Planner at Oregon Department of Transportation  

8. Comments submitted by Denyse McGriff of the McLoughlin Neighborhood Association  

9. Comments submitted by Paul Edgar of the Citizen Involvement Committee  

10. Comments submitted by Tim Powell, Chair of the McLoughlin Neighborhood Association  

11. Comments submitted by Michael Robinson, dated February 17, 2012  

12. Comments submitted by Nancy Bush, Code Enforcement Manager  

 

 

 

 

 

 

RECOMMENDED CONDITIONS OF APPROVAL 

CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, 

NR 11-05: Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment 

 

1. The applicant shall construct this development as proposed in this application and as required by the 

attached conditions of approval. 

2. Prior to issuance of the first Detailed Development Plan for Phase 3, the applicant shall submit 

documentation demonstrating that the master plan complies with the minimum floor area ratio of 0.25. (P) 

3. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a revised calculation demonstrating the master plan does not have more than eighty percent site 

coverage of buildings and parking lots.  (P) 
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4. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1,  the applicant shall 

submit a revised calculation demonstrating compliance with the minimum landscaping standards in Chapter 

17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code. (P) 

5. The applicant shall install the following public improvements as required. 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot 

wide full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft 

tree wells, bike lane striping and markings, street lighting, and street trees.   

o Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax 

Lot 1900 and 2000.  Construction of full depth pavement restoration from the northern end of the ED 

improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the opposing 

side.  New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping and markings, 

street lighting, and street trees. 

o Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and Penn 

Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in Phase 

1) and 10 feet on the opposing side.   

o Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet 

from centerline on the west side.  Construction of full depth pavement restoration between 15
th
 Street 

and 16
th
 Street for a width of 26 feet on the western half and 10 feet on the opposing side (if not 

completed by other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, 

bike lane striping and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street dedication.  

Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and gutter, 4.5-

foot planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing ADA ramp at 

southeast corner of Davis Road/Division Street. 

o Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant‟s Engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design).  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with street 

trees, 5 ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant‟s engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design) across the tax lot frontages for 

a width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the existing 

street lighting and install as necessary to meet current IES.  Installation of street trees in existing 

planter strip and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width 

of about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, street 

trees, and street lighting.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation 

system from Phases 2 and 3 which would be constructed up to 10 years in the future.  A determination of 

the adequacy of the existing traffic infrastructure, the extent of the Providence Willamette Falls impacts, 

what improvements in the form of mitigation measures will be required, and/or the portion of the 

construction costs of those measures which should be borne by the Providence Willamette Falls, will be 

made at the time of consideration of the detailed development plan for each Phase 2 and 3.  Cost estimates 

shall be based on estimates contained in the Regional Transportation Plan or Oregon City Transportation 
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System Plan, whichever is most current, with cost estimates updated by applying a published construction 

cost index.  For projects already programmed for construction, the final project cost of most current cost 

estimates shall be utilized.  If the impacts cannot be adequately mitigated based on the standards in effect at 

the time of filing the detailed development application, the detailed development plan will be denied. (P 

and DS) 

6. The applicant is responsible for this project‟s compliance with Engineering Policy 00-01. (DS) 

7. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

install a pedestrian accessway within or adjacent to the proposed parking lot which complies with the 

Oregon City Municipal Code and provides safe access to pedestrians walking from the northern portion of 

the parking lot south towards the main hospital facility.  (P) 

8. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing 

water lines for new future facilities as required by plumbing code. (DS) 

9. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing 

sanitary sewer for new future facilities as required by plumbing code. (DS) 

10. The applicant shall provide stormwater facilities as necessary for street improvements and facility 

construction.  Downstream conveyance calculations/analysis shall be performed for all existing storm 

systems where the applicant‟s new facilities increase the stormwater flow.  (DS) 

11. The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 

Street exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the 

eastern end of the storm line as necessary.  (DS) 

12. During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to 

determine extent of stormwater detention and water quality that are required by the current code and 

implement appropriate Low Impact Design efforts. (DS) 

13. New fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review. (DS) 

14. The development proposal shall be reviewed for compliance with the Clackamas County Fire Department 

upon submittal of the Detailed Development Plan. (DS) 

15. In order to mitigate the impact of the adjustment to increase the number of contiguous parking stalls 

permitted without landscape strips, the applicant shall increase the minimum interior parking lot 

landscaping from 10% to 12%.  The applicant may choose not to utilize the adjustment for a particular 

parking lot.  If a parking lot does not utilize the adjustment and provides no more than eight contiguous 

parking spaces without an interior landscape strip, the applicant does not have to increase the minimum 

interior parking lot landscaping for that parking lot from 10% to 12%. (P) 

16. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a tree mitigation plan displaying the location of the 4 mitigation trees per OCMC Chapter 17.41.   

(P) 

17. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation displaying compliance with the tree protection standards in OCMC Chapter 

17.41.130 of the Oregon City Municipal Code. (P) 

18. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient parking for the proposed development to demonstrate compliance 

with the number of parking spaces required in OCMC 17.52.020 and that all loss of existing parking due to 

nonconforming upgrades has been mitigated by installing an additional parking stall onsite.  Prior to 

issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

demonstrate that the Providence Willamette Falls campus associated with the Master Plan complies with the 

with the number of parking spaces required in OCMC 17.52.020.  (P) 

19. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation indicating the minimum required parking spaces shall be available for the parking of 

operable passenger automobiles of residents, customers, patrons and employees only, and shall not be used 

for storage of vehicles or materials or for the parking of trucks used in conducting the business or use. (P) 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      56 

  

20. Prior to issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

submit sufficient documentation to demonstrate the subject site complies with the carpool and vanpool 

parking standards in OCMC Chapter 17.52.030.E.  (P) 

21. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient bicycle parking for the proposed development to demonstrate 

compliance OCMC 17.52.040.  Prior to issuance of permits associated with the Detailed Development Plan 

for Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with 

the Master Plan complies with the with the bicycle parking spaces required in OCMC 17.52.040.  (P) 

22. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with landscaping in all areas of the parking lot which are not used 

for parking, maneuvering, or circulation.  (P) 

23. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with a street tree from the Oregon City Street Tree List for the 

appropriate tree well width or documentation from the a certified arborist demonstrating the appropriateness 

of the tree species and documentation demonstrating that all required landscaping trees shall be of a 

minimum two-inch minimum caliper size (though it may not be standard for some tree types to be 

distinguished by caliper) and planted according to American Nurseryman Standards. (P) 

24. Prior to issuance of a permit associated with Detailed Development Plan for Phase 1the applicant shall 

submit documentation assuring that all landscaped areas within the proposed parking lot include irrigation 

systems unless an alternate plan is submitted, and approved by the community development director, that 

can demonstrate adequate maintenance. (P) 

25. Prior to final of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

prune vegetation, relocate signage and review on-street parking as required in the transportation impact 

study by Julia Kuhn, PE of Kittleson and Associates (Exhibit 2) for proper sight distance. (P and DS) 

26. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that the proposed parking lot complies with the parking lot incorporate 

design standards in accordance with Chapter 13.12, Stormwater Management. (DS) 

27. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot 

landscaping standards in OCMC 17.52.060.B. (P) 

28. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot 

landscaping standards in OCMC 17.52.060.C. (P) 

29. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping 

standards in OCMC 17.52.060.D. (P) 

30. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that within three years, cover one hundred percent of the landscape 

area and no mulch, bark chips, or similar materials shall be allowed at the time of landscape installation 

except under the canopy of shrubs and within two feet of the base of trees. (P) 

31. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a recorded access easement with all adjacent sites where access is obtained. (P) 

32. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit sufficient documentation demonstrating maintenance in accordance with the standards identified in 

OCMC 17.62.050.A.10. (P) 

33. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall 

submit documentation demonstrating that for all new buildings, where there is one hundred feet or more of 

frontage at least sixty percent of the site frontage width shall be occupied by buildings placed within five 

feet of the property line, unless a greater setback is accepted under the provisions of Section 17.62.055D. 

For sites with less than one hundred feet of street frontage, at least fifty percent of the site frontage width 

shall be occupied by buildings placed within five feet of the property line unless a greater setback is 

accepted under the provisions of Section 17.62.055D. (P) 
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34. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a photometric plan demonstrating compliance with OCMC 17.62.065 for the pedestrian walkway 

within the parking lot. (P) 

35. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit documentation demonstrating compliance with OCMC Chapter 12.08 for the Division Street 

frontage adjacent to the proposed parking lot associated with the Phase 1 Detailed Development Plan.  If the 

applicant submits documentation from an engineer indicating the proper spacing cannot me met due to sight 

line or other unavoidable issues, the Community Development Director may approve an alternative such as 

planting a tree in an alternate location or providing a fee-in-lieu.  (P) 

36. Prior to final of permits associated with the Detailed Development Plan for Phase 2 of the Master Plan, the 

applicant shall submit a phasing plan displaying the general location and prioritization of  the 

nonconforming upgrades to the site required per OCMC 17.58.040.C.  Each Detailed Development Plan 

will be reviewed for compliance with the Nonconforming chapter in the Oregon City Municipal Code.  (P) 

37. The applicant shall sign a Non-Remonstrance Agreement (NRA) prior to final occupancy for any Phase or 

portion of a Phase built on a property not already covered by a NRA for the purpose of making sanitary 

sewer, storm sewer, water or street improvements in the future that benefit the property and assessing the 

cost to benefited properties pursuant to the City‟s capital improvement regulations in effect at the time of 

such improvement; this includes paying the document recording fee.   (DS) 

 

(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 
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NOTICE OF LAND USE DECISION 
DATE OF MAILING OF THE DECISION: March 1, 2012 

 
 

FILE NO.:   CP 11-01: Master Plan 

    DP 11-03: Detailed Development Plan           

NR 11-05: Natural Resource Overlay Exemption 

LL 11-07: Lot Line Adjustment                         

 

APPLICATION TYPE: Type III 

 

APPLICANT/ Providence Willamette Falls Medical Center 

OWNER: C/o Russell Reinhard 

 1500 Division Street 

Oregon City, Oregon 97045 

 

REPRESENTATIVE: Peterson Kolberg & Associates 

C/o Steve Kolberg 

6969 SW Hampton Street 

   Portland, Oregon 97223 

 

REQUEST: The applicant submitted a Concept (General) Development Plan, Detailed 

Development Plan, Lot Line Adjustment and Natural Resource Overlay District 

Exemption to analyze the build out of the Providence Willamette Falls Hospital over 

the next 10 years and construct a parking lot. 

 

LOCATION:  1500 Division Street, Oregon City, OR 97045 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 

2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600 

 Clackamas County Map 2-2E-32AA, TL 400 and  

 Clackamas County Map 2-2E-32AC, TL 101, 201 

 

DECISION:  Approval with Conditions. 

 

On February 27, 2012, after reviewing all of the evidence in the record and considering all of the arguments 

made by the applicant, opponents and interested parties, the Planning Commission concluded by a 5-0 vote 

that the applications would meet the requirements of each applicable section of the Oregon City Municipal 

Code as proposed by the applicant or with conditions adopted by the Commission.  Therefore, the Planning 

Commission adopts as their own the staff report with conditions and approves with conditions the 

application.   

 

The decision of the Planning Commission is final unless appealed to the City Commission within 

fourteen (14) days following the mailing of this notice.  Only persons who participated in the process, 

either through written comments or public testimony, may appeal this limited land use decision.  The request 

for a hearing shall be in writing.  The request for a hearing shall demonstrate how the party is aggrieved or 

how the proposal does not meet the applicable criteria.  The application, decision (including specific 
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conditions of approval), and supporting documents are available for inspection at the Oregon City Planning 

Division.  Copies of these documents are available (for a fee) upon request. 

 

 

A city-recognized neighborhood association with standing that is requesting an appeal fee waiver 

pursuant to 17.50.290(C) must officially approve the request through a vote of its general membership 

or board at a duly announced meeting prior to the filing of an appeal.   

 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE 

PLANNING DIVISION OFFICE AT (503) 722-3789. 

 

 

 

CONDITIONS OF APPROVAL 

CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, 

NR 11-05: Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment 

 

1. The applicant shall construct this development as proposed in this application and as required by the attached 

conditions of approval. 

2. Prior to issuance of the first Detailed Development Plan for Phase 3, the applicant shall submit documentation 

demonstrating that the master plan complies with the minimum floor area ratio of 0.25. (P) 

3. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a revised calculation demonstrating the master plan does not have more than eighty percent site 

coverage of buildings and parking lots.  (P) 

4. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1,  the applicant shall 

submit a revised calculation demonstrating compliance with the minimum landscaping standards in Chapter 

17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code. (P) 

5. The applicant shall install the following public improvements as required. 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, 

bike lane striping and markings, street lighting, and street trees.   

o Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax Lot 

1900 and 2000.  Construction of full depth pavement restoration from the northern end of the ED 

improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the opposing side.  

New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping and markings, street 

lighting, and street trees. 

o Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and Penn 

Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in Phase 1) 

and 10 feet on the opposing side.   

o Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet from 

centerline on the west side.  Construction of full depth pavement restoration between 15
th
 Street and 16

th
 

Street for a width of 26 feet on the western half and 10 feet on the opposing side (if not completed by 

other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, bike lane striping 

and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street dedication.  

Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and gutter, 4.5-foot 

planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing ADA ramp at southeast 

corner of Davis Road/Division Street. 

o Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant’s Engineer’s analysis/design (and 
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coordination with City’s Pavement Condition Index at time of design).  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with street trees, 5 

ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant’s engineer’s analysis/design (and 

coordination with City’s Pavement Condition Index at time of design) across the tax lot frontages for a 

width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the existing street 

lighting and install as necessary to meet current IES.  Installation of street trees in existing planter strip 

and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width of 

about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, street trees, 

and street lighting.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2 and 3 which would be constructed up to 10 years in the future.  A determination of the adequacy 

of the existing traffic infrastructure, the extent of the Providence Willamette Falls impacts, what improvements 

in the form of mitigation measures will be required, and/or the portion of the construction costs of those 

measures which should be borne by the Providence Willamette Falls, will be made at the time of consideration 

of the detailed development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained 

in the Regional Transportation Plan or Oregon City Transportation System Plan, whichever is most current, 

with cost estimates updated by applying a published construction cost index.  For projects already programmed 

for construction, the final project cost of most current cost estimates shall be utilized.  If the impacts cannot be 

adequately mitigated based on the standards in effect at the time of filing the detailed development application, 

the detailed development plan will be denied. (P and DS) 

6. The applicant is responsible for this project’s compliance with Engineering Policy 00-01. (DS) 

7. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

install a pedestrian accessway within or adjacent to the proposed parking lot which complies with the Oregon 

City Municipal Code and provides safe access to pedestrians walking from the northern portion of the parking 

lot south towards the main hospital facility.  (P) 

8. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing water 

lines for new future facilities as required by plumbing code. (DS) 

9. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing sanitary 

sewer for new future facilities as required by plumbing code. (DS) 

10. The applicant shall provide stormwater facilities as necessary for street improvements and facility construction.  

Downstream conveyance calculations/analysis shall be performed for all existing storm systems where the 

applicant’s new facilities increase the stormwater flow.  (DS) 

11. The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 Street 

exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the eastern end 

of the storm line as necessary.  (DS) 

12. During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to determine 

extent of stormwater detention and water quality that are required by the current code and implement 

appropriate Low Impact Design efforts. (DS) 

13. New fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review. (DS) 

14. The development proposal shall be reviewed for compliance with the Clackamas County Fire Department upon 

submittal of the Detailed Development Plan. (DS) 

15. In order to mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted 

without landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% 

to 12%.  The applicant may choose not to utilize the adjustment for a particular parking lot.  If a parking lot 
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does not utilize the adjustment and provides no more than eight contiguous parking spaces without an interior 

landscape strip, the applicant does not have to increase the minimum interior parking lot landscaping for that 

parking lot from 10% to 12%. (P) 

16. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a tree mitigation plan displaying the location of the 4 mitigation trees per OCMC Chapter 17.41.   (P) 

17. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation displaying compliance with the tree protection standards in OCMC Chapter 17.41.130 

of the Oregon City Municipal Code. (P) 

18. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient parking for the proposed development to demonstrate compliance with 

the number of parking spaces required in OCMC 17.52.020 and that all loss of existing parking due to 

nonconforming upgrades has been mitigated by installing an additional parking stall onsite.  Prior to issuance 

of permits associated with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the 

Providence Willamette Falls campus associated with the Master Plan complies with the with the number of 

parking spaces required in OCMC 17.52.020.  (P) 

19. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation indicating the minimum required parking spaces shall be available for the parking of 

operable passenger automobiles of residents, customers, patrons and employees only, and shall not be used for 

storage of vehicles or materials or for the parking of trucks used in conducting the business or use. (P) 

20. Prior to issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

submit sufficient documentation to demonstrate the subject site complies with the carpool and vanpool parking 

standards in OCMC Chapter 17.52.030.E.  (P) 

21. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient bicycle parking for the proposed development to demonstrate 

compliance OCMC 17.52.040.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with the 

Master Plan complies with the with the bicycle parking spaces required in OCMC 17.52.040.  (P) 

22. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with landscaping in all areas of the parking lot which are not used for 

parking, maneuvering, or circulation.  (P) 

23. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with a street tree from the Oregon City Street Tree List for the 

appropriate tree well width or documentation from the a certified arborist demonstrating the appropriateness of 

the tree species and documentation demonstrating that all required landscaping trees shall be of a minimum 

two-inch minimum caliper size (though it may not be standard for some tree types to be distinguished by 

caliper) and planted according to American Nurseryman Standards. (P) 

24. Prior to issuance of a permit associated with Detailed Development Plan for Phase 1the applicant shall submit 

documentation assuring that all landscaped areas within the proposed parking lot include irrigation systems 

unless an alternate plan is submitted, and approved by the community development director, that can 

demonstrate adequate maintenance. (P) 

25. Prior to final of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

prune vegetation, relocate signage and review on-street parking as required in the transportation impact study 

by Julia Kuhn, PE of Kittleson and Associates (Exhibit 2) for proper sight distance. (P and DS) 

26. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that the proposed parking lot complies with the parking lot incorporate 

design standards in accordance with Chapter 13.12, Stormwater Management. (DS) 

27. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.B. (P) 

28. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.C. (P) 
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29. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping 

standards in OCMC 17.52.060.D. (P) 

30. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that within three years, cover one hundred percent of the landscape area 

and no mulch, bark chips, or similar materials shall be allowed at the time of landscape installation except 

under the canopy of shrubs and within two feet of the base of trees. (P) 

31. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit a 

recorded access easement with all adjacent sites where access is obtained. (P) 

32. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit 

sufficient documentation demonstrating maintenance in accordance with the standards identified in OCMC 

17.62.050.A.10. (P) 

33. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall 

submit documentation demonstrating that for all new buildings, where there is one hundred feet or more of 

frontage at least sixty percent of the site frontage width shall be occupied by buildings placed within five feet 

of the property line, unless a greater setback is accepted under the provisions of Section 17.62.055D. For sites 

with less than one hundred feet of street frontage, at least fifty percent of the site frontage width shall be 

occupied by buildings placed within five feet of the property line unless a greater setback is accepted under the 

provisions of Section 17.62.055D. (P) 

34. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a photometric plan demonstrating compliance with OCMC 17.62.065 for the pedestrian walkway 

within the parking lot. (P) 

35. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit documentation demonstrating compliance with OCMC Chapter 12.08 for the Division Street frontage 

adjacent to the proposed parking lot associated with the Phase 1 Detailed Development Plan.  If the applicant 

submits documentation from an engineer indicating the proper spacing cannot me met due to sight line or other 

unavoidable issues, the Community Development Director may approve an alternative such as planting a tree 

in an alternate location or providing a fee-in-lieu.  (P) 

36. Prior to final of permits associated with the Detailed Development Plan for Phase 2 of the Master Plan, the 

applicant shall submit a phasing plan displaying the general location and prioritization of  the nonconforming 

upgrades to the site required per OCMC 17.58.040.C.  Each Detailed Development Plan will be reviewed for 

compliance with the Nonconforming chapter in the Oregon City Municipal Code.  (P) 

37. The applicant shall sign a Non-Remonstrance Agreement (NRA) prior to final occupancy for any Phase or 

portion of a Phase built on a property not already covered by a NRA for the purpose of making sanitary sewer, 

storm sewer, water or street improvements in the future that benefit the property and assessing the cost to 

benefited properties pursuant to the City’s capital improvement regulations in effect at the time of such 

improvement; this includes paying the document recording fee.   (DS) 

 

(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 



Provldence Willamette Falls 
Medical Center 
1500 Division S1 
Oregon City OR 97045 
t 503.656 1631 
V>Mw p10Vldrnct:.o•gtoregon 

February 17, 20 12 

To whom it may concern: 

~''I DENCE 
Willamette Falls 
Medical Center 

In the interest of controlling congestion and being good neighbors, PWFMC has made recent 
changes to their campus parking policy. The most significant to our neighbors is that employee 
parking has been restricted on the streets nearest the hospital. We have made the area wilhin 
three blocks of the campus a •·no employee parking" zone. We have also instituted a parking 
holline. It is a designated number for neighbors to ca ll and Jet us know about any vehicles that 
might be blocking driveways or are parked inappropriately. That number is 503-215-0615. The 
parking regulations are strictly enforced and violations may result in the issuance of citations and 
d isciplinary actions. 

We have made changes to our campus parking to provide for more employee spots on our main 
campus. We have also assigned areas for short-term parking- two hours or less. 

ln addition. all PWFMC employees, volunteers and physicians must register their vehicles with 
security and display a fully visible parking permit on any vehicle they drive to work. 

It's only been a week, but I personally have noticed a significant d ifference in the amount of 
parking avai lable on the streets around the facility. T his should only continue to improve with 
time. 

Best wishes, ) 

;? { i~lt£1AC 
Russ Reinhard 
C hief Executive 

\\wn2074\uscrs\p36 I 643\my documents\rcinhard\parkmg pnl icy.doc 
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GENERAL OPERATING POLICY 

Effective: PMH  May 1999                             Policy No: 340.00 
PPMC  May 1997  
PSVMC August 1998 
PCC, POP, TBC, MBC, SATELLITES July 2000 
PWFMC, PHRMC, PNMC  October 2011 

  
  
SUBJECT: PARKING PROGRAM  
  
 
I. OBJECTIVES:  
 
  

A. To support the Providence Health & Services’ mission and 
responsibility to ensure adequate parking for our patients and 
visitors while providing reasonable and cost free parking 
opportunities for our staff.  

B. To control traffic congestion in the neighborhood and to ensure 
practical and respectful use of parking availability and to promote 
utilization of alternative means of transportation.  

C. To establish responsibility for compliance with and enforcement of 
this policy and its regulations.  

 
  
II. POLICY STATEMENT: 
  

A. All staff, students, physicians, patients, volunteers and guests will 
abide by the basic Oregon driving rules while on the Providence 
Health & Services’ property including, one-way, speed limit and 
other like signs.  

B. Staff and students are expected to obey indicated vehicle driving 
and parking regulations to promote a safe environment and ensure 
that parking spaces are available to benefit patients, physicians, 
visitors and volunteers of Providence Health & Services.  

C. Providence Health & Services promotes alternative modes of 
transportation and may provide specific parking spaces for 
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carpool, motorcycle and bicycle parking based on facility need.  Car 
pools must have two (2) or more occupants to qualify for parking in 
the reserved areas.  Permits for carpool are required and they may 
be obtained through Security Services.  

D. All staff, physicians, students and volunteers are assigned to 
specific parking areas at all entities. (Refer to attachments).  All 
vehicles must be registered with Security Services and display a 
parking decal as directed on any vehicle they park on a Providence 
Health & Services’ campus.   

 
  
III. PROCEDURE:  
 
  

A. Regional employees or other staff members who travel from one 
entity to another will abide by each facility’s parking program.  

B. Employees with a temporary disability may obtain assistance 
through Employee Health Services, to determine if the employee 
may be eligible to obtain a Handicapped Permit, issued by the 
State of Oregon.  This state permit affords the holder to park in any 
designated disabled parking space regardless of its location on a 
campus.  

C. Providence Health & Services assumes no liability

D. Security Services will make a reasonable attempt to locate the 
owner prior to towing a vehicle. Only when vehicles are blocking 
traffic or illegally parked will a towing company be called.  Vehicles 
may be relocated to another area on the campus rather than taken 
off site.  Owners of the vehicles are responsible for towing charges.  
Abandoned vehicles may be towed after a 72 hour notice is posted 
on the vehicle.    

 for theft, 
damage, or vandalism to any vehicle, cycle or personal property 
parked on the campus and/or surface parking lots. 

E. A vehicle registration form must be filled out completely and 
submitted to Security Services prior to issuance of parking decals.  
It is the staff’s responsibility to update the form when vehicle 
information has changed. 

F. Employees who violate the Parking Policy will be subject to the 
corrective action process as outlined in HR Policy #603, 
Performance Management.  When the manager receives 
notification of a violation they should work with their Human 
Resources Business Partner. Whenever circumstances are present 
that make him/her unable to comply with the terms of this policy, 
staff members will immediately contact the appropriate facility 
office.  
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IV. FACILITIES:  

Providence St. Vincent Medical Center (refer to attachment A)  
Providence Portland Medical Center (refer to attachment B)  
Providence Milwaukie Hospital (refer to attachment C)  
Providence Office Park (refer to attachment D)  
Satellite Buildings (refer to attachment E)  
Providence Child Center (refer to attachment F)  
Tigard Business Center (refer to attachment G) 
Halsey Business Center (refer to attachment H) 
Providence Hood River Memorial Hospital (refer to attachment I) 
Providence Newberg Medical Center (refer to attachment J) 
Providence Medford Medical Center (refer to attachment K) 
Providence Seaside Hospital (refer to attachment L) 
  
 

List Cross-Reference:  
  HR Policy #603 – Performance Management 
 Security Services Policy #6.04 – Vehicular Access to Urgent Care Areas 
   
 
 
APPROVED BY:   

 
 
 
 
 
 
 
 
 
 
 

Greg Van Pelt 
Senior Vice President/Chief Executive-Oregon Region 
Providence Health and Services – Oregon 
Date:  December 2011 
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Providence St. Vincent Medical Center Parking 

 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be 
registered with Security and display a fully visible parking permit on any vehicle they drive to 
work.  Permit should be placed on left rear (driver’s side) of vehicle on the window or bumper if 
you park front end in.  If you back in, the permit should be placed on the left front (driver’s side) of 
vehicle on the window or bumper being careful not to obstruct the vehicle identification number 
located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 

NOTE: Sections pertaining to the West Parking Structure have been endorsed by the 
Providence St. Vincent Medical Condominium Board represented by Providence Health 
and Services and Kaiser Permanente.  

 
 General parking (unless specifically designated otherwise): 

a. North Parking Structure, all levels, all shifts, all days  
b. Contractor parking, North Parking Structure, 7th and 8th 

 
floor  

c. Surface parking areas are limited to oversized vehicles, 2-hour parking and 
designated physicians.  

d. West Parking Structure, 3rd, 5th, 6th floors, and ramp 4-B.  Employees and 
physicians of Mother Joseph Plaza only

e. Sign restrictions are applicable at all times of the day, all shifts, all days of the 
week. 

. 

Volunteer parking:  
a. East Parking Structure, 4th 

 
and 5th 

 
levels 

b. North Parking Structure, all levels other than designated spaces. 
Physician parking:  

c. East Parking Structure, all levels 5:00am - 9:00am.  
d. North Parking Structure, all levels, reserved spaces on lower, first floor and 3rd

 

levels. 
e. West Parking Structure, reserved spaces on ground level and 1st floor, ED area 

near the helipad when called in for emergencies.   
The Baltic Ave. entrance (formerly 98th St.) is only for use by: 

a. Emergency Department patients and ambulance traffic. 
b. Campus employees who park in the North Parking Structure. 
c. Medical Center deliveries. 
d. All others shall use the main campus entrance on Barnes Rd. 

 
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
Thank you for following the parking regulations.  They are designed to provide patients and 
visitors with the safest and most convenient access to our campus.  Please be advised that the 
parking regulations are strictly enforced and violations may result in the issuance of citations and 
disciplinary actions taken.  Please do not hesitate to contact Security for clarification or 
assistance. 
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Providence Portland Medical Center Parking 

 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 

GLISAN STREET GARAGE 
 
ALL SHIFTS:  
  
North Structure:  Levels E, F, G  

Note: Level C access available 10:30 am to 11:30 am and 1:30 pm to 4:00 am. 
East Structure: Levels E, F, G, and H 
West Structure: Levels A, F, G 

 
Motorcycle Parking is available on levels C, E, F, North structure. 
Car pool parking is available in the North employee parking area on Level A with permit.  See Security 
for permit. 
   

47TH STREET GARAGE 
 

ALL SHIFTS: 
 

Levels C and above. 
 

Oversize Parking 
 
PPMC does not offer specific oversized parking on campus.  See security for locations available off 
campus. 

 
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
VOLUNTEERS: 
Volunteers with limited mobility are allowed to park in Visitor/Patient areas via their own 
discretion. 
 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance.
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Providence Milwaukie Hospital Parking 
 

All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 

 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 
Staff/student parking is allowed: 
 

Employee Lot, all shifts – all spaces 
Annex Lot, non-posted parking spaces only – all shifts 
NWPC Lot, spaces posted for hospital employees only – all shifts 
West Entrance Lot, after 2 PM and prior to 8 AM only (evening and night 
shifts preferred) 
Physician Lot, after 2 PM and prior to 6 AM only (evening and night shifts 
preferred) 
32nd Avenue Lot, all shifts 
Healing Place Lot, all shifts in section designated for employees 
Llewellyn Lot, all shifts 

 
 
 

STAFF PARKING IS NOT ALLOWED IN THE FOLLOWING AREAS: 
 
Staff/student Parking is NOT allowed: 
  

ED Lot, all shifts – all spaces 
 Handicap, (unless permitted by the State) 
 Other spaces requiring special permits 
 Neighborhood property or streets surrounding the campus 
 
 

Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions.  Please 
do not hesitate to contact Security for clarification or assistance. 
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                           Providence Office Park Campus Parking 
  
All staff, students and volunteers are assigned to the following areas. All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work. Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in. If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard.  
 
STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS:  
 
1.   POLICY  
 
All Providence Office Park employees are directed to park in the designated parking structures, or off 
street parking lots, Monday through Friday, 7:00 a.m. - 7:00 p.m. All vehicles must be registered with 
Security and display a parking decal on the left side of the rear bumper or window or on the driver side 
front bumper or windshield area of any vehicle driven to work. Vehicles are allowed to back in as long as 
the permit is visible on the front. 
 
 
A.  Permitted Parking:

Staff has permitted parking from Monday thru Friday, 7:00 a.m. – 7:00 p.m., with an authorized 
parking decal, in Parking Structures # 1, 2, and 3; except, in the designated restricted parking 
spaces as outlined in this policy. Also, staff may park in the Multnomah lot. 

  

 
The Multnomah Parking Lot gates are unlocked at approximately 5:00 a.m., Monday thru    
Friday and are not locked in the evening until the last vehicle has left the lot.  

 
 
B.  Two-hour Limit

  These designated spaces may only be used by employees, or visitors, Monday thru Friday for 
two hours or less and Employees are not authorized to move their vehicle from space to space 
every two hours in parking structures.   

  

 
C.  

Only those vehicles displaying carpool permits may park in designated carpool spaces. 
Carpool 

 
D.  Oversized Vehicles

 Oversized vehicles are defined as any vehicle over 7 feet high. These vehicles are     
  

 assigned to the Multnomah lot, east wall parking spaces.  
 
E.  
             Visitor spaces are for visitors only and PHS employees are not authorized to   

Visitor Parking 

              park in such spaces from 7:00 a.m. to 7:00 p.m. There are No restricted time limits for  
              visitors.  

  
F. Neighborhood street parking

Employees may not park in any of the surrounding neighborhood streets within a 3-block radius 
of the Providence Office Park or Providence Portland Medical Center. 

:  

 
G. 
 Only LEV designated vehicles may park in LEV parking spaces.  

Designated LEV (Low Emission or Hybrid Vehicles) and Electric Vehicles 

 
H. 
 Only authorized motorcycles may park in such designated spaces.  

Motorcycle Parking 

 
I. 

No vehicles other than those displaying a state issued handicapped permit are allowed to park in 
Handicapped Parking  
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these designated spaces. In addition, no vehicle, other than those displaying a state issued 
“Wheelchair User Permit”, is allowed to use the designated “Wheelchair Use Only” spaces. 
 

J. 
Only vehicles displaying “reserved” permits are allowed to park in the appropriately signed 
“Reserved” designated areas.  

Reserved Parking 

 
K.  Overnight Parking
              No overnight parking is allowed at the Providence Office Park Campus.  

  

 
 
Thank you for following the parking regulations. They are designed to provide patients and visitors with 
the safest and most convenient access to our campus. Please be advised that the parking regulations 
and signage are strictly enforced and violations may result in the issuance of citations and disciplinary 
actions taken. Please do not hesitate to contact Security for clarification or assistance. 
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Providence Health & Services Satellite Buildings Parking 

 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 
  

All employees will park in parking spaces away from the main entrances of the clinics to allow 
easy and convenient access for patients.  

  
Specific questions regarding parking at the satellite buildings will be directed to Leasehold 
Management, 215-6579.  
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Providence Child Center Parking 
 

All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 

47TH STREET GARAGE 
 

ALL SHIFTS: 
 

Levels C and above. 
 

GLISAN STREET GARAGE 
 
ALL SHIFTS:  
  
North Structure:  Levels E, F, G  

Note: Level C access available 10:30 am to 11:30 am and 1:30 pm to 4:00 am. 
East Structure: Levels E, F, G, and H 
West Structure: Levels A, F, G 

 
Motorcycle Parking is available on levels C, E, F, North structure. 
Car pool parking is available in the North employee parking area on Level A with 
permit.  See Security for permit. 
   

Oversize Parking 
 
PPMC does not offer specific oversized parking on campus.  See security for locations 
available off campus. 

 
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance. 
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Tigard Business Center Parking 
 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 
Staff parking is assigned as follows:  

  
Day parking  

  
• Parking lots in all areas unless otherwise designated.(Eg. handicapped 

without a permit, reserved for evening shift after2:00pm)  
  

Evening shift parking  
  

• Employees may park in any area unless otherwise designated.  Specific 
parking spaces are designate in the front of the building for evening shift 
employees after 2:00pm.  

  
Visitor Parking:  
  

• All spaces in the parking lots.  Parking in spaces set aside for evening 
shift after 2:00 pm will not be used by visitors.  (Note:  Individuals will be 
considered visitors if they do not work at Tigard Business Center)  

  
NOTE: Employee and visitor parking is not allowed at the back of the 

building near the basketball court other than for loading and 
unloading.    

  
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance. 
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Providence Home Services Parking 
 

All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 
1. POLICY 

All Providence Home Services employees are assigned parking in designated, off street parking lots 
at all times. All vehicles must be registered with Security and display a parking decal must be clearly 
visible on the front or back area of any vehicle driven to work.  

 
2. Halsey Location 

a. Patient/Customer parking areas are designated as “patient” and are reserved for 
patient/customer use only. Employees are not allowed to park in these spaces. 

 
b. Loading zone spaces are limited to 15 minute parking and are to be used for the purpose of 

loading and unloading only. 
 

c. Staff may not park in restricted parking spaces. 
 

d. Staff may not park on any of the surrounding neighborhood streets within a 3-block radius of 
the facility. 

 
e. Providence owned vans/cars will be parked in designated areas. Employees driving these 

vehicles will park their personal vehicle in the parking space of the Providence owned 
van/car. 

 
f. Providence owned trucks will be parked in designated areas. Employees driving these trucks 

will park their own vehicle in the truck space except at dock spaces and when the loading 
workflow or safety prohibits it. 

 
g. Employees are required to submit their name, office/cell phone number, vehicle description 

and license number with the Home Services Central Reception. 
 

h. Vendors and non-customer visitors visiting the facility are required to park in the general 
parking lot. Visitors may use the loading zone spaces only when loading/unloading and for 15 
minutes or less. 

 
i. Visitors (non-Providence employees) must sign in with Central Reception before entering the 

secured areas of the building. The visitor will be required to log their name, the arrival time, 
who they are visiting and their vehicle license number. 

 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance. 
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GORGE SERVICE AREA PARKING 
Providence Hood River Memorial Hospital Parking; Providence Medical Group – Hood 

River Parking; Providence Gorge Counseling & Treatment Services Parking; Providence 
Hood River Occupational Health and Travel Clinic Parking 

All staff, students and volunteers are assigned to the following areas. All vehicles must be registered with Security 
and display a fully visible parking permit on any vehicle they drive to work.  Permit should be placed on left rear 
(driver’s side) of vehicle on the window or bumper if you park front end in.  If you back in, the permit should be 
placed on the left front (driver’s side) of vehicle on the window or bumper being careful not to obstruct the vehicle 
identification number located on the left dashboard. 
STAFF/VOLUNTEER PARKING IS ALLOWED IN THE FOLLOWING 
AREAS: 
Staff/student parking is allowed:   
Parking Structure at 12th and May Street: All shifts; use employee entrance on Prospect Street; 
all spaces on lower floor; oversize vehicles may use ramp at May Street entrance. 
Overflow Lot at 13th and May Streets: Evening and overnight shifts; must have permission from 
manager. 
Northwest Lot (below Emergency Room):  Evening and overnight shifts; must have permission 
from manager. 
Occupational Health and Travel Clinic Lot:  Occupational Health and Travel Clinic employees 
only. 
Volunteer parking is allowed:   
Overflow Lot  at 13th and May Streets. 
 
STAFF/VOLUNTEER PARKING IS NOT ALLOWED IN THE 
FOLLOWING AREAS: 
Staff/student/volunteer parking is NOT allowed: 
Front entrance lot at 12th and May Streets and Emergency Driveway:  All shifts – all spaces 
Handicap:  (unless permitted by the State) 
Other spaces requiring special permits 
Neighborhood property or streets surrounding the hospital campus, including satellite facilities 
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Providence Willamette Falls Medical Center 

 
All staff, students and volunteers are assigned to the following areas. All vehicles must be 
registered with Security and display a fully visible parking permit on any vehicle they drive to 
work. Permit should be placed on left rear (driver’s side) of vehicle on the window or bumper if 
you park front end in. If you back in, the permit should be placed on the left front (driver’s side) 
of vehicle on the window or bumper being careful not to obstruct the vehicle identification 
number located on the left dashboard.  
 

 
Staff/student parking is allowed in the following lots unless otherwise prohibited. 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 

 
• South Lot  
• East Lot  
• Davis Lot   
• Two-hour Lot 

 

 
STAFF PARKING IS NOT ALLOWED IN THE FOLLOWING AREAS: 

Staff/student Parking is NOT allowed:  
 

• Plaza I, Main Entrance Lot 
• Main Entrance Lot 
• Emergency Department Lot 
• Handicap, (unless permitted by the State)  
• Other designated non-employee spaces 
• On any street within a three block radius of the Medical Center 

campus  
 

Thank you for following the parking regulations. They are designed to provide patients and 
visitors with the safest and most convenient access to our campus. Please be advised that the 
parking regulations are strictly enforced and violations may result in the issuance of citations and 
disciplinary actions. Please do not hesitate to contact Security for clarification or assistance. 
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Providence Newberg Medical Center 

 
All staff, students, and volunteers are assigned to the following areas.  All vehicles must 
be registered with Security and display a fully visible parking permit on any vehicle they 
drive to work.  Permit should be placed on the left rear (driver’s side) of vehicle on the 
window.  If you back in, the permit should be placed on the left front (driver’s side) of 
vehicle on window being careful not to obstruct the vehicle identification number located 
on the left dashboard. 

The designated parking areas identified on the attached map are: 
•  Lot A - Staff Parking 
•  Lot B - Patient and Visitor Parking 
•  Lot C - Medical Office Building (MOB) Parking  
•  Lot D - Emergency Department Patient Parking 
•  Lot E – Vendor and Delivery Parking 
• Area OF (within Lot B)- Available for Employee Overflow Parking (only if 

needed) 
 

STAFF PARKING IS ALOWED IN THE FOLLOWING AREAS: 
 Lot A or Lot OF-Hospital Staff, volunteers, and students all shifts, all spaces. 
 Lot C – MOB Staff 
 Lot E- Vendor/Delivery, Lab and Materials Courier.  There are also four spots 

designated for                    clinicians and are marked as such 
 

Green Parking 
As part of PNMC’s commitment to a healthy community, eleven choice parking 
spots (eight for hospital staff, three for MOB staff) have been designated as 
parking for “green” staff vehicles.  To participate in the Green  
Parking Program, simply send your vehicle’s year, make, and model to Security.  
Security will search to determine your vehicle’s green car score as determined by 
the ACEEE Green Book®.  If your vehicle scores a minimum green score of 40 
and over, you will be given a special “Green” Parking Permit and be allowed to 
park in one of the choice parking spots. 
A depiction of the Green Parking spot signs is attached. 
 It is our goal to have issued more Green Parking Permits than available “green” 
spaces so use of these spaces is on a first come, first serve basis.  The need to 
increase the number of available “green” spaces will be evaluated on an annual 
basis. 
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November 6, 2015 

Oregon City Planning Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Chair Kidwell and Planning Commission Members: 

2895 S Beavercreek Rd, Suite 103 
Oregon City OR 97045 

503-656-1619 
F: 503-656-2274 

www.oregoncity.org 

a: 
OREGON CITY 
CHAMBER 
of COMMERCE 

The Oregon City Chamber of Commerce is committed to supporting Providence Willamette Falls Medical Center in 
their request for a master plan expansion and land use zoning change. Providence Willamette Falls Medical Center 
is a longtime partner in our community and one of Oregon City's largest employers. As our community grows, so do 
the medical needs that the public asks of Providence Willamette Falls. In short, there really is no more additional land 
mass contiguous to the hospital for expansion. Our community and Providence have already invested a great deal in 
this location and it serves a critical service to our residents and visitors alike. As our population increases and new 
employers come to Oregon City, our health care facilities must be ready to address the need. 

As you know, Providence Willamette Falls filed a land use application in June requesting two properties on 16th 
Avenue be included in Providence Willamette Falls Medical Center's master plan that was adopted in 2012, and to 
rezone these two properties to mixed use employment. This space will be needed for additional parking to 
accommodate the new medical office building and improve parking for main entrance users. Additionally four 
properties on 15th Avenue will be added to the master plan but fortunately they are already zoned appropriately. 

Since the 2012 master plan , a great deal has occurred. The hospital now houses a child and adolescent psychiatric 
unit critical to our region, bringing more than 50 high wage jobs to Oregon City. The initial master plan which was 
approved included the development of two medical office buildings. The additional medical office buildings on campus 
could increase access to primary care, specialty care, and improve access to outpatient services. These services 
provide high wage, clean jobs to Oregon City, and help address health care needs of a growing Clackamas County. 

Providence Willamette Falls realizes that development of this magnitude causes disruption and encroachment of the 
Mcloughlin Neighborhood Association. In an effort to minimize the impact to their neighbors, Providence has made 
several changes to the planned development in response to their concerns. Additionally, Providence has created 
provisions for those who will need to relocate once the development is underway. Could Providence release an equal 
amount of land to what is being requested back to residential? 

A strong medical facility for a growing Oregon City is critical. Businesses that can bring future living wage jobs to 
Oregon City want good schools, parks, infrastructure, and medical care. The Oregon City Chamber of Commerce 
supports our Providence Willamette Falls Medical Center in their effort to expand the master plan and change zoning 
to accommodate the increasing need of this facility and community. 

Sincerely, 

t!J~J:ik---
Amber D. Holveck 
Executive Director 



November 6, 2015 

Oregon City City Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Mayor Holladay and Oregon City Commission: 

2895 S Beavercreek Rd, Suite 103 
Oregon City OR 97045 

503-656-1619 
F: 503-656-2274 

www.oregoncity.org 

ex: 
OREGON CITY 
CHAMBER 
of COMMERCE 

The Oregon City Chamber of Commerce is committed to supporting Providence Willamette Falls Medical Center in 
their request for a master plan expansion and land use zoning change. Providence Willamette Falls Medical Center 
is a longtime partner in our community and one of Oregon City's largest employers. As our community grows, so do 
the medical needs that the public asks of Providence Willamette Falls. In short, there really is no more additional land 
mass contiguous to the hospital for expansion. Our community and Providence have already invested a great deal in 
this location and it serves a critical service to our residents and visitors alike. As our population increases and new 
employers come to Oregon City, our health services will need to be ready to address the needs. 

As you know, Providence Willamette Falls filed a land use application in June requesting two properties on 16th 
Avenue be included in Providence Willamette Falls Medical Center's master plan that was adopted in 2012, and to 
rezone these two properties to mixed use employment. This space will be needed for additional parking to 
accommodate the new medical office building and improve parking for main entrance users. Additionally four 
properties on 15th Avenue will be added to the master plan but fortunately they are already zoned appropriately. 

Since the 2012 master plan , a great deal has occurred. The hospital now houses a child and adolescent psychiatric 
unit critical to our region, bringing more than 50 high wage jobs to Oregon City. The initial master plan which was 
approved included the development of two medical office buildings. The additional medical office buildings on campus 
could increase access to primary care, specialty care, and improve access to outpatient services. These services 
provide high wage, clean jobs to Oregon City, and help address health care needs of a growing Clackamas County. 

Providence Willamette Falls realizes that development of this magnitude causes disruption and encroachment of the 
Mcloughlin Neighborhood Association. In an effort to minimize the impact to their neighbors, Providence has made 
several changes to the planned development in response to their concerns. Additionally, Providence has created 
provisions for those who will need to relocate once the development is underway. 

A strong medical facility for a growing Oregon City is critical. Businesses that can bring future living wage jobs to 
Oregon City want good schools, parks, infrastructure, and medical care. The Oregon City Chamber of Commerce 
supports our Providence Willamette Falls Medical Center in their effort to expand the master plan and change zoning 
to accommodate the increasing need of this facility and community. 

Sincerely, 

Amber D. Holveck 
Executive Director 



November 6, 2015 

Oregon City Planning Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Chair Kidwell and Planning Commission Members: 

2895 S Beavercreek Rd, Suite 103 
Oregon City OR 97045 

503-656-1619 
F: 503-656-2274 

www.oregoncity.org 

a: 
OREGON CITY 
CHAMBER 
of COMMERCE 

The Oregon City Chamber of Commerce is committed to supporting Providence Willamette Falls Medical Center in 
their request for a master plan expansion and land use zoning change. Providence Willamette Falls Medical Center is 
a longtime partner in our community and one of Oregon City's largest employers. As our community grows, so do the 
medical needs that the public asks of Providence Willamette Falls. In short, there really is no more additional land 
mass contiguous to the hospital for expansion. Our community and Providence have already invested a great deal in 
this location and it serves a critical service to our residents and visitors alike. As our population increases and new 
employers come to Oregon City, our health care facilities must be ready to address the need. 

As you know, Providence Willamette Falls filed a land use application in June requesting two properties on 16th 
Avenue be included in Providence Willamette Falls Medical Center's master plan that was adopted in 2012, and to 
rezone these two properties to mixed use employment. This space will be needed for additional parking to 
accommodate the new medical office building and improve parking for main entrance users. Additionally four 
properties on 15th Avenue will be added to the master plan but fortunately they are already zoned appropriately. 

Since the 2012 master plan, a great deal has occurred. The hospital now houses a child and adolescent psychiatric 
unit critical to our region, bringing more than 50 high wage jobs to Oregon City. The initial master plan which was 
approved included the development of two medical office buildings. The additional medical office buildings on campus 
could increase access to primary care, specialty care, and improve access to outpatient services. These services 
provide high wage, clean jobs to Oregon City, and help address health care needs of a growing Clackamas County. 

Providence Willamette Falls realizes that development of this magnitude causes disruption and encroachment of the 
Mcloughlin Neighborhood Association. In an effort to minimize the impact to their neighbors, Providence has made 
several changes to the planned development in response to their concerns. Additionally, Providence has created 
provisions for those who will need to relocate once the development is underway. Could Providence release an equal 
amount of land to what is being requested back to residential? 

A strong medical facility for a growing Oregon City is critical. Businesses that can bring future living wage jobs to 
Oregon City want good schools, parks, infrastructure, and medical care. The Oregon City Chamber of Commerce 
supports our Providence Willamette Falls Medical Center in their effort to expand the master plan and change zoning 
to accommodate the increasing need of this facility and community. 

Sincerely, 

1!!~#-ik--
Amber D. Holveck 
Executive Director 
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From: 
To: 
Subject: 
Date: 

Hi, Laura: 

Jesse A. Buss 
Laura Terway 
Planning Commission meeting tonight - request for continuance 
Monday, November 09, 2015 12:20:56 PM 

On behalf of the McLoughlin Neighborhood Association (as the MNA's treasurer, not as an 
attorney) I'm requesting a continuance of file number PC 15-220 (Providence Willamette Falls 
Hospital expansion), item 3b on tonight's Planning Commission meeting agenda, in order to allow more 
time for public comment. 

Please let me know if this email will be sufficient as a formal request, or if I need to attend the meeting 
tonight and make the request during public testimony. 

Thank you, 

Jesse 

Jesse A. Buss 
Attorney at Law 
411 Fifth Street 
Oregon City OR 97045-2224 
ph: 503-656-4884 
fax: 503-608-4100 

Note: this email and any attachments will NOT follow via U.S. Mail or fax unless otherwise stated above. 

This message may contain confidential communications and/or privileged information. If you have received this 
message in error, please delete it and notify the sender. 
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1 l"it· arin~ <.t 1:00 u. TI , )d 0 ·1 W ednesday, December 16, 2015~ the Ory of Oregon Orv - City 
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61S ~-u ter ~'t :-eet, Or{'gon Cit\ 97045 on the following r-,·pe IV Appl1c..auons. Any interested partt· 

mav te~r•ty at t h public hearmg~ or submit wnnen testimony at or pno r to the close of the City 

C-:in' is~ron he~g. 
l CtS-04 Zone Cha~o~g-e~---:---:::~------------------------------------------J 

PZ lS-:Oi:Am~ment ro the Cumprehens1ve Plan 
CP 15--02: ~erPlan Amendment 

· '?iiiiiiV".....,.~)~-r-ri------~---:--------:-----~-----------------------------J J: Pro"(idence Witlamette Falls M edical Center, et c Rus~ell Reinhard 
1500 Division Street. Oregon City, Oregon 97045 

Har:p-er Houf Peterson R1ghellfs Inc., c/o Stefanie Slyman. AICP 

205 SE Spokane Street. Suite 200. Portland, Oregon 97202 
Providence Willamette Falls Medical Center (PWF} is-seeking amend a previously approved Master 

P.Jan and change the Oregon City Comprehensive Plan and Zoning Map for two properties from 
Low Density Resideptial/"R-6n Single-family Dwelling District to Mixed Use Employment/"MUE" 

Mixed Use Employment. District. 
Oadc:amas Counfy 2-2E·32AB. Tax Lots 1201, 1900, 2000, 2100. 2200, 2300, 2400, 2500, 2800, 
2900. 3000, 00, 3900, 4000, 4100, 4200. Clackamas County 2-2E-32AA, Tax Lot 400. Oackamas 

COu_nty 2·2E·32AC, Tax lots 101, 201, 7200 
Laura Terway, AICP, Planner (503) 496-1553 or lterway@orcity.org 

Mcloughlin Nei hborhood Association 
Oregon Oty Municipal Code Chapters: 12.04 - Streets, Sidewalks and Public Places, 12.08 - Public 
and Street Trees, 13.12 -Stormwater Management, 15.48 - Grading, Filling and Excavating. 17 .12 
-" R-6" Single-Family Dwelling District, 17.31- "MUE" Mixed Use Employment District, 17.41- Tree 
Protection Standards, 17.44-Geolo~c tiazards, 17.49- Natural Resource Over lay District, 17.50-
Administrative Processes, 17 .S2 - Off-Street parking and Loading, 17 .62 - Site Plan and Design 
Review, 17.54-Supplemental Zoning Regulations and Exceptions, 17.65 - Master Plans and 17.68 -
Zoning Cha es and Amendments. The City Code Book iS' availa_ble on-line at www.orcity.org. 

~ ~ andi.1 ~ocuments and evidence submitted by or on behalf of the applicant are available for inspection at no 
cast at ~or.con Qty Ptaming Division, 221 MolaUa Avenue., Suite 200 from 8:30 AM - 3:30 PM, Monday- Friday. The staff 
~ with all the, applica le approval criteria, will also be awilable for ;nspectic;n seven days prior to the hearing. Copies of 
8'ese materials may be obtained for a reasonable cost ~n advance.. Any interested party may testify at the publk hearing 
ff!Jtd/or submit written testimony at 01 prior to the dose of the Qty commission hearing. Written comments must be 
i9iteNed by dose of busineSs at City Hall 10 days before the scheduled hearing to be included in the staff report. Written . 
comments received within 10 days of the hearing will be provided to the Commission at the hearing. The public record ~II 
~ain open until the City Commission clcse.s the public hearing. PJsse be advised that any issue that is intend~ to pro~de Q!:ls for appeal must be ised before the dose of the Oty Commissiol\ nearing, in pe.~n ~r by Jett~, with_ suffio~nt 

fldty to afford lhe Commiss'on and the parties an opportunity to respond to the~ Failure to raise an 1SSue with 
llUfftc:ient speciflcity will preclude any appeal on that issue. Parties with standing may appeal the decision of the City 

l!tl~tmi·Uk~ to ~e land Use Board of Apptals. Atrv appeal will be based on the record. The procedures that govern the 
.... w.W.t>e pos1m at the hearing and are found in OCMC Chapter 17.50 and ORS 197.763. 

~~!=~h!C:OIP~!d neighborhood assoclation requestillg an ~ppeal fee waiver fol lowing issuance of a land use decision 
nt to 17.S0.290(Q must o~ ~bite the request through a vote of its geMral memb~hi1> or. board at a ct.tly 

ced meeti ·or to the filin of an I. 

!: 



Oregon Oty Municipal Code <!hapters: 12.04- Streets, Sidewalks and Public Places, 12.08 - Public 
and Street Trees, 13.12 -Stormwater Management, 15.48 - Grading, Filling and Excavating, 17.12 
-" R-6" Single-Family Dwelling District, 17.31- "MUE" Mixed Use Employment District, 17.41- Tree 
Protection Standards, 17.44-Geologic Hazards, 17.49- Natural Resource Overlay District, 17.50-
Administrative Processes~ 17 .52 - Qff..:Street parking and Loading, 17..62 - Site Plan and Design 

'*""-'"~~~"" Review, 17-.54 - Supplemental Zont Mlations and Exceptions, 1 Z.65 - Master Plans and 17 .68 -
I Gb d Code Book ts available on-line at www.ord 



From: 
To: 
Cc: 
Subject: 
Date: 
Attachments: 

Hi Laura, 

James Nrctta 
Laura Terway 
Kattie Riggs 

Public comment: Oregon City Planning file # PC 15-220 
Monday, November 09, 2015 1:55:22 PM 
PZ1502A.joa 
PZ1S02Bjog 
pz1so2c.1oa 

Hope you are wel l. Please enter these comments into the record of tonight 's Planning 
Commission hearing on file # PC 15-220, consisting of ZC 15-04: Zone Change; PZ 15-02: 
Amendment to Comprehensive Plan; and CP 15-02: Master Plan Amendment. 

There is a notice issue that I believer requires setting over the hearing, as well as re-noticing 
the hearing, including re-posting of the subject site. 

Specifically, because this matter involves a comprehensive plan amendment, the statewide 
planning goals are approval criteria. 

197.175 Cities' and counties' planning responsibilities; rules on incorporations; 
compliance with goals. 

[.'.] 

(2) Pursuant to ORS chapters 195, 196 and 197, each city and county in this state shall: 

(a) Prepare, adopt, amend an.d revise comprehensive plans in compliance with goals 
approved by the commission; 

197.835 Scope of review; rules. (1) The Land Use Board of Appeals shall review the land use 
decision or limited land use decision and prepare a final order affirming, reversing or 
remanding the land use decision or limited land use decision. The board shall adopt rules 
defining the circumstances in which it will reverse rather than remand a land use decision or 
limited land use decision that is not affirmed. 

[ .. . ] 

( 6) The board shall reverse or remand an amendment to a comprehensive plan if the 
amendment is not in compliance with the goals. 



Because the goals are approval criteria, the posted notice must set forth that they are approval 
criteria. According to OCMC 17.50.090: 

B. Notice of Public Hearing on a Type III or IV Quasi-Judicial Application. Notice for all 
public hearings concerning a quasi-judicial application shall conform to the requirements of 
this subsection ... Notice of the application hearing shall include the following information: 

[ ... ] 

3. A description of the applicant's proposal, along with a list of citations of the approval 
criteria that the city will use to evaluate the proposal; 

As demonstrated by the attached photographs, the posted notice for this matter does not 
include citation of the statewide planning goals as approval criteria. 

Thank you for your consideration. 

James Nicita 

Oregon City 
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City of Oregon City 
Attn : Laura Terway 
221 Molalla Ave. Ste. 200 
Oregon City, OR 97045 

Re: FILE NUMBER ZC 15-04: Zone Change 

Dear Laura, 

October 26, 2015 

On behalf of the Oregon City Business Alliance (OCBA), I am confirming our support of the zone 
change request for the properties adjacent to the Providence Willamette Fall's Medical Center 
(PWFMC) to mixed use employment (MEU). The PWFMC's Master Plan was approved in 2012. 
Since then the hospital has opened the child and adolescent psychiatric unit creating over 50 high 
wage jobs. Their new Medical Office Building (MOB) should increase access to primary care, 
specialty care, and improve individual's ambulatory services. The hospital team has met with the 
Mcloughlin Neighborhood Association several times and understands their concerns to minimize the 
impacts that could occur to their residential community. Several changes have been made throughout 
this process to address their requests. 

At this point the PW FMC plans to develop one MOB up to 35,000 ft2 instead of the approved two 
totaling up to 50,000 tt2. This proposed change has created a need for appropriate parking for the one 
building. The current application addresses this by bringing four PWFMC properties zoned MUE on 
15th Avenue and rezoning two other properties to MUE into the master plan. 

The overall goal is to improve patient access to the main entrance and West MOB while reducing 
parking impacts on Mcloughlin neighborhood streets. More importantly, the proposal will result in 
fewer traffic impacts and less parking demand for the master plan buildout since there will be a 
reduction of 15,000 ft2 of space. Again, OCBA requests that you approve the application on 11/9/15 
with the O.C Planning Commission and on 12/16/15 with the City Commission. 

Warmest regards, 

Kent Zeigler 

President, Oregon City Business Alliance 

Oregon City Business Alliance 
P.O. Box 1593, Oregon City 97045 

Phone (503) 479-0080 I Fax (503) 479-0081 
www.ocbusinessalliance.com 



JAMES J. NICITA 
302 Bluff Street 

Oregon City, OR 97045 
E-mail: james.nicita@gmail.com 

Public Comment on # PC 15-220. consisting of ZC 15-04: Zone Change: PZ 15-02: 
Amendment to Comprehensive Plan: and CP 15-02: Master Plan Amendment. 

Goal 6: 

"All waste and process discharges from future development, when combined with such 
discharges from existing developments shall not threaten to violate, or violate applicable 
state or federal environmental quality statutes, rules and standards." 

Newell Creeks runs along the property, and is a "waters of the state" under ORS 
468B.005(10). 

State Standards: There is no evidence in the record that the applicant's development 
will not violate or threaten to violate the state water quality standards in OAR 340-041· 
0001 et. seq. 

State Statutes: The storm water drainage system for the proposed development will be a 
"disposal system" under ORS 468B.005(1). Before the applicant can construct the 
disposal system, the applicant must obtain a permit pursuant to ORS 468B.050. If the 
applicant refuses or fails to obtain a permit pursuant to ORS 468B, then the project must 
comply with ORS 468B.025(1). There is no evidence in the record demonstrating 
compliance. 

-NTERED INTO THE RECORD 
DATE RECEIVED: I\ I c, ( \-;-
SUBMITTED BY: ._) tJ 1 C '""' 
SUBJECT: ] L l "f -Oi.( 

p21~-o-z 



·' 

/' 

§14.86 I Administrative Law 

7. (§14.86) Statewide Planning Goals as a Standar d 
for Plan or Ordinance Amendments 

The Oregon Statewide Planning Goals & Guide! in es apply to an 
amendment of an acknowledged local comprehensive plan or land use 
regulation unless the plan policies call for the amendment. ORS 
197.175(2)(a), 197.835(5); 1000 Friends of Oregon v. Land Conserva
tion & Dev. Com., 301 Or 447, 724 P2d 268 (1986) (Oregon Statewide 
Planning Goal 14 applies to comprehensive plan amendment to convert 
rural land outside urban growth boundary to urban land uses); Residents 
of Rosement v. Metro, LUBA Nos. 99-009, 99-010, 38 Or LUBA 199 
(2000), aff'd, 173 Or App 321 (2001); Ludwick v. Yamhill County, 72 
Or App 224, 231, 696 P2d 536 (1985) (Oregon Statewide Planning Goal 
4 applies to postacknowledgment plan amendment and zone change to 
forestland pursuant to statute that authorized Land Use Board of Appeals 
(LUBA) to reverse or remand amendment to comprehensive plan that 
did not comply with goals); Friends of Yamhill County v. Yamhill 
County, LUBA No. 2004-014, 47 Or LUBA 160, 169 (2004) (goal 
compliance . issues, as a general rule, must be reso lved in post
acknowledgment plan amendments); Beaver State Sand and Gravel, Inc. 
v. Douglas County, LUBA No. 2002-065, 43 Or LUBA 140 (2002), 
aff'd, 187 Or App 241 (2003) (an amendment of a county's Oregon 
Statewide Planning Goal 5 inventory to include a new site must comply 
with applicable statewide planning goals). 

A detailed notice and review process for postacknowledgment 
·amendments is set forth in ORS 197 .6 10. See, e.g., Club Wholesale 
Concepts; Inc. v. City of Sa,lem, LUBA No. 90-057, 19 Or LUBA 576 
(1990) (tolling statutory deadline for appealing new ordinance for party 
to whom city failed to grve timely notice of ordinance). A difficulty 
common to such amendments is how to determine which goa,ls apply. 
The general rule is set forth in Davenport v. City of Tigard, LUBA Nos. 
91-133, 91-137, 22 Or LUBA 577, 586 (1992): "Where apparently 
applicable statewide planning goals are implicated by a challenged 
decision, the city must either explain how the challenged decision 
complies with the goals or explain why those apparently applicable 
goals do not apply." A slightly different twist was added in Oregon 
Department of Transportation v. Clackamas County, LUBA No. 92-062, 

14-100 
2010 Edition 

( 

( 
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Administrative Law I §14.86 

23 Or LUBA 370, 373 (1992), in which LUBA held that findings on a 
number of goals should have been made because "[i]t is not obvious to 
us that [those goals] ... are not applicable to the proposal." 

Amendments to statewide planning goals may be effective 
immediately to .local decisions. ORS 197.245, 197.646; Department of 
Land Conservation & Dev. v. Lincoln County, 144 Or App 9, 925 P2d 
135 (1996) (amendments to Goal 11 applicable to local pennit deci
sions). 

The relationship between statewide planning goals and local plans 
or ordinances is discussed in the following cases: 

Bicycle Transp. Alliance v. Washington County, 127 Or App 312, 
316- 317, 873 P2d 452, adhered to in part, modified on other 
grounds, 129 Or App 98 (1994) (to sustain local ordinance that 
amends acknowledged transportation plan by allowing administra
tive staff to change road alignments within specified road corri
dors, county must show that at least initial designation of corridors 
complied with goals). 

Costco Wholesale Corporation v. City of Beaverton, LUBA Nos. 
2005-044, 2005-046, 2005-050, 2005-053, 50 Or LUBA 476, 
495- 496 (2005), ajj'd in part, rev 'd in part, 206 Or App 380 
(2006) (OAR 660-014-0060 requires local governments to apply 
acknowledged plans and land use ordinances, rather than statewide 
planning goals, to annexation decisions unless plans and ordi
nances do not control the annexation. A plan policy that provided 
nonbinding policy guidance was found to control the annexation.). 

Geaney v. Coos County, LUBA No. 97-104, 34 Or LUBA 189 
(1998) (rejecting the county's interpretation of a comprehensive 
plan provision that an exception to Goal 3 is not required to 
rezone certain land already subject to the exception to allow the 
existing use of the property, when the prior exception did not 
recognize the existing use of the property as an allowed use). 

14-101 
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· §14.87 I Administrative Law 

Doty v. Jackson County, LUBA Nos. 97-089, 97-090, 34 Or 
LUBA 287 (1998) (remanding for additional Goal 5 review for 
ordinances amending local plan map and text to change designa
tion of Goal 5 resource lands, because county did not consider the 
impacts to resources beyond the limits of redesignated land). 

Department of Land Conservation and Development v. Douglas 
County, LUBA No. 96-233, 33 Or LUBA 216 (1997) (remanding 
legislative plan amendment for violation of coordination require
ment under Goal 2 because county did not postpone adoption until 
state economist provided population projections for county to 
consider). 

8. (§14.87) Impact of Amendment or Reinterpretation 
of Standards and Criteria 

In general, a land use application may be reviewed for compliance 
only with those standards and criteria in effect at the time the applica
tion is deemed complete. See § 14.11 for a discussion of the '',fixed goal 
post rule." 

The meaning of the term standards and criteria, as used in ORS 
215.427(3) and 227.178(3), is a question of state law. As a result, a 
local interpretation or application of that term does not bind the Land 
Use Board of Appeals or the courts. Local governments cannot avoid 
making findings of compliance by "interpreting" approval standards or 
criteria as not being approval standards or criteria if they are set forth in 
the plan or implementing regulation as such. The term standards and 
criteria is not limited "to the local provisions that the local government 
must apply in acting on an application; it also includes provisions . . . 
that the government does apply and that have a meaningful impact on its 
decision. Davenport v. Tigard, 121 Or App 135, 141 , 854 P2d 483 
(1993): 

14-102 
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COMMENT FORM 
***PLEASE PRINT CLEARLY*** 
• SPEAK INTO THE MICROPHONE AND STATE YOUR NAME AND RESIDING CITY Mliil...__ ... 
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1 Introduction 
Adequate, affordable housing is one of the most important elements of any community. Housing 
provides our daily shelter as well as supplying a personal identity to a neighborhood and the 
community at large. An adequate supply of affordable housing and a variety of housing options 
to meet the needs of Oregon City residents are important components of a thriving community. 
Ensuring that all residents are able to secure housing and offering housing choices that attract 
new residents are ways to build a community's future. 

We are largely a nation of homeowners. According to the 2000 Census, nationwide, 
approximately 66 percent of all households own their homes. In the Pmtland Metropolitan Area, 1 

about 62 percent of all households are owner-occupied; Oregon City is very similar at 60 
percent. For the homeowner and the renter, housing costs are a significant economic investment. 
Housing also plays a vital role in the national economy by generating jobs. For local 
government, housing is a primary source of income (property taxes) and the major recipient of 
expenditures to provide public facilities and services (water, sewer, transportation, police and 
fire). 

Oregon City is unique in the region for its role in Oregon history and for the age and diversity of 
its housing stock. In Oregon City, housing has always been at the center of the community. 
Many older homes and buildings have historical significance. Therefore, housing plarming in the 
city is aimed at both development of new housing units and preservation or careful 
redevelopment of older historic housing units. This requires a keen understanding of the current 
housing stock. Because Oregon City, like many other communities in the Willamette Valley, has 
grown quickly in the last decade, more units are needed to accommodate new residents, or 
residents wishing to move into another type of housing. 

The Housing Element covers: 

• Demographics that gives an overview of Oregon City residents compared to the region; 

• Housing Stock that describes the current number of housing units 

• Projected Land Capacity that describes the amount of vacant, partially vacant and 
potentially redevelopable residential land and its projected housing capacity; and 

• Land Needs/Surplus that describes the needed housing mix and land needs be housing 
type. 

2 Existing Conditions 

2. 1 Demographics 

2.1.1 Population Trends 
Oregon City has experienced population booms and busts over its long history. In the last twenty 
years Oregon City, like many communities in the Willamette Valley, has seen more accelerated 

1 The Portland Metropolitan Area includes the Multnomah, Clackamas, and Washington Counties, unless otherwise 
noted. The U.S. Census Bureau considers the three-county area a Primary Statistical Area. 
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growth, growing faster in the 1990's than in the 1980's. Table 1 illustrates the rate of growth for 
several communities in the Willamette Valley. Oregon City grew very little in the 1980's, when 
recession and lack of employment opportunities drew few new residents. In the 1990's, Oregon 
City began to grow at a much faster rate than it had in the 1980's, and along with other cities in 
the Willamette Valley, far surpassed the growth rates seen in the 1980's. In the 1990's, Oregon 
City was one of the fastest growing cities inthe Willamette Valley, increasing its size by nearly 
82 percent between 1990 and 2000. Clackamas County and the state also grew at much faster 
rates in the 1990's, increasing in population by approximately 24 percent and 22 percent, 
respectively. 

Table 1. Population Change of Oregon City and other Willamette Valley Jurisdictions 

% change AAGR % change AAGR 
Jurisdiction 1980 1990 1980-1990' (1980-1990) 2000 2001 '1990-2001' 1990-2001 \ 
Oregon 2,633,156 2,842,321 7.9% 0.8% 3,421,399 3,471,000 22.1% 
Clackamas Co. 241,919 278,850 15.3% 1.4% 338,391 345, 150 23.8% 
~Jeatfo)c llv ~ · ·• '14.6t3• •")jt,6Q:&i • ~ :' ~-"-'"- tl-~l ro:-:-_ '" -·_;:~, 

. ·£•25,ij.&_(j'";;.• • -·81.!l-%. • 
Albany 26,511 29,540 11.4% 1.1% 40,852 41,650 41.0% 
Dallas 8,530 9,422 10.5% 1.0% 12,459 12,650 34.3% 
Forest Grove 11,499 13,559 17.9% 1.7% 17,708 18,380 35.6% 
Gladstone 9,500 10, 152 6.9% 0.7% 11,450 11,438 12.7% 
Gresham 33,005 68,249 106.8% 7.5% 90,205 91,420 34.0% 
Lebanon 10,413 10,950 5.2% 0.5% 12,950 13, 190 20.5% 
McMinnville 14,080 17,894 27.1% 2.4% 26,499 27,500 53.7% 
Milwaukie 17,931 18,670 4.1% 0.4% 20,550 20,490 9.7% 
Newbera 10,394 13,086 25.9% 2.3% 18,064 18,280 39.7% 
Salem 89,233 107,793 20.8% 1.9% 136,924 139,320 29.2% 
Tualatin 7,483 14,664 96.0% 7.0% 22,791 23,270 58.7% 
West Linn 11,358 16,389 44.3% 3.7% 22,261 23,090 40.9% 
Woodburn 11,196 13,404 19.7% 1.8% 20,100 20,410 52.3% 
Source: U.S. Census (1980, 1990, and 2000 Decennial Census); Portland State Un1vers1ty Population Research Center, 2001 

2.1.2 Age 
The age of a population is a factor in determining what types of housing units are needed. 
Younger residents are likely to live with families or in apartments. When residents begin to have 
children, housing needs change from smaller units to single-family homes with rooms for the 
children to play. When residents no longer need the large house because their children have left, 
housing needs change again, often when the care of a larger home is burdensome or when more 
medical care is necessary. Currently, the highest percentage of residents in Oregon City and the 
Portland Metro area are between 25 and 54, the ages when residents are starting families or have 
older children still living at home (Table 2). Many residents in this age bracket earn more money 
as they become established in their careers and are able to afford more expensive housing. 
Oregon City has a slightly younger population than the Po1tland Metro area, with a median age 
of32.7 compared to the Portland Metro area at 34.9. Oregon City has a higher percentage of 
residents under 10 than the Portland Metro area, indicating that many Oregon City residents have 
young families. 
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Table 2. Age 

Oreqon Citv Portland PMSA 
Age Number Percentage Number Percentage 
Under 5 2,160 8.4% 108,004 6.9% 
5 to 9 2,019 7.8% 109,949 7.0% 
10to14 1,763 6.8% 108,194 6.9% 
15 to 19 1,740 6.8% 105,762 6.7% 
20 to 24 1,913 7.4% 107,383 6.8% 
:25 tci 34 ......... 

··.· .... 4,:239 .. I ·16,5% 
• •• .249.3H :':15:9%·•·.·· 

35t044 .. •. 4,'.135' .. 
. . 

: 16'1•%···. Z5~;55.7· .·•·16.5%'• ·.·. ·. . 

45 to54 .. · .. 3,.433 
.. 

f3.6% 
. · .. :233,746 .... l.··.)4.9% . • • 

55 to 59 1, 145 4.4% 74, 198 4.7% 
60 to 64 696 2.7% 51,236 3.3% 
65 to 74 1,147 4.5% 80,269 5.1% 
75 to 84 931 3.6% 62,108 3.9% 
85 and older 433 1.7% 23,049 1.5% 

Median Age 32.7 34.9 
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics 

2.1.3 Race 
Oregon City is less diverse in its racial and ethnic composition than the stale or lhe Portland 
Metro area; over 90 percent of Oregon City's population is white. Table 3 includes the 
percentage ofresidents by race for Oregon, Metropolitan Portland, and Oregon City. Oregon 
City's minority population is composed primarily of Hispanics or Latinos, with smaller numbers 
of residents identifying themselves as two or more races. Asian residents make up just over one 
percent of the city's population. This is less than the Portland Metro area where nearly five 
percent of the population is Asian. In Oregon City, as in the state and the Portland Metro area, 
the largest minority group is Hispanic or Latino. 

Table 3. Race as a Percentage of Population 

Oreqon Oreqon City Portland MSA 
White(%) 83.5% 90.8% 81.6% 
Black/African Am.(%) 1.6% 0.6% 2.6% 
Am. Indian, Eskimo, Aleut(%) 1.2% 0.9% 0.8% 
Asian(%) 2.9% 1.1% 4.5% 
Hawaiian/ other Pacific Islander (%) 0.2% 0.1% 0.3% 
Some other race (%) 0.1% 0.0% 0.1% 
Two or more races(%) 2.4% 2.2% 2.7% 
Hispanic/Latino(%) 8.0% 5.0% 7.4% 
Source: U.S. Census Bureau, 2000 (SF-I). 
Note: The total percentage of Oregon City residents does not equal 100 percent due to rounding. 
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2.1.4 Group Quarters 
Group quarters are not considered standard housing units because the units do not have 
individual kitchens, but this is still an important source of housing for certain populations. The 
population in group quarters is broken into institutionalized (prisons, nursing homes, hospitals, 
etc.) and non-institutionalized (college dormitories, halfWay homes, etc.) populations. In Oregon 
City, about 91 percent of the population in group quarters is institutionalized, either in 
correctional institutions (61 percent), nursing homes, or assisted living facilities (39 percent). 
Table 4 shows the total number of people (institutionalized and non-institutionalized) living in 
group quarters. Oregon City has a higher percentage of its total population in group quarters (3 .5 
percent) than the Portland Metro Area (1. 8 percent). The number of residents seeking housing in 
groups quarters (nursing or residential care facilities) is likely to increase as the population ages 
over the next 20 years. 

Table 4. Number and Percentage of People in Group Quarters 

1990 2000 1990-2000 Chanqe 

% of Total % of Total Percent 
Area Number Population Number Population Number Chanqe 
Oregon City 

Group Quarters 362 2.5% 903 3.5% 541 149.45% 
Total Population 14,698 100.0% 25,754 100.0% 11,056 75.22% 

Portland PMSA 
Group Quarters 23,080 1.9% 28,939 1.8% 5,859 25.39% 
Total Population 1,239,842 100.0% 1,572,771 100.0% 332,929 26.85% 

Source: U.S. Census Bureau, 1990 (STF I); 2000 Decennial Census, Profile of Selected Econom1c Charactenstlcs 

2.1.5 Poverty 
Oregon City residents who fall below the federal poverty level have a more difficult time 
securing adequate housing those with higher incomes. Table 5 shows the poverty rate for all 
residents in Oregon City by relationship. Overall, the percentage of individuals below the 
poverty level in Oregon City is lower than the Portland Metro area, although female householder 
families are having a harder time making ends meet. The percentage of all families in poverty in 
Oregon City (6.5 percent) is slightly higher than families in poverty in the Portland Metro area 
(6.2 p~rcent). 

Female-headed households are much more likely to live in poverty than other families. The 
percentage of female-headed households in Oregon City in poverty is significantly higher than 
the Portland Metro area, with nearly 25 percent of female-headed households in Oregon City 
living in poverty. This compares to just over 20 percent in the Portland Metro area as a whole. 
The biggest concern is female-headed households with children under five. Over 41 percent live 
below the poverty line in Oregon City compared to about 3 9 percent for the P01tland Metro area. 
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Table 5. Poverty in Oregon City (2000) 

Percent of Portland Percent of 
Cateqorv Oreqon Citv Population PMSA Population 
Individuals 2,173 8.9 147,501 9.5 

Persons 18 years and older 1,404 7.8 103,152 8.9 
Persons 65 years and older 167 7.5 11,877 7.4 

All families 438 6.5 24,605 6.2 
With related children under 18 368 10.1 19,860 9.6 
With related children under 5 183 11.7 10,939 13 
All female householder families 293 24.9 11,529 20.2 

With related children under 18 271 32.5 10,569 26.8 
With related children under 5 118 41.4 5,355 39.1 

Source: 2000 Decennial Census, Profile of Selected Economic Charactenst1cs 

2.2 Households 
While population characteristics are important, the characteristics of households define 
residential need. A household is all people living in a residential unit. A single person living 
alone in an apaiiment is considered a household, as is a fainily with children. 

The U.S Census distinguishes between family and non-fainily households. Family households 
are made up of people related by blood or marriage. Non-family households are made up un
related individuals (roommates). In 1990, Oregon City had 5,479 households with almost 70 
percent in fainily households and about 30 percent in non-fainily households (Table 6). A 
comparison of the 2000 Decennial Census to the 1990 Census showed that there was very little 
change in the breakdown between fainily and non-family households, even though the 2000 
Census reported a 73 percent increase in total households from 5,479 to 9,471 in 2000. Family 
households did grow slightly faster than non-family households, with single parent households 
showing the biggest increases. 

Table 6. Household Type in Oregon City 

Percent 
Change 

1990 2000 1990-2000 
Number Percent Number Percent 

Total Households 5,479 9,471 72.9% 
Family households 3,803 69.4% 6,669 70.4% 75.4% 

With own children under 18 2,153 39.3% 3,469 36.6% 61.1% 
Married Couples with family 2,946 53.8% 5,024 53.0% 70.5% 

With own children under 18 1,565 28.6% 2,410 25.4% 54.0% 
Fem.ale householder, no husband present 649 11.8% 1,166 12.3% 79.7% 

With own children under 18 453 8.3% 769 8.1% 69.8% 
Male householder, no wife preset 208 3.8% 479 5.1% 130.3% 

With own children under 18 135 2.5% 290 3.1% 114.8% 
Non family households 1,676 30.6% 2,802 29.6% 67.2% 

Source: U.S. Census, 1990 (STF-1); U.S. Census, 2000 (SF-1); 2000 Decenrnal Census, Profile of Selected Econom1c Charactenst1cs 

Oregon City Housing Resource Document October 2002 5 



2.2.1 Household Size 
Another characteristic that will affect the type of housing needed by a household is its size. 
Average household size has declined nationally and in Oregon over the past 50 years. Table 7 
shows that in 1950, the average household size in Oregon was 3.10, but sharp declines in the 
1970' s dropped the average household size to 2.60 in 1980. The decline in average household 
size has slowed over the last 20 years, but has still fallen to 2.51 for Oregon. 

Table 7. Average Household Size 

Ore Jon Oreaon Citv 

Percent Percent 
Average Change Average Change 

1950 3.10 2.90 
1960 3.10 0.0% 2.90 0.0% 
1970 2.90 -6.5% 2.90 0.0% 
1980 2.60 -10.3% 2.66 -8.3% 
1990 2.52 -3.1% 2.62 -1.5% 
2000 2.51 -0.4% 2.62 0.0% 
Source: 1950-1970: 11 1940-1970 Population and Housing Trends, Cities and Counties 

of Oregon," Bureau of Government Research and Service, University of 
Oregon; 1980 Census of Housing,, Bureau of the Census, August 1982; 
1990 Census, (Summary of Population and Housing Characteristics); 2000 
Census (SF-1) 

The Portland Metro area mirrors the state average at 2.51 percent in 2000. Oregon City had a 
smaller average household size than the state in 1950 (2.90), and also saw sharp declines in the 
1970's, but did not decrease as fast as the state. Oregon City has continued to maintain a 2.62 
average household size through 2000, the same as in 1990. Smaller household size means more 
units are needed even if the population remains unchanged. 

2.2.2 Income 
The most important household characteristic for determining housing need is income. Household 
income in Oregon City is generally increasing, with the biggest increases at the higher income 
levels. Table 8 indicates that the majority of Oregon City households earned between $25,000 
and $74,999 (about 57 percent), which is similar to the Portland Metro area, where the majority 
of households (about 52 percent) also earn between $25,000 and $74,999. 

In general, household income distribution in Oregon City mirrors the Portland Metro area with 
differences all less than two percent for each income bracket. The only exception are households 
earning more than $150,000; 4.6 percent of Portland Metro households earn more than $150,000 
but in Oregon City only 1.5 percent of households earn more than $150,000. 
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Table 8. Household Income in Metropolitan Portland and Oregon City (2000) 

Percent of Percent of 
Oreaon City oooulation Portland PMSA pooulation 

Less than $10,000 728 7.7% 42,556 6.9% 
$10,000 to 14,999 395 4.2% 31,037 5.0% 
$15,000 to 24,999 1,028 10.8% 69,551 11.3% 
$25,000 to 34,999 1,322 13.9% 78,424 12.7% 
$35,000 to 49,999 1,816 19.1% 105,902 17.2% 
$50,000 to 74,999 2,245 23.6% 133,308 21.7% 
$75,000 to 99,999 1,217 12.8% 72,099 11.7% 
$100,000 to 149,000 599 6.3% 53,649 8.7% 
More than $150,000 143 1.5% 28,565 4.6% 
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics 

Table 9 shows median household income (MHI) for the Portland Metro area and Oregon City. 
Median household income has increased faster in Oregon City than in the Portland Metro area, 
although the MHI in Oregon City is still lower than the Portland Metro area. In 2000, Oregon 
City's median household income was about $46,000 compared to the Portland Metro area, which 
has a median household income of nearly $47,000. 

Table 9. Median Household Income (2000) 

Area Median Household Income 
Oregon City 45,531 
Portland PMSA 46,789 
Source: 2000 Decennial Census, Profile of Selected Econom1c Characteristics 

2.3 Housing Stock 
Determining how much and what types of housing will be needed in the next 20 years requires 
an understanding of what the current housing stock offers. The Residential Housing and Land 
Inventory is used as the basis for determining the types and nnrnber of units that currently exist 
in Oregon City and the land available to accommodate housing in the future. Housing trends are 
based on building permit data since 1996. 

The demographics section illustrated that Oregon City is a growing community and, if growth 
continues as expected, more housing units will be required than are now available. How will this 
growth affect the livability of Oregon City, and what housing options will new residents want? 
One single type of housing will not meet the needs of every cmTent and future resident; people 
need different types of housing depending on income, family size, age, etc. To ensure current 
residents stay and new residents want to move to Oregon City, a range of housing options are 
necessary. 
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2.3.1 Housing Units (Census) 
The previous sections discussed characteristics and housing needs of Oregon City residents. This 
section describes housing units available for them. Oregon City has a range of housing types. 
Table IO shows the total number of units (both occupied and vacant) by structure type, based on 
the 2000 Census. The percentage of single-family homes in Oregon City (74 percent) is nearly 
the same as the Portland Metro area (73 percent). By far the majority of single-family homes are 
one-unit-detached structures. Other single-family housing types include one-unit-attached 
(townhouses), duplex (two-unit), and mobile homes. The percentage of the housing stock in each 
of these structure types is similar to that in the Portland Metro area as a whole. 

Table 10. Number of Units by Structure Type by Percentage of Total Housing Units 

Oreaon Citv Portland PMSA 

Percentage of Percentage of 
total housing total housing 

Units units Units units 

Sinale-familv 
one unit-detached 6320 62.2 401,817 61.6 
one unit-attached 283 2.8 21,994 3.4 
Duplex 603 5.9 19,476 3.0 
Mobile home 348 3.4 31,468 4.8 
Subtotal 7554 74.0 474, 755 73.0 

Multi Familv 
3-4 620 6.1 29,880 4.6 
5-9 883 8.7 35,569 5.5 
10-19 382 3.8 36,517 5.6 
20 or more 726 7.1 73,713 11.3 
Subtotal 2611 26.0 175,679 27.0 
Boat, RV, van etc 0 1,836 

Total 10,165 652,270 
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics 

According to the 2000 Census, multifamily housing (structures with three of more units) account 
for about 26 percent of all housing in Oregon City and about 27 percent of all housing in the 
Portland Metro area. Oregon City's multifamily housing is concentrated in smaller complexes 
with less than ten units, although some newer apartment complexes with more than 20 units also 
are found in the city. The Portland Metro area also has a number of smaller apartment 
complexes, but the majority of units are in larger complexes with 20 or more units. 

2.3.2 Housing Units (Housing survey) 
Additional housing data by structure type was gathered through a parcel level housing survey 
completed in May 2002. The survey was conducted by walking or driving the entire city within 
the Oregon City UGB. In areas where it was difficult to determine if there were housing units, 
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aerial photos were used to confirm the number and type of housing units. Section 2.3.2.1 
compares Census housing counts with those gathered in the housing survey. 

An inventory of Oregon City housing revealed that housing in the city is fairly well dispersed in 
the city's neighborhoods (Figure 1).2 Table 11 shows the number of housing units by type and 
zone. Table 12 shows the number of housing units by type and area. While nearly all areas have a 
significant number of units, Hazel Grove/Westling Farm, Hillendale, McLoughlin, Mt. Pleasant 
and the South End have the highest concentration of residential units. Within these areas, R-10, 
R-8, and R-6 zones have the highest concentration of single-family detached homes; RA-2, RD-4 
and R-6 zones have the highest concentration of multifamily units. Single-family detached 
residential units are the dominant housing type in Oregon City.3 A description of zoning districts 
is in Appendix A. 

2.3.2.1 Within City Limits 
There are 11,395 housing units within the city limits of Oregon City. Single-family units 
comprise approximately 76 percent of housing within the city limits, which is slightly higher 
than the 7 4 percent that the census data reported for total single-family units. 4•

5 The housing 
survey determined that approximately 19 percent of housing units are multifamily units in 
structures or complexes with three or more units, compared to the Census data that reported 
approximately 26 percent of Oregon City housing unit as multifamily. The Census does not 
count group quarters by unit (it only counts individuals living in group quarters), although the 
May 2002 housing survey did identify an additional 505 units within the city limits, or about four 
percent of housing units, as group quarters. These include complexes such as group homes, 
retirement homes, and congregate care facilities where residents do not have individual kitchens. 

Overall, the May 2002 housing survey counted 11,395 housing units within the city limits 
compared to 10,165 housing units counted in the 2000 Census. If group quarters were removed 
from the housing survey, the total units would be 10,890. While this is still higher than the 
Census count, the housing survey includes residential construction after the 2000 Census 
information was collected. 

2.3.2.2 Outside the City Limits but Inside the UGB. 
There are 1, 162 housing units outside of the Oregon City city limits, but within the urban growth 
boundary (UGB). All housing units in this area are single-family units. About 55 percent of these 
homes are more traditional single-family detached homes on larger lots, and about 44 percent of 
homes are manufactured housing units in parks. 

2 City staff used existing neighborhood association boundaries that were slightly modified to include all areas within 
theUGB. 
3 Total accessory dwelling units were estimated using Metro's methodology (based on 2000 Census data) at 1.8 
percent of total single-family detached residential units (not including manufactured or mobile homes in parks). 
Applied to Oregon City, this equals 142 units, which were included in the overall count ofresidential units within 
theUGB. 
4 Single-family units include single-family detached, single-family attached, duplex, mobile homes in parks, and 
accessory dwelling units. 
5 The 2000 Census counted housing units within the city limits. It does not include housing units outside the city 
limits, but within the UGB. 
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2.3.2.3 Overall Housing Units 
According to housing survey, there are 12,557 housing units within the Oregon City UGB; about 
81 percent are single-family homes. About seven percent of single-family homes are mobile or 
manufactured homes in parks, with the majority of those parks located outside the city limits but 
inside the UGB. Oregon City has a number of multifamily units (three or more units), 
comprising about 17 percent of all units within the UGB. Duplexes (just over five percent of 
housing units) and multifamily units are primarily located inside the city limits. Group quarters 
were found in five neighborhoods: Barclay Hills, Gaffuey Lane, McLoughlin, New TBA, and 
Rivercrest. These were mainly nursing or retirement homes, although there were also some 
congregate homes for residents with physical and/or mental disabilities. 

Table 11. Number of Existing Units by Type and Zone 

Manufactured Single-Family 
Single-Family Homes in Residential . 

ZONE Residential Duplex Parks Attached 
Inside City Limits 
c 38 4 0 0 
Cl 5 0 0 0 
HC 17 0 0 0 
LC 19 4 0 0 
LO 21 6 0 6 
LOC 26 4 0 0 
M-1 25 4 0 0 
NC 8 2 0 0 
R-10 2,647 76 0 0 
R-6 1,735 129 0 0 
R-6/MH 125 0 0 0 
R-8 2,220 6 0 0 
RA-2 25 26 0 20 
RC-4 324 80 0 0 
RD-4 192 333 381 46 
Subtotal 7,427 674 381 72 
Outside City Limits 
County 637 2 512 0 
Subtotal 637 2 512 0 
Total 8,064 676 893 72 
Source: Source: David Evans and Associates, May 2002 Housing Survey 
ADU=Accessory dwelling unit 

Multifamily 
Residential 

17 
0 
0 
17 

174 
28 
0 
0 
4 

290 
0 
0 

1,215 
110 
350 

2,205 

0 
0 

2,205 

Group 
ADU Quarters 

1 108 
0 0 
0 0 
0 0 
0 101 
0 0 
0 0 
0 0 

48 0 
31 55 
2 0 

40 5 
0 119 
6 63 
3 54 

131 505 

11 0 
11 0 

142 505 

Total 

168 
5 
17 
40 
308 
58 
29 
10 

2,775 
2,240 
127 

2,271 
1,405 
583 

1,359 
11,395 

1, 162 
1, 162 

12,557 
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Table 12. Number of Existing Units by Type and Neighborhood 

Manufactured Single-Family 
Single-Family Homes in Residential Multifamily Accessory Group 

Area Residential Duolex Parks Attached Residential DwellinQ Units Quarters Total 
Inside Citv Limits 
Barclav Hills 273 128 0 0 279 5 108 793 
Canemah 111 0 0 0 18 2 0 131 
Caufield 512 0 67 0 200 9 0 788 
Gaffnev Lane 747 4 0 66 434 13 159 1,423 
Hazel Grove/Westlina Farm 460 0 0 0 0 8 0 468 
Hillendale 805 56 314 0 194 14 0 1,383 
.McLouQhlin 800 140 0 0 207 14 63 1,224 
Mt. Pleasant 608 68 0 6 452 11 0 1,145 
New TBA 362 20 0 0 146 7 125 660 
Park Place 604 144 0 0 100 11 0 859 
Rivercrest 611 8 0 0 65 11 50 745 
'South End 979 102 0 0 0 18 0 1,099 
Tower Vista 555 4 0 0 110 8 0 677 
Subtotal 7,427 674 381 72 2,205 131 505 11,395 

Outside of the City Limits 0 
Canemah 5 0 33 0 0 0 0 38 
Caufield 99 0 479 0 0 2 0 580 
Gaffnev Lane 27 0 0 0 0 0 0 27 
Hazel Grave/Westlina Farm 118 0 0 0 0 2 0 120 
Hillendale 94 0 0 0 0 2 0 96 
New TBA 12 2 0 0 0 0 0 14 
Park Place 104 0 0 0 0 2 0 106 
South End 178 0 0 0 0 3 0 181 
Subtotal 637 2 512 0 0 11 0 1,162 
Total 8,064 676 893 72 2,205 142 505 12,557 

Source: David Evans and Associates, May 2002 Housing Survey 
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2.3.2.4 Manufactured Housing 
Oregon state law requires that manufactured homes be allowed anywhere traditional single
family detached homes are permitted, provided they meet specific building codes. The May 2002 
housing survey counted manufactured homes on individual lots as single-family detached units. 
In these instances, the homeowner owns the structure and the land where the home is located. 

Oregon City also has designated mobile home parks and manufactured home developments 
where the homeowner owns the structure, but rents or leases the land where the home is located. 
These housing developments were counted separately in the housing survey because there are 
different housing structure requirements for parks. For example, homes in parks are not always 
required to have a permanent foundation or permanent utilities connections. Table 13 shows 
designated mobile home and manufactured home parks within Oregon City. 

Table 13. Mobile and Manufactured Home Parks 

Park Name NeiQhborhood Capacity (units) ExistinQ Units Vacant 
Mt. Pleasant Mobile Home Park Hillendale 125 125 0 
Clairmont Mobile Home Park Hillendale 189 189 0 
Gou ntry Viii age Estates Caufield 479 448 31 
Cherry Lane Mobile Home Park Caufield 67 60 7 
Mobile Home Park Cane mah 33 33 0 
Source: City of Oregon City; David Evans and Associates, Inc.; May 2002 Housing survey 

2.3.3 Current Housing Mix and Density 

Residential development since 1996 in Oregon City has consisted primarily of single-family 
detached residential development. Table 14 shows that 82.5 percent of units built since 1996 
have been single-family detached, while about 14.5 percent were multifamily units. 
Manufactured or mobile homes also accounted for about three percent of new units. 

Table 14. Percentage of Housing Units by Structure Type within the City Limits (1996-2001) 

Percent of Units 
Single-family detached 82.5% 
Single-family attached 0.3% 
Mobile or manufactured 2.7% 
Multifamily 14.5% 
Source: Metro, 2002 

In order to make efficient use of urban land and infrastructure (water, sewer, streets), Metro 
urges cities to ensure that housing is built at densities of at least 80 percent, the maximum 
allowed by zoning. As a part of the Oregon City Functional Compliance Report (1999), the City 
determined that between 1990 and 1995, the number of households per net developed acre 
reached 82 percent of the maximum allowable densities for residential zones, which complies 
with the Metro target for built density. 
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Table 15. Development Density Compared to Maximum Allowable Density (1996-2001) 

Percent of 
Original Developed Maximum 
Parcel Acres ROW/ Net Maximum Density 

Zone Total Units Size (residential) Unbuildable Densitv Densitv (net\ 

ZONING DESIGNATIONS 

R-10 399 141.3 89.7 57.5% 4.4 4.4 100% 
R-6 45 11.6 7.9 46.8% 5.7 7.3 78% 
R-6/MH 46 12.7 9.5 33.7% 4.8 6.4 76% 
R-8 725 200.8 149.5 34.3% 4.8 5.5 88% 
RD-4 88 18.1 14.4 25.7% 6.1 10.9 56% 
Total 1,303.0 384.5 271.0 41.9% 4.8 80% 
Source: City of Oregon City (July 2002); David Evans and Associates 

Table 15 shows residential development permitted through land use actions (subdivisions) since 
1996. The majority of new development has occurred in the R-8 and R-10 zoning districts, 
largely on land annexed since 1996. Developments also appear to be occurring on parcels with 
more environmental constraints, as the amount of land not developed, especially in the R-10 and 
R-6 zones, is much higher than in other areas. Regardless of parcel size, the city is achieving 80 
percent of maximum residential density citywide. Some zones are reaching closer to the 
maximum allowable density than others; the R-10 zone has reached 100 percent of the maximum 
density, where as the RD-4 zone has achieved just 56 percent. 

2.3.4 Condition 
No housing condition survey has been completed in recent years. Instead, the condition of the 
current housing stock in Oregon City has been estimated based on the age of the structures. 
Newer units, ones typically less than 30 years old, will require fewer major repairs (new roof, 
electrical upgrades, plumbing). Table 16 shows the age of Oregon City housing stock. Almost 
half of Oregon City homes are older than 30 years, with over a quarter of homes older than 50 
years. These homes require more upkeep than the newer homes, costing the homeowner 
additional money if the home is repaired as needed. About a third of homes are less than ten 
years old, showing the boom in home construction over the last 10 years. 

Table 16. Housing Condition in Oregon City 

Percent 
Less than 10 Years old 32% 
11 to 20 Years old 3% 
21 to 30 Years old 25% 
31 to 40 years old 8% 
41 to 50 years old 5% 
more than 50 years old 26% 
Source: Clackamas County Tax Assessor's Office (May, 2002) 
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2.3.5 Housing Availability 
Oregon City and the Portland Metro area are similar in the percentage of renters versus owners, 
as shown in Table 17. The majority of housing units in both Oregon City and the Portland Metro 
area are owner-occupied; about 60 percent of housing units in Oregon City are owner-occupied, 
compared to about 62 percent in the Portland Metro area. Oregon City also has a slightly higher 
rental vacancy rate at 7.7 percent compared to the Portland Metro area at 6.7 percent. The 
vacancy rate is a determining factor in the amount of rental units available, A vacancy rate over 
five percent is considered indicative of a rental market that is adequate to serve the needs of the 
community. A lower rate may signify a need for more units to meets demand. However, the 
vacancy rate does not take into account the types of housing that are vacant. 

Table 17. Current Occupancy and Vacancy Rates in Oregon City 

Oregon City Portland PMSA 
(percent) (percent) 

Occupied housing units 93.7 94.2 
Owner occupied 59.8 62.0 
Renter occupied 40.2 38.0 

Vacant housing units 6.3 5.8 

Homeowner vacancy rate 3.4 2.3 
Rental vacancy rate 7.7 6.7 

.. 
Source: 2000 Decennial Census, Profile of Selected Economic Charactenstrcs Household Characteristics 

2.3.6 Cost 
One factor for determining how affordable housing is in Oregon City is to compare average 
rental cost and cost of homes for sale to median household income. Table 18 and Table 19 show 
average rents and the median home prices by the number of bedrooms for Oregon City and the 
Portland Metro area. 

Table 18. Average Rent by Number of Bedrooms for Portland and Oregon City 

Oregon City Portland 
Studio $373 $492 
One-bedroom $500 $600 
Two-bedroom $599 $735 
Three-bedroom $690 $873 
Four-bedroom N/A $977 
Source: Housing Authonty of Portland (Portland rental 
rates); Rental Data.com (Oregon City rental infonnation) 

Rents are less expensive in Oregon City (20 to 30 percent lower) than in the Portland Metro area. 
While this does provide a general indication that renting an apartment in Oregon City is more 
affordable, it does not take into account the total number of units by price available or by 
location. Different rental rates and size of available units are not evaluated individually, but it is 
likely that lower priced rental units are more competitive than higher rents for larger units or 
units with more amenities. 
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Home prices in Oregon City are competitive with the Portland Metro area. According to the 
Regional Multiple Listing Service (RMLS), median home prices in Oregon City have increased 
as fast as the other parts of the Portland Metro area, especially for homes with three bedrooms. 
The RMLS reports that the median price for all home types in the Oregon City area is actually 
higher than the Portland Metro area, although this may be skewed slightly because RMLS 
includes some rural areas in Oregon City, where larger lots and potentially higher prices could 
drive the median cost higher. Nevertheless, the majority of homes sold in the last year within the 
RMLS zone that includes Oregon City reflect a housing market very similar to the Portland 
Metro area. 

Although the median home price (for 2002) for all homes sold is higher in Oregon City, median 
home price by type and number of bedrooms is generally lower. The median home price for a 
home with four or more bedrooms is about eight percent lower in Oregon City than the Portland 
Metro area as a whole. Smaller homes are more comparable, with two and three bedroom homes 
selling for nearly the same as in the Portland Metro area. Condominiums in Oregon City are 
about 30 percent less expensive than the region. 

Table 19. Median Home Price for Portland and Oregon City (Jan 2002-July 2002) 

Oreqon City Portland 
Two-bedroom $132,000 $135,000 
Three-bedroom $178,000 $169,950 
Four-bedroom $227,031 $245,000 
Condominium $98,500 $129,900 
Median (all units) $184,000 $176,500 .. Source: Regional Multiple L1st1ng Service (Jan -July 2002) 
Note: RMLS does not track Oregon City separately from other rural areas outside of the 

Portland metro. area. Some rural areas outside of the Oregon City UGB are included in 
median home prices. 

The market value for existing housing is only one facet for determining how much home Oregon 
City residents can afford, or if they can even afford to purchase a home. Income requirements 
from lenders and savings for a down payment are two stumbling blocks, but affording the 
monthly mortgage payment on a home can also be a burden. Table 20 compares household 
income to fair market rents in Clackamas County. 6 Fair market rents are used to assess the 
average cost of rental housing within each county and are a better indicator of the entire rental 
housing stock in the region. While average rents in Oregon City are lower than fair market rents 
in Clackamas County, there is no assurance of availability of these lower rent units. The total 
number of units at a certain price point is also not accounted for in average rents in Oregon City, 
so some residents may be forced to live outside the city or pay higher prices more in line with 
fair market rents. 

Housing affordability is based on the percentage of monthly income spent on housing. The 
Department of Housing and Urban Development (HUD) uses a standard formula to determine 
affordability, assuming no more than 30 percent of monthly household income is spent on rent or 

6 HUD determines fair market rent based on annual phone survey and other data gathering techniques down to the 
couoty level, but does not collect data for smaller geographic units such as Oregon City. 
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mortgage. Using HUD's formula, over 12 of percent of Oregon City residents cannot afford even 
a studio apartment, and over 23 percent are not able to afford a two-bedroom apartment. 

Table 20. Housing Affordability based on Household Income 

Percent of Affordable Housing HUD Fair Market Rent 
Oreoon Citv oooulation Cost (30 oercentl (2001) 

Less than $1 0, 000 728 7.7% 0-$250 
Studio: $492 

$10,000 to 14,999 395 4.2% $250-$375 
$15,000 to 24,999 1,028 10.8% $375-$625 

One-bedroom: $606 

$25,000 to 34,999 1,322 13.9% $625-$875 
$35,000 to 49,999 1,816 19.1% $875-$1,250 
$50,000 to 74,999 2,245 23.6% $1,250-$1,875 Two-Bedroom: $7 4 7 
$75,000 to 99,999 1,217 12.8% $1,875-$2,500 Three-bedroom: $1,038 
$100,000 to 149,000 599 6.3% $2,500-$3, 725 Four-Bedroom: $1, 127 
More than $150,000 143 1.5% more than $3, 750 

9,493 100.0% .. 
Source: 2000 Decennial Census, Profile of Selected Econom1c Charactensttcs Household Charactenstrcs; HUD; Analysis by 
David Evans and Associates, Inc. 

Although many residents cannot afford even the most basic housing, most Oregon City 
households can. Households with incomes between $35,000 and $75,000 account for about 43 
percent of households and are generally able to afford at least a two-bedroom apartment if not 
more. 

While many Oregon City households are able to afford larger and more expensive housing, 
households with lower incomes are in a more precarious situation. When rent accounts for more 
than 30 percent of income, HUD considers the household "cost burdened." Households spending 
more than 50 percent of monthly income on rent are considered "extremely cost burdened" and 
likely to be financially stressed by emergencies or even unable to afford basic needs such as food 
and transportation. HUD breaks low-income households into several categories: extremely low
income (earning 30 percent or less than the median household income); very low-income 
(earning 50 percent or less than the median household income); and low-income (households 
earning 80 percent or less than the median households income). Table 21 illustrates what 
different Oregon City household income levels can afford based on the median household 
income. Extremely low-income households (earning less than $13,659 annually) cannot afford 
even a studio in Oregon City. Very low-income households earning less than $22,765 annually 
and accounting for about one-quarter of Oregon City's population are able to afford only a one
bedroom apartment. In order to find housing, very-low income households may double up or 
accept substandard units. Low-income residents (earning less than $36,425) can sometimes 
afford larger units. 

Higher income households have a much better chance of securing adequate housing because they 
can afford to be choosy in both housing type and location. The high percentage of extremely low 
and very low incomes in Oregon City, in combination with high rental rates and housing costs, 
reveals an apparent lack of housing for low-income households. 
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Table 21. Monthly Affordable Housing Costs for Oregon City Residents 

Median 
Household 

Income Affordable Monthly Housinc Costs (30 percent of income) 
Percent of Median 30 percent 50 percent of 80 percent of 100 percent of 
Household Income of MHI MHI MHI MHI 

Oregon City $45,531 $341 $569 $911 $1, 138 . . .. Source: 2000 Decennial Census, Profile of Selected Econonuc Charactenst1cs Household Charactenst1cs; Analysis by David 
Evans and Associates, Inc 

The National Low-Income Housing Coalition (NLIHC) estimates that, nationally, 55 percent of 
low-inc.ome households experience cost burden, live in substandard housing, and/or live in 
overcrowded units. For extremely low-income households (30 percent ofMHI), the likelihood 
that a household experiences some type of housing problem is even higher, at 88 percent 

2.3.7 Owning Versus Renting 
Owning a home is often the biggest investment an individual or family will undertake and can 
provide a level of financial independence for those that can afford it According to the National 
Low Income Housing Coalition (NLIHC) and the U.S Census Bureau, home ownership 
nationwide is on the increase, undoubtedly due to currently very low mortgage interest rates. 
Those who have not been able to secure loans in the past are now buying homes with little or 
sometimes no down payment But getting a loan for a house is only part of the problem, because 
with a house comes upkeep costs and a mortgage payment that is not easily adjusted. 
Homeowners with lower incomes are often deeper in debt and more susceptible to market 
fluctuations. Losing a house due to foreclosure can further complicate an individual or family's 
chance of securing credit in the future. 7 

According to the NLIHC, households earning less than the ai-ea's median income are most 
susceptible to losing their homes or face a cost burden to pay the mortgage, interest and 
insurance. For example, households earning 80 percent of the median income will often live in 
less expensive older homes. Older homes are more expensive to maintain and are often located in 
poorer neighborhoods where the financial return on a home sale is not as great as more desirable 
areas. While owning a home does have the potential to create wealth, it also has the potential to 
exacerbate financial problems. Table 22 shows a general breakdown of owners versus renters 
and how housing costs affect household stability. 

Attempting to determine what a household can afford is difficult because interest rates fluctuate, 
loan types vary, and property taxes are not the same everywhere. Nevertheless, the National 
Association of Homebuilders (NAHB) roughly calculated how much income a household would 
need to buy a home without overburdening it financially. The NAHB estimated that a home 
costing $150,000 (assuming 10 percent down payment, seven percent mortgage interest and 
insurance, and overall consuming about 30 percent of household income) would require a 
median household income of $47, 678. Consider that $150,000 is lower than the median home 

7 National Low Income Housing Coalition. (2002). Advocates Guide to Housing and Community Development 
Policy. 
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price in Oregon City and the Portland Metro area (Table 19), and the necessary household 
income is higher than the median household income for both Oregon City and the Portland 
Metro area (Table 9). Households in Oregon City earning even the median household income 
may experience some cost burden when buying a home in today's market. 

Table 22. Affordable Housing by Median Household Income 

Income Tenure 
High income (more than 120 percent of MHI) Own home 
Middle income ( 120 percent of MHI: $54,637 annually) Own home 

c-. ~ . , .. ... . ... '. - - -- _-;_ - --_ 

Median income.($45,531anoually) 
Likely own home, but may 

: - ·-- reht - - - - -_-_.'.._ --- - . - _ _, .. 

Own home or rent. May : 
Low income (80 percent or less of MHI: $36,425 annually) vi 

have some cost burden c 

" Likely rent but may own 0 

Very low-income (50 percent or less of MHI: $22,765 annually) 
home. Probably are cost 
burdened. Eligible for 
subsidized housing 

Extremely low-income (30 percent or less of MHI: $13,659 Rents. Eligible for 
annually) subsidized housing 

Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics; HUD (2002); 
NLilIC (2002); Clackamas County Housing Authority; Analysis by David Evans and Associates, Inc. 

3 Future Housing Need 

3. 1 Projected land capacity 

~3.1.1 _Existing Residential Land Supply 
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The City of Oregon City completed a land inventory in May 2002 to determine the existing 
vacant residential land supply within the City's UGB. The inventory was then integrated with the 
City's GIS system and Clackamas County's Assessor data, providing parcel level information, 
including ownership, zoning and comprehensive plan designations. 

Oregon City allows residential development in all of its zoning districts; however, not all vacant 
land identified in the housing survey within the UGB will be available for new residential 
development. While housing units exist in most zoning districts, vacant, partially vacant, and 
redevelopable land was only counted in zoning designations where residential development is 
encouraged. These zoning designations include: LC, R-10, R-6, R-6/MH, R-8, RA-2, RD-4, RC-
4, and County. 

Within commercial and industrial zoning districts where residential development is not, and 
should not be, the dominant development type, it was assumed that vacant land identified in the 
land inventory would be dedicated to other uses. City staff identified which areas would be 
suitable for residential development and should be included. Land with existing residential 
designations or existing residential development was broken into the following categories: 
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1. Vacant land-Parcels with no structures, or parcels with structures with an assessed value 
less than $10,000 and a parcel area over 4000 sq. ft. 

2. Partially vacant-Partially vacant land includes parcels that have at least one residential 
structure already located on the tax lot, but there is room for more units. Parcels were 
considered partially vacant if the lot size was at least triple the allowable lot size for the zone. 
Lots three to five times the minimum lot size were estimated to have room for at least one 
more unit. Lots more than five or more times the minimum lot size were assumed to develop 
the same as a vacant parcel for the zone. 

3. Undevelopable-Parcels that are already committed to other uses. This includes any parcels 
with non-residential development (since residential uses are currently allowed in all zones), 
and parcels that are smaller than 4,000 sq. ft. Undevelopable land also includes parcels that 
have no vehicular access. 

4. Developed residential land-Parcels with residential development and where developed land 
meets the current zoning designation and where the assessed value of the improvements (all 
structures) is greater than the assessed value of the land itself. 

5. Potentially redevelopable land-Any parcel with a structure(s) or uses (i.e., a storage area), 
but are either not as intensive as allowed, or the existing assessed value of the improvements 
is less than the value of the land itself. 8 

J.2.l.13.1.1.1 Vacant Land 
Vacant land within the Oregon City UGB is shown in Table 23 and Figure 2. Within the city 
limits, vacant land is found primarily in five zoning districts: R-10, R-6, R-6/MH, R-8, and RD-
4. Overall, Oregon City estimates that approximately 22 percent of vacant land will be dedicated 
to public or semipublic uses such as schools, parks, and churches, and 15 percent to new roads. 
In calculating development capacity, it was assumed that parcels smaller than three eighths of an 
acre are already platted, would not require dedication of new right-of-way, and would use 
existing public facilities. Parcels with public or semi-public ownership were removed from the 
vacant lands inventory because it was assumed these parcels would be developed as non
residential uses (i.e., parks, schools, churches, public facilities, etc.). 

Many vacant areas within the city limits are constrained because they are within the floodplain, 
are steep (greater than 25 percent), and/or are within the vegetation corridor near a waterbody or 
stream. These constraints reduce their development potential, so they were removed from the 
inventory. For example, nearly all vacant land within the R-6 zoning district is constrained. 
Although some development could occur on constrained land, vacant R-6 land in the entire city 
is extremely limited. 

Overall, there are approximately 209 vacant buildable acres within the city limits, concentrated 
in the R-10 (63 percent), R6/MH (13 percent), R-8 (nine percent), and RD-4 zoning districts 

8 To avoid double counting vacant and partially vacant parcels as potentially redevelopable parcels (vacant parcels 
will have a low or zero ratio, bigger parcels will tend to have a lower ratio and could also be considered 
redevelopable), only parcels where the building value was greater than $10,000, met the building to land value 
criteria (less than I: 1 ), and less than three times the allowable lot size were counted as potentially redevelopable. 
Parcels with building values less than $10,000 were assumed to be vacant, and parcels greater than three times the 
allowable lot size were considered partially vacant. 
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(seven percent). Assuming new development reaches 80 percent of the current maximum density 
for each district, 1,215 new units could be constructed within the city limits on vacant land. 

Outside the city limits, but within the UGB, there are approximately 126 vacant buildable acres. 9 

These parcels still retain rural zoning densities and when brought into the city limits will be 
rezoned to more urban densities, likely a combination ofR-10, R-8, and R-6 zones. Assuming an 
average density that is 80 percent of the maximum of a R-8 zone, about 571 additional units 
could be constructed. This equals 1, 787 new units on vacant land within the UGB. 

3.1.1.2 Partially Vacant Land 

Oregon City has many parcels within the city limits that have one single-family home and are at 
least three times the minimum lot size, as shown in Table 24 and Figure 2. The majority of these 
partially vacant parcels are zoned R-10, the largest minimum lot size allowed within the city 
limits. There are 117 parcels zoned R-10 that are three to five times the minimum lot size and 99 
parcels more than five times the minimum lot size. The R-8 and R-6 zones also have a 
significant number of parcels where locating new units is a possibility. Overall, potentially 223 
new units could be constructed on these partially vacant lots within the city limits, assuming one 
unit is added on lots three to five times the minimum lot size. An additional 961 new units could 
potentially be built on lots larger than five times the minimum lot size, assuming these parcels 
are built to 80 percent of the maximum allowable density for the zone. 

As with vacant lands between the city limits and UGB, estimating the total number of new 
housing units possible on under-utilized parcels will depend on the zoning assigned when 
annexed. Assuming a R-8 zoning density, there are 236 parcels that would be at least three times 
the minimum lot size. There would be 81 lots between three and live times the minimum lot size 
and 155 parcel more than five times the minimum lot size. There is the potential for additional 81 
units on parcels between three and five times the allowable lot size and potentially another 1,541 
units on parcels larger than five times the allowable lot size.10 

Within the entire UGB, there is the potential for 2,806 new units on partially vacant lots within 
theUGB. 

9 Vacant parcels that would be designated for non-residential uses (such as Mixed-Use Employment) are not 
included in total acreage. 
10 Partially vacant parcels that would be designated for non-residential uses (such as Mixed-Use Employment) are 
not included in total acreage. 
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Table 23. Vacant Residential Land by Zoning in Oregon City 

Park, 
Schools Potential 

total and Right of Gross Development Dwelling 
Gross Acreage Less Churches way vacant on Parcels Units (80 

Number of unconstrained >3/8 acres environmental Deduction deduction buildable Max. Units less than 3/8 percent 
Classification tax lots Acreaqe (.83) 11 constraints (x.22) (x.15) acres per acre Acres density) 
Within the UGB 

LC" 13 1.5 1.2 0.7 0.1 0.1 0.6 7.3 11 14 
R-10 146 264.8 219.8 89.4 28.7 15.3 131.5 4.4 72 535 
R-6 122 72.6 60.3 58.9 0.3 0.2 13.2 7.3 80 157 

R-6/MH 8 38.8 32.2 2.7 6.5 3.5 26.2 6.4 2 136 

R-8 92 35.4 29.4 11.3 4.0 2.1 18.0 5.5 73 152 
RA-2 10 6.5 5.4 0.4 1.1 0.6 4.4 19.8 3 72 
RC-4 10 2.8 2.3 1.1 0.3 0.1 1.3 10.9 9 20 
RD-4 15 22.9 19.0 4.0 3.3 1.8 13.9 10.9 7 128 

Subtotal 416 445.3 369.6 168.5 44.2 23.5 209.0 257 1,215 

Between the City Limits and the UGB 
County 91 226.6 188.1 55.8 29.1 15.5 100.4 5.5 16 571 

Total 507 671.9 557.6 224.3 73.3 39.0 336.6 273 1,787 
Source: Clackamas County Assessors Office; Analysis by David Evans and Associates, Inc. 

11 The Oregon City Functional Compliance Plan (1999) determined that 83 percent of parcels in Oregon City are over 3/8 acres. Total acres were multiplied by 
.83 to remove parcels less than 3/8 of an acre, which are already assumed to be platted. 

12 50 percent of gross vacant unconstrained acres is dedicated to residential uses. There are 2.9 acres of vacant LC land. 
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Table 24. Partially Vacant Residential Land by Zoning in Oregon City 

For lots 5 times or larqer the allowable size 
Potential dwelling units 
(80 percent density) for 

Tax lots 3 all lots 5 times the lot 
to 5 times Right of size. One additional unit 
minimum Total tax Total Maximum Constrained way for lots 3-5 times the lot 

Classification size lots Acres Density land (15%) size 

Within the UGB 
LC 0 0 0.0 7.3 0.0 0 
R-10 117 99 238.7 4.4 53.1 27.8 672 

R-6 60 25 33.2 7.3 19.7 2.0 127 
R-6/MH 5 3 5.5 6.4 1.7 0.6 22 
R-8 26 48 86.0 5.5 8.1 11.7 317 
RA-2 0 1 2.3 19.8 0 0.3 31 
RC-4 0 0 0.0 10.9 0 0.0 0 
RD-4 15 0 0.0 10.9 0 0.0 15 
Subtotal 223 176 365.7 82.6 42.5 1, 184 

Between the Citv Limits and the UGB 
County 81 155 470.3 5.5 58.4 61.8 1,622 
Total 304 331 836.0 141.0 104.3 2,806 
Source: Clackamas County Assessors Office, May 2002; Analysis by David Evans and Associates, Inc. 

3.1.1.3 Potentially Redevelopable Land 
Identification of parcels that could be redeveloped is based on the value of improvements 
compared to land value. The value of the structures and other improvements declines over the 
years if not properly maintained, and the potential for redeveloping the property increases. 
Figure 3 illustrates the average improvement values by residential zoning districts. Not 
surprisingly, improvement-to-land-value ratios are highest in zoning districts that allow denser 
development (RA-2, RC-4, and RD-4 zones). The RA-2 zone has the highest improvement-to
land-value ratio of any residential district. Conversely, less dense zones have lower improvement 
values, where one unit on a larger lot is the norm. Overall, average improvements in single
family residential zones are about 1.5 times the land value, with zones allowing higher density 
housing closer to two times the land value. 

Parcels falling below the 1: 1 building-to-land-value threshold could potentially be redeveloped 
with newer or higher density uses. However, just because the land is considered redevelopable 
does not ensure that change will actually occur. Table 25 shows the amount of potentially 
redevelopable land by zone. In Oregon City, there is less than one acre of land considered highly 
redevelopable and just over eight acres that have medium redevelopment potential. The majority 
ofredevelopable parcels (about 90 percent) have a low potential and will likely stay in the same 
use as today. By far the majority of redevelopable parcels are within the R-6 zone, followed by 
the R-10 zone. 
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Figure 3. Improvement to Land Value Ratio for Residential Property 
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Source: Clackamas County Tax Assessor's Office (May 2002) 

Table 25. Potentially Redevelopable Residential Land by Zoning in Oregon City 

Buildino to Land Value 

0-0.25 0.26-0.50 0.51-0.99 
Redevelopment Potential !Hiah\ !Medium\ !Low\ Total Acres 
Zoning District 
LC 0.8 0.8 
R-10 1 23.5 24.5 
R-6 0.8 6.9 48.7 56.4 
R-6/MH 0.4 0.4 
R-8 0 
RA-2 0.3 0.3 0.6 
RC-4 0.2 6.1 6.3 
RD-4 3.0 3 
Total 0.8 8.4 82.8 92 
Source: Clackamas County Assessors Office; Analysis by David Evans and Associates, Inc. 

3.2 Metro and Clackamas County Capacity Estimates/Land Need through 2017 
Oregon City is required to determine its housing capacity within the city limits and outside of the 
city limits but within the UGB area that is still under Clackamas County jurisdiction. Table 26 
shows the amount of expected growth in the region that Metro and Clackamas County believe 
Oregon City should accommodate and the projected housing capacity (using the current zoning) 
within the UGB to meet those targets. Within the city or UGB, Metro and Clackamas County 
estimated that Oregon City should expect to accommodate 9 ,940 additional units by 2017. 

Oregon City has seen considerable growth since the projected capacity estimates were the 
developed. Between 1994 and 1996, Oregon City determined by reviewing building permits that 
1,446 units were built within the UGB. More recent permit data supplied by Metro showed an 

Oregon City Housing Resource Document October 2002 23 



additional 2,219 units constructed between 1996 and 2001. This development significantly 
reduces the dwelling units needed by 2017 to 6,075 units. However, there does not appear to be 
capacity to accommodate these units within the UGB. Full development of all vacant and 
partially vacant land would result in 4,593 new units, based on current zoning within the city and 
an overall R-8 density for county land within the UGB, missing the capacity target by 1,444 
units. 

Table 26. Capacity Analysis based on Metro and Clackamas County Capacity Estimates 

Metro and Clackamas county dwelling un'1t 
9,940 

target capacity 
Credit for development (9/1/94-8/31/96) (1,446) 
Credit for development (8/31/96-Current) (2,219) 
Credit for projected accessory units (142) 

Credit for development on constrained land (58) 

Adjusted dwelling unit target 6,075 
Estimated dwelling unit capacity on vacant 

(1, 787) 
land 
Estimated dwelling unit capacity on partially 

(2,806) 
vacant land 

New welling units in manufactured home 
(38) 

parks 
Dwelling Unit Capacity Deficiency 1,444 

These capacity estimates do not reflect plans to permit and encourage increased density in some 
areas (such as downtown), because the zoning to implement these higher densities is not yet in 
place. Currently, there is no housing within the downtown area and no land zoned specifically 
for housing, although the Oregon City Downtown Community Plan (1999) recommends several 
areas that could accommodate higher-density housing. If this plan is implemented, a considerable 
number of housing units could be accommodated in the core area of the city. 

Oregon City's zoning for residential land within the city limits is primarily R-10 and R-8. This is 
larger than the average lot size recommended by Metro for urban areas (7,000 sq. ft). There is 
potential for more housing if zoning were changed and densities increased. 

The number of units that could be developed on unincorporated land within the UGB depends on 
what zoning was assigned to each parcel when it was annexed into the city. Upon annexation, 
parcels are typically zoned R-10, the lowest density allowed within the city limits. For the 
purposes of these estimates, vacant county parcels were assumed to develop at an R-8 zoning 
density. However, some areas could be zoned at higher densities and accommodate additional 
units. 

Underntilized land (or land than is not developed to the maximum allowed density by zoning) 
actually accounts for more acreage than vacant land in the unincorporated UGB. Underutilized 
land that is more than five times the allowable lot size was assumed to develop the same as 
vacant parcels, based on Oregon City's experience where new development on these larger lots 
is meeting at least 80 percent of the target density for the underlying zone. Redevelopable land 
is not included in the capacity analysis because of the limited amount ofland considered to be 
highly redevelopable. The number of units that might be constructed would likely be negligible. 
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3.3 Housing Mix Based on Demographics 
Metro and Clackamas County developed a dwelling unit target for Oregon City based on 
expected regional growth and the amount of vacant land available within the Oregon City UGB, 
shown in Table 26, not accounting for current and future socioeconomic conditions. While the 
target assumes that a variety of housing types will be required, it does not determine what the 
best housing mix would be and how much residents can afford to spend on housing. 

The Oregon Department of Housing and Community Services (HCS) has developed a model that 
projects housing needs based on the existing housing stock, demographics and anticipated 
population growth. The model evaluates the existing housing units by structure type and cost, 
compares those units to local demographics, and estimates the cunent demand/supply by 
structure type and price point. The model requires knowledge of existing housing units, tenure, 
and cost. The existing housing inventory was used as the base for the model, while tenure and 
cost were extrapolated from the 2000 Census. The model assumes no more than 30 percent of 
household income is spent on rent or a mortgage. 

Figure 4 shows the percentage of new housing units currently needed by price and tenure. 
According to the model, housing need is met for a particular price point if the existing housing 
stock meets 100 percent of the need. According to the model, Oregon City has a surplus of rental 
units in the mid price ranges with monthly rents between $430 to $909. The largest surplus is in 
the $665 to $909 rent ranges, where need is met by more than three times for that price range, 
creating a surplus of those units. Oregon City does not meet residents' needs for less expensive 
rental units or for units costing more than $909 per month. The cUITent housing stock meets just 
over 50 percent of the estimated need for units with rents less than $429 per month and, for more 
expensive units, the existing rental stock meets approximately 50 percent of the estimated need. 

In addition to rental needs, the model also estimates the need for owner-occupied units. The 
model shows a surplus of units costing more than $113,300 with a greater surplus in units 
costing more than $141,700. Oregon City's housing stock meets the city's needs for homes 
costing between $85,000 and $113,000, but only meets about 50 percent of housing needs for 
homes priced between $56,700 and $85,000. 

Affordable housing is a concern for many Oregon City residents. The model shows just over 
one-percent of the need is cUITently met for homes costing less than $56,700, which is not 
surprising considering a median sale price for homes in Oregon City of $184,000. The number of 
homes in the low price range is extremely limited, and households that can only afford a home in 
this range would likely rent rather than buy. Households could afford to own a home only by 
spending a disproportionate amount on their mortgage payment. In this case, supplying more 
rental units than owner-occupied units is likely more realistic when comparing the current real 
estate market, high cost ofland, and building materials. 
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Figure 4. Percentage of New Housing Units Needed by Housing Type for Oregon City 

350.0% 

300.0% 

250.0% 

200.0°/o 
1D 
::;; 
"C 
Q) 150.0% Q) 

z -0 
Surplus 

c 100.0% 
~ Unmet Need 
Q) 

11. 

50.0%, 

0.0% 

"' -" N ,_ 
'I" <ri 
a "' v 

"' 
-" "' -" + + 

-" "' ~ 
,_ a -" 

<t a ,,; "' 
,_ 

"' "I ~ "' "' ~ ~ 

~ 'I' 
"" "' c, 

"" a ,_ "' "" o; I Monthly 
"' <ri "' "' "' <t !!? "' ,,; Rent 

~ 

Housing Cost 
~Price of 
- Home 

Source: Oregon Housing and Community Services 2002, David Evans and Associates, Inc. 2002 

Assessing the current met/unmet needs is the first step in determining a future housing mix that 
will satisfy the projected population and demographic changes. Table 27 shows two housing 
mixes based on information gathered through the housing inventory and a projected housing 
density from the RCS model that would meet housing needs based on tenure and cost. Oregon 
City's current housing mix is about 80 percent single-family units and about 20 percent 
multifamily, although building permit data shows that the majority of new units (about 86 
percent) are single-family detached homes. About 14 percent of the new units are multifamily 
dwellings. 

The RCS model projects the density mix needed to meet Oregon City's housing needs, and has a 
higher percentage of units in multifamily than the current housing mix. The model projects a 
housing mix of about 75 percent single-family housing and about 25 percent multifamily units. 
The higher number of multifamily units is based on a current unmet need for low cost housing as 
well as higher priced units. There is a large unmet need for low cost housing for both owners and 
renters, but due to high housing prices, home ownership is not a realistic option. Most people 
who can only afford the most inexpensive housing are likely going to rent. 
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Table 27: Actual and Projected Housing Mix 

Current Mix (Housing HCS Model (Projected Mix 
Housinq Tvne lnventorvl to Meet Housinq Needs) 

Single-family 81.4% 74.7% 
Single-family 67.9% 63.9% 
Duplex 5.9% 4.4% 
Manufactured 

7.6% 6.4% homes in oarks 
Multifamily 18.6% 25.3% 
Total 100.0% 100.0% 

The need for a higher percentage of multifamily units is illustrated in the demographic analysis 
completed in Section 2, Existing Conditions, the HCS projections showing a need for more 
affordable housing, and a Metro target capacity that supports higher density development. The 
majority of units will be single-family, but there is also aneed for ahigher percentage of units in 
multifamily uses. 

3.4 Land Needs/Surplus by Housing Type 
Table 28 shows the needed housing units by housing type and the need/surplus of existing vacant 
land within the Oregon City UGB. The target capacity for the Oregon City is 6,075 additional 
units (after reductions for units already constructed). Based on the adjusted target and housing 
mix recommended in the HCS model, Oregon City should accommodate 4,538 single-family 
units and 1,537 multifamily units (75 percent single-family and 25 percent multifamily). 

The majority of these new units can be accommodated on vacant or partially vacant land within 
the UGB, but to meet the target capacity Oregon City would need to make some zone changes 
that increase density. Currently, vacant and partially vacant land zoned for single-family units 
can accommodate all single-family unit needs with room for over 4800 units, while existing 
multifamily zoned land could accommodate just 103 units. Therefore, some land should be 
rezoned to higher density uses the provide the necessary 1,434 units. 

The need for higher density development within Oregon City, especially in the downtown area, 
has already been the focus of extensive planning efforts in an attempt to make downtown a more 
lively. Higher density developments can support businesses, including restaurants and 
entertainment businesses that cater to these new residents. The City has developed and adopted 
the "Oregon City Downtown Community Plan" that recommends mixed uses with 30 units per 
acre of housing. Other areas where higher density uses (than is currently permitted) may be 
appropriate are shown in Figure 5 and described in Table 29. Approximately 193 buildable acres 
would be rezoned; of that about 104 acres would be rezoned for multifamily uses, including a 
mixed-use area north of downtown. 
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Table 28. Housing Need/Surplus with Rezoned Areas 

Single-family, 
Manufactured in 
Parks, Du lexes 

Adjusted Metro Target (Table 26) 6,075 

Future Housing Mix (Table 27) 74.7% 25.3% 100.0% 

Metro Target using future housing mix 4,538 1,537 

Multifamily 
Single-family Zanin~ 

Zanin Districts 13 District 4 Potential New Units on Land within the UGB 

Vacant Land (Table 23) 1,715 72 

Partially Vacant Land (Table 24) 2,775 31 

New Units in Existing Manufactured Home Parks (Table 13) 38 0 

Total New Units 4,528 103 

Needed Units 

(Need)/Surp/us (New units-Metro Target Future Housing Mix) (10) (1,434) 

Potential New units on rezoned residential land (Table 29) 365 1,510 

Total Units (needed)/surplus 355 76 

Areas to be rezoned would accommodate primarily multifamily housing units, duplex 
townhomes and other higher density uses. Some rezoned areas would retain a single-family 
zoning but at a higher density (e.g. R-10 rezoned to R-8 or R-6). Multifamily housing would 
only by allowed in the RA-2 zone and in a future MUR zone recommended in the Downtown 
Plan. New multifamily uses are located in areas with existing multifamily uses or near activity 
centers, such as Clackamas Community College, and near major thoroughfares where more 
transportation options are available. 

6,075 

Total 

1,787 

2,806 

38 

4,631 

(1,444) 

1,875 

431 

Oregon City meets nearly all land needs for single-family units, but needs more land for 
multifamily dwellings. Converting 107 acres of single-family land to multifamily uses would 
accommodate additional l,510 units, or 76 units more than required. Other rezoned land (about 
93 acres) would remain in single-family use but at a higher density. This would generate 365 
additional units, or 355 units more than required. Together this would provide 1,875 units, which 
exceeds Metro's residential target capacity by 431 units. 

13 Single-family zones include LC, R-10, R-8, R-6, R-6/MH, R-8, RC-4, RD-4, and County assumed with a density 
ofR-8. 
14 The only zone identified as multifamily is RA-2 
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Table 29. Potential Changes in Zoning to Meet Density Target 

New Comp. Gross rezoned Total PSC ROW Gross vacant Max. Units Max. Units 
Existing New Plan unconstrained existing Less env. Deduction deduction Total buildable per acre for per acre for Total n1ew 

Area Zone Zone Desio nation AcreaQe Units constraints 'x.22) 'x.15) Deduction acres current zone new zone units 
M-1 2.7 0 0.0 0.0 0.4 0.4 2.3 0.0 30 55 
M-2 11.7 0 0.0 0.0 1.8 1.8 9.9 0.0 30 23!l 

1 
RC-4 

MUOR MUOR 
0.2 0.0 0.0 0.1 3 3 0.0 0.1 0.0 30 

c 17.4 8 0.0 0.0 0.0 0.0 17.4 o.a 30 41il 

R-10 51.4 13 20.3 6.8 3.6 30.8 20.6 4.4 10.9 10·7 

2 R-6/MH RD-4 MR 8.8 1 1.7 1.6 0.8 4.1 4.7 6.4 10.9 17" 

County 35.a 0 0.4 7.6 4.0 12.1 22.9 5.5 10.9 99 

3 
R-8 

LR 
0.0 0 0.0 0.0 o.a a.a o.a 5.5 5.5 -R-8 

R-10 30.3 13 17.2 2.9 1.5 21.6 8.7 4.4 5.5 8 

4 R-10 R-6 LR 18.0 12 10.3 1.7 0.9 12.9 5.1 4.4 7.3 12~ 

5 R-6 RD-4 MR 4.0 7 2.5 a.3 0.2 3.0 1.0 7.3 10.9 3 

6 
R-6 

RA-2 HR 
13.3 12 7.8 1.2 0.6 9.6 3.6 7.3 19.8 3Ei 

R-10 6.4 0 4.3 0.5 0.2 5.0 1.4 4.4 19.8 17' 

RA-2 4.4 2 0.0 1.0 0.5 1.5 2.9 19.8 19.8 -
7 R-6 RA-2 HR 12.6 15 0.2 2.7 1.5 4.4 8.2 7.3 19.8 8~~ 

LO 2.0 41 0.0 0.0 0.3 0.3 1.7 19.8 19.8 -
8 R-10 RD-4 MR 6.1 0 1.0 1.1 0.6 2.7 3.4 4.4 10.9 I 17' 

9 R-10 RD-4 MR 4.4 2 0.0 1.0 0.5 1.5 2.9 4.4 10.9 1'" _, 
10 R-10 R-8 LR 7.9 0 0.0 1.7 0.9 2.7 5.3 4.4 5.5 5 
11 County RA-2 HR 10.2 13 2.8 1.6 0.9 5.3 4.9 5.5 19.8 ' 56 

12 
R-6 

RD-4 MR 
4.7 6 1.3 a.o a.5 1.8 2.9 7.3 10.9 8 

R-1a 5.7 7 0.4 1.2 0.6 2.1 3.5 4.4 10.9 1EI 
13 R-10 RA-2 HR 10.4 5 1.1 2.0 1.1 4.2 6.2 4.4 19.8 7Ei 
14 R-10 RA-2 HR 19.8 3 0.0 4.4 2.3 6.7 13.1 4.4 19.8 162 

15 R-10 RA-2 HR 2a.1 6 3.3 3.7 2.a 8.9 11.2 4.4 19.8 138 

LO a.3 a a.a a.a a.a a.a a.3 19.8 19.8 -
16 

R-1a 
RA-2 HR 

14.5 9 1.6 2.8 1.5 5.9 8.6 4.4 19.8 105 

R-6/MH 4.1 3 a.a 0.9 0.5 1.4 2.7 6.4 19.8 29 

RD-4 19.9 69 a.a 4.4 2.3 6.7 13.2 1a.9 19.8 94 
17 County MUE MUE 84.9 

No new residential units 
18 R-6 MUE MUE 9.6 
19 R-1a RD-4 MR 6.1 1 0.1 1.3 0.7 2.1 4.0 4.4 1a.9 211 

2a 
R-6/MH 

RD-4 MR 
9.9 a 1.1 1.9 1.0 4.1 5.8 6.4 1a.9 2'1 

R-10 3.9 1 0.0 a.9 0.5 1.3 2.6 4.4 1a.9 1:i 

Total 46a.8 252 77.3 55.3 32.4 165.1 2a1.2 1,875 
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Appendix A 

Oregon City Zoning Descriptions 



In accordance with David Evans & Associate' s commitment to quality control, the signatures of 
the author and reviewer of this document are below. 

AUTHOR: REVIEWER: 

NAME NAME 

DATE DATE 
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ZC 15-04: Zone Change 

PZ 15-02: Amendment to the Comprehensive Plan 

CP 15-02: Master Plan Amendment 

Items submitted to the Planning Division after October 30, 2015 
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November 6, 2015 

Oregon City Planning Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Chair Kidwell and Planning Commission Members: 

2895 S Beavercreek Rd, Suite 103 
Oregon City OR 97045 

503-656-1619 
F: 503-656-2274 

www.oregoncity.org 

a: 
OREGON CITY 
CHAMBER 
of COMMERCE 

The Oregon City Chamber of Commerce is committed to supporting Providence Willamette Falls Medical Center in 
their request for a master plan expansion and land use zoning change. Providence Willamette Falls Medical Center 
is a longtime partner in our community and one of Oregon City's largest employers. As our community grows, so do 
the medical needs that the public asks of Providence Willamette Falls. In short, there really is no more additional land 
mass contiguous to the hospital for expansion. Our community and Providence have already invested a great deal in 
this location and it serves a critical service to our residents and visitors alike. As our population increases and new 
employers come to Oregon City, our health care facilities must be ready to address the need. 

As you know, Providence Willamette Falls filed a land use application in June requesting two properties on 16th 
Avenue be included in Providence Willamette Falls Medical Center's master plan that was adopted in 2012, and to 
rezone these two properties to mixed use employment. This space will be needed for additional parking to 
accommodate the new medical office building and improve parking for main entrance users. Additionally four 
properties on 15th Avenue will be added to the master plan but fortunately they are already zoned appropriately. 

Since the 2012 master plan , a great deal has occurred . The hospital now houses a child and adolescent psychiatric 
unit critical to our region, bringing more than 50 high wage jobs to Oregon City. The initial master plan which was 
approved included the development of two medical office buildings. The additional medical office buildings on campus 
could increase access to primary care, specialty care, and improve access to outpatient services. These services 
provide high wage, clean jobs to Oregon City, and help address health care needs of a growing Clackamas County. 

Providence Willamette Falls realizes that development of this magnitude causes disruption and encroachment of the 
Mcloughlin Neighborhood Association. In an effort to minimize the impact to their neighbors, Providence has made 
several changes to the planned development in response to their concerns. Additionally, Providence has created 
provisions for those who will need to relocate once the development is underway. Could Providence release an equal 
amount of land to what is being requested back to residential? 

A strong medical facility for a growing Oregon City is critical. Businesses that can bring future living wage jobs to 
Oregon City want good schools, parks, infrastructure, and medical care. The Oregon City Chamber of Commerce 
supports our Providence Willamette Falls Medical Center in their effort to expand the master plan and change zoning 
to accommodate the increasing need of this facility and community. 

Sincerely, 

/!)~J:ik---
Amber D. Holveck 
Executive Director 



November 6, 2015 

Oregon City City Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Mayor Holladay and Oregon City Commission: 

2895 S Beavercreek Rd, Suite 103 
Oregon City OR 97045 

503-656-1619 
F: 503-656-2274 

www.oregoncity.org 

a: 
OREGON CITY 
CHAMBER 
of COMMERCE 

The Oregon City Chamber of Commerce is committed to supporting Providence Willamette Falls Medical Center in 
their request for a master plan expansion and land use zoning change. Providence Willamette Falls Medical Center 
is a longtime partner in our community and one of Oregon City's largest employers. As our community grows, so do 
the medical needs that the public asks of Providence Willamette Falls. In short, there really is no more additional land 
mass contiguous to the hospital for expansion. Our community and Providence have already invested a great deal in 
this location and it serves a critical service to our residents and visitors alike. As our population increases and new 
employers come to Oregon City, our health services will need to be ready to address the needs. 

As you know, Providence Willamette Falls filed a land use application in June requesting two properties on 16th 
Avenue be included in Providence Willamette Falls Medical Center's master plan that was adopted in 2012, and to 
rezone these two properties to mixed use employment. This space will be needed for additional parking to 
accommodate the new medical office building and improve parking for main entrance users. Additionally four 
properties on 15th Avenue will be added to the master plan but fortunately they are already zoned appropriately. 

Since the 2012 master plan , a great deal has occurred. The hospital now houses a child and adolescent psychiatric 
unit critical to our region, bringing more than 50 high wage jobs to Oregon City. The initial master plan which was 
approved included the development of two medical office buildings. The additional medical office buildings on campus 
could increase access to primary care, specialty care, and improve access to outpatient services. These services 
provide high wage, clean jobs to Oregon City, and help address health care needs of a growing Clackamas County. 

Providence Willamette Falls realizes that development of this magnitude causes disruption and encroachment of the 
Mcloughlin Neighborhood Association. In an effort to minimize the impact to their neighbors, Providence has made 
several changes to the planned development in response to their concerns. Additionally, Providence has created 
provisions for those who will need to relocate once the development is underway. 

A strong medical facility for a growing Oregon City is critical. Businesses that can bring future living wage jobs to 
Oregon City want good schools, parks, infrastructure, and medical care. The Oregon City Chamber of Commerce 
supports our Providence Willamette Falls Medical Center in their effort to expand the master plan and change zoning 
to accommodate the increasing need of this facility and community. 

Sincerely, 

Amber D. Holveck 
Executive Director 



November 6, 2015 

Oregon City Planning Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Chair Kidwell and Planning Commission Members: 

2895 S Beavercreek Rd, Suite 103 
Oregon City OR 97045 

503-656-1619 
F: 503-656-2274 

www.oregoncity.org 

a: 
OREGON CITY 
CHAMBER 
of COMMERCE 

The Oregon City Chamber of Commerce is committed to supporting Providence Willamette Falls Medical Center in 
their request for a master plan expansion and land use zoning change. Providence Willamette Falls Medical Center is 
a longtime partner in our community and one of Oregon City's largest employers. As our community grows, so do the 
medical needs that the public asks of Providence Willamette Falls. In short, there really is no more additional land 
mass contiguous to the hospital for expansion. Our community and Providence have already invested a great deal in 
this location and it serves a critical service to our residents and visitors alike. As our population increases and new 
employers come to Oregon City, our health care facilities must be ready to address the need. 

As you know, Providence Willamette Falls filed a land use application in June requesting two properties on 16th 
Avenue be included in Providence Willamette Falls Medical Center's master plan that was adopted in 2012, and to 
rezone these two properties to mixed use employment. This space will be needed for additional parking to 
accommodate the new medical office building and improve parking for main entrance users. Additionally four 
properties on 15th Avenue will be added to the master plan but fortunately they are already zoned appropriately. 

Since the 2012 master plan, a great deal has occurred. The hospital now houses a child and adolescent psychiatric 
unit critical to our region, bringing more than 50 high wage jobs to Oregon City. The initial master plan which was 
approved included the development of two medical office buildings. The additional medical office buildings on campus 
could increase access to primary care, specialty care, and improve access to outpatient services. These services 
provide high wage, clean jobs to Oregon City, and help address health care needs of a growing Clackamas County. 

Providence Willamette Falls realizes that development of this magnitude causes disruption and encroachment of the 
Mcloughlin Neighborhood Association. In an effort to minimize the impact to their neighbors, Providence has made 
several changes to the planned development in response to their concerns. Additionally, Providence has created 
provisions for those who will need to relocate once the development is underway. Could Providence release an equal 
amount of land to what is being requested back to residential? 

A strong medical facility for a growing Oregon City is critical. Businesses that can bring future living wage jobs to 
Oregon City want good schools, parks, infrastructure, and medical care. The Oregon City Chamber of Commerce 
supports our Providence Willamette Falls Medical Center in their effort to expand the master plan and change zoning 
to accommodate the increasing need of this facility and community. 

Sincerely, 

t!!~ft.ik--
Amber D. Holveck 
Executive Director 
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From: 
To: 
Subject: 
Date: 

Hi, Laura: 

Jesse A. Buss 
Laura Terway 
Planning Commission meeting tonight - request for continuance 
Monday, November 09, 2015 12:20:56 PM 

On behalf of the McLoughlin Neighborhood Association (as the MN A's treasurer, not as an 
attorney) I'm requesting a continuance of file number PC 15-220 (Providence Willamette Falls 
Hospital expansion), item 3b on tonight's Planning Commission meeting agenda, in order to allow more 
time for public comment. 

Please let me know if this email will be sufficient as a formal request, or if I need to attend the meeting 
tonight and make the request during public testimony. 

Thank you, 

Jesse 

Jesse A. Buss 
Attorney at Law 
411 Fifth Street 
Oregon City OR 97045-2224 
ph: 503-656-4884 
fax: 503-608-4100 

Note: this email and any attachments will NOT follow via U.S. Mail or fax unless otherwise stated above. 

This message may contain confidential communications and/or privileged information. If you have received this 
message in error, please delete it and notify the sender. 
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Communit) OeveJopment - Planning 

s 

NQ"(!CE OF PUBLIC HEARJNG 
Not 1c .. M;, iled September 14 2015 

MEARt14ifD~ t-f"l 0,lNfOr,J~,-Nov~mber 9, Wl5 the Cit)> of Orego~ O ty Planning Comm1ss1ori will conduct a publ:c 
1 ~ Jnn~ ~' 1-t~ u.ni . ... lO 0·1 Wednesday, December 16, 2015, the City of Oregon City - City 

CC'P'_"••S lori will con1:!uct a p1Jblic hearmg at 7·00 pm •n the Comm1ss1on Chambers at Gry Hair, 
G1S '\Xt ter )t:-eet, Or~gon Crtv 97045 on the following Type IV Applicattons. Any 1nterest-ed parf\· 

may te!>tt at th public hearings or subnut written testimony at o r pnor to the dose of the City 

C-oinmis~1on he~g. 
ZCtS-04 ZoneCha~o-ge~~--=--~----------------------------------------~ 

P2 l~l: A.an~ment ro the Cumprehens111e Plan 

C~15·02: Ma~erPlan Amendment 
RiiiiiiV~-:;-:-IPiPro'l!idence Witlamette Falls Medical Center. cto Russell Reinhard 

1500 Division Str~et, Oregon City, Oregon 97045 

Har:per Houf Peterson R1ghellis Inc., c/o Stefanie Slyman. AICP 
205 SE Spokane Street. Suite 200, Portland, Oregon 97202 
Providence Willamette Falls Medical Center (PWF} is'Seeking amend a previously approved Master 
Plan and change the Oregon City Comprehensive Plan and Zoning Map for two properties from 
Low Density Residertial/"R-6n Single-family Dwelling District to Mixed Use Employment/"MUE .. 

Mixed Use Employment District. 
Oat1camas County 2-2E-32AB. Tax Lots 1201, 1900. 2000, 2100, 2200, 2300~ 2400, 2500, 2800. 
2900. 3000, 00, 3900, 4000, 4100, 4200. CJackamas County 2-2E-32AA, Tax Lot 400, Oackamas 

COunty 2-2E-32AC, Tax lots 101, 201, 7200 

Laura Terway, AICP, Planner (503} 496-1553 or lterway@orcity.org 

Oregon Oty Municipal Code Chapters: 12.04 - Streets, Sidewalks and Public Places, 12.08 - Public 
and Street Trees, 13.12 -Stormwater Management, 15.48-Grading, Filling and Excavating. 17.12 
-" R-6" Single-Family Dwelling District, 17.31- "MUE" Mixed Use Employment District, 17.41· Tree 
Protection Standards, 17.44-Geologic tiazards, 17.49- Natural Resource Overlay District, 17.50-
Administrative Processes, 17.52 - Off-Street parking and Loading, 17 .62 - Site Plan .and Design 
Review, 17 .54 - Supplemental Zonina Regulations and Exceptions, 17 .65 · Master Plans and 17 .68 -
Zoni Cha es and Amendments. The City Code Book is available on-line at www.orcity.org. 

~ epplk:a'1oft ~al ~ocuments and evidence submitted by or on behalf of the applicant are available for inspection at no 
tGISt at theOHcon Qty Ptami Division, 221 Molalla Avenue; Suite 200 from 8:30 AM - 3:30 PM. Monday - Friday. The staff 
ftport. with all the applicable approval criteria, will also be available for inspection seven davs prior to the hearing. Copies of 
8'ese materials may be obtained for a reasonable cost in advance. Any interested party may testify at the public hearing 
~/« submit written testimooy at or prior to the dose of the City commission hearing. Written comments must be 
.-eived by dose of busmets' at City Hall 10 days before the scheduled hearing to be included in the staff report. Written -
mmments received within IO days of the hearing will be provided to the Commission at the hearing. The public record ~II 
rrnain open until the Oty Commission ctcses the public hearing. PJease be advised that any issue that is intend~ to pro~de cs for appeal must be ised before the close of the City Commissiad nearing. in pe.-son ~r by lett~, with_ suffio~t 

fldty to afford the Commiss'on and the parties an opportunity to respond to the isSue. Failure to raise an rssue wlth 
dent specificity will preclude any appeal on that issue. Parties with standing may appeal the decision of the City 

-~Mfti·ssJon to ~ Land Use Board or Apptals. Any appeal will be based on the record. The procedures that govern the 
t ... wjl be posted at the hearing and are.found in OCMC Chapter J 7.50 and ORS 197. i 63. 



OFegon Oty Municipal Code <!hapters: 12.04- Streets, Sidewalks and Public Places, 12.08 - Public 
and Street Trees, 13.12 -Stormwater Management, 15.48 - Grading, Filling and Excavating, 17.12 
-" R-6" Single-Family Dwelling Distf:lct, 17.31- "MUE" Mixed Use Employment District, 17.41- Tree 
Protection Standards, 17.44-Geologlc Hazards, 17.49- Natural Resource Overlay District, 17.50-
Administrative Processes) 17 .52-Off-Street parking and Loading, 17.62 - Site Plan and Design 
Review, 17..54-Supplemental Zon lations and Exceptions, lZ.65 - Master Plans and 17.68 -

i Gb Code Book is available on-line at www.ord .ora. 
~··..-..-- ,_,,_~----



From: 
To: 
Cc: 
Subject: 
Date: 
Attachments: 

Hi Laura, 

James N1qta 
Laura Ierwav 
Kattie Riggs 
Public comment: Oregon City Planning file # PC 15-220 
Monday, November 09, 2015 1:55:22 PM 
PZ1502A1oa 
PZ1502B mg 
PZ1502C.1oa 

Hope you are well. Please enter these comments into the record of tonight's Planning 
Commission hearing on file # PC 15-220, consisting of ZC 15-04: Zone Change; PZ 15-02: 
Amendment to Comprehensive Plan; and CP 15-02: Master Plan Amendment. 

There is a notice issue that I believer requires setting over the hearing, as well as re-noticing 
the hearing, including re-posting of the subject site. 

Specifically, because this matter involves a comprehensive plan amendment, the statewide 
planning goals are approval criteria. 

197.175 Cities' and counties' planning responsibilities; rules on incorporations; 
compliance with goals. 

[ ... ] 

(2) Pursuant to ORS chapters 195, 196 and 197, each city and county in this state shall: 

(a) Prepare, adopt, amend and revise comprehensive plans in compliance with goals 
approved by the commission; 

197.835 Scope of review; rules. ( 1) The Land Use Board of Appeals shall review the land use 
decision or limited land use decision and prepare a final order affinning, reversing or 
remanding the land use decision or limited land use decision. The board shall adopt rules 
defining the circumstances in which it will reverse rather than remand a land use decision or 
limited land use decision that is not affirmed. 

[ ... ] 

( 6) The board shall reverse or remand an amendment to a comprehensive plan if the 
amendme11.t is not in compliance with the goals. 



Because the goals are approval criteria, the posted notice must set forth that they are approval 
criteria. According to OCMC 17.50.090: 

B. Notice of Public Hearing on a Type III or IV Quasi-Judicial Application. Notice for all 
public hearings concerning a quasi-judicial application shall conform to the requirements of 
this subsection ... Notice of the application hearing shall include the following information: 

[ ... ] 

3. A description of the appJicant's proposal, along with a list of citations of the approval 
criteria that the city will use to evaluate the proposal; 

As demonstrated by the attached photographs, the posted notice for this matter does not 
include citation of the statewide planning goals as approval criteria. 

Thank you for your consideration. 

James Nicita 

Oregon City 
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City of Oregon City 
Attn : Laura Terway 
221 Molalla Ave. Ste. 200 
Oregon City, OR 97045 

October 26, 2015 

Re: FILE NUMBER ZC 15-04: Zone Change 

Dear Laura, 

On behalf of the Oregon City Business Alliance (OCBA), I am confirming our support of the zone 
change request for the properties adjacent to the Providence Willamette Fall's Medical Center 
(PWFMC) to mixed use employment (MEU). The PWFMC's Master Plan was approved in 2012. 
Since then the hospital has opened the child and adolescent psychiatric unit creating over 50 high 
wage jobs. Their new Medical Office Building (MOB) should increase access to primary care, 
specialty care, and improve individual's ambulatory services. The hospital team has met with the 
Mcloughlin Neighborhood Association several times and understands their concerns to minimize the 
impacts that could occur to their residential community. Several changes have been made throughout 
this process to address their requests. 

At this point the PW FMC plans to develop one MOB up to 35,000 ft2 instead of the approved two 
totaling up to 50,000 ft2

• This proposed change has created a need for appropriate parking for the one 
building. The current application addresses this by bringing four PWFMC properties zoned MUE on 
15th Avenue and rezoning two other properties to MUE into the master plan. 

The overall goal is to improve patient access to the main entrance and West MOB while reducing 
parking impacts on Mcloughlin neighborhood streets. More importantly, the proposal will result in 
fewer traffic impacts and less parking demand for the master plan buildout since there will be a 
reduction of 15,000 ft2 of space. Again , OCBA requests that you approve the application on 11/9/15 
with the O.C Planning Commission and on 12/16/15 with the City Commission. 

Warmest regards, 

Kent Zeigler 

President, Oregon City Business Alliance 

Oregon City Business Alliance 
P.O. Box 1593, Oregon City 97045 

Phone (503) 479-0080 I Fax (503) 479-0081 
www.ocbusinessalliance.com 

** *** 
--*~~ 111111111111111111111111111111111 1 



JAMES J. NICITA 
302 Bluff Street 

Oregon City, OR 97045 
E-mail: james.nicita@gmail.com 

Public Comment on #PC 15-220. consisting ofZC 15-04: Zone Change: P'Z 15-02: 
Amendment to Comprehensive Plan: and CP 15-02: Master Plan Amendment. 

Goal 6: 

"AU waste and process discharges from future development, when combined with such 
discharges from existing developments shall not threaten to violate, or violate applicable 
state or federal environmental quality statutes, rules and standards." 

Newell Creeks runs along the property, and is a "waters of the state" under ORS 
468B.005(10). 

State Standards: There is no evidence in the record that the applicant's development 
will not violate or threaten to violate the state water quality standards in OAR 340-041-
0001 et. seq. 

State Statutes: The storm water drainage system for the proposed development will be a 
"disposal system" under ORS 468B.005(1). Before the applicant can construct the 
disposal system, the applicant must obtain a permit pursuant to ORS 468B.050. If the 
applicant refuses or fails to obtain a permit pursuant to ORS 468B, then the project must 
comply with ORS 468B.025(1). There is no evidence in the record demonstrating 
compliance. 

Thank you for your?b cnsi~ ~· n. 
(\ ~ ... l / .. ;·· . 

I \/ . · · /~~ . 'I / \ . / ~-&; ~ ~ -.. __ ·' . i . . . 
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§14.86 I Administrative Law 

7. (§14.86) Statewide Planning Goals as a Standard 
for Plan or Ordinance Amendments 

The Oregon Statewide Planning Goals & Guidelines apply to an 
amendment of an acknowledged local comprehensive plan or land use 
regulation unless the plan policies call for the amendment. ORS 
197. l 75(2)(a), 197.835(5); 1000 Friends of Oregon v. Land Conserva
tion & Dev. Com., 301 Or 447, 724 P2d 268 (1986) (Oregon Statewide 
Planning Goal 14 applies to comprehensive plan amendment to convert 
rural land outside urban growth boundary to urban land uses); Residents 
of Rosement v. Metro, LUBA Nos. 99-009, 99-010, 38 Or LUBA 199 
(2000), aff'd, 173 Or App 32 1 (2001); Ludwick v. Yamhill County, 72 
Or App 224, 231, 696 P2d 536 (1985) (Oregon Statewide Planning Goal 
4 app lies to postacknowledgment plan amendment and zone change to 
forestland pursuant to statute that authorized Land Use Board of Appeals 
(LUBA) to reverse or remand amendment to comprehensive plan that 
did not comply with goals); Friends of Yamhill County v. Yamhill 
County, LUBA No. 2004-014, 47 Or LUBA 160, 169 (2004) (goal 
compliance issues, as a general rule, must be reso lved in post
acknowledgment plan amendments); Beaver State Sand and Gravel, Inc. 
v. Douglas County, LUBA No. 2002-065, 43 Or LUBA 140 (2002), 
aff'd, 187 Or App 241 (2003) (an amendment of a county's Oregon 
Statewide Planning Goal 5 inventory to include a new site must comply 
with applicable statewide planning goals). 

A detailed notice and review process for postacknowledgment 
-amendments is set forth in ORS 197.610. See, e.g., Club Wholesale 
Concepts; Inc. v. City of Sa,lem, LUBA No. 90-057, 19 Or LUBA 576 
(1990) (tolling statutory deadline for appealing new ordinance for party 
to whom city failed to give timely notice of ordinance). A difficulty 
common to such amendments is how to determine which goa.ls apply. 
The general rule is set forth in Davenport v. City of Tigard, LUBA Nos. 
91-133, 91-137, 22 Or LUBA 577, 586 (1992): "Where apparently 
applicable statewide planning goals are implicated by a challenged 
decision, the city must either explain how the challenged decision 
complies with the goals or explain why those apparently applicable 
goals do not apply." A slightly different twist was added in Oregon 
Department of Transportation v. Clackamas County, LUBA No. 92-062, 

14-100 
2010 Edition 

( 

( 
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Administrative Law I §14.86 

23 Or LUBA 370, 373 (1992), in which LUBA held that findings on a 
number of goals should have been made because "[i]t is not obvious to 
us that [those goals] ... are not applicable to the proposal." 

Amendments to statewide planning goals may be effective 
immediately to .local decisions. ORS 197.245, 197.646; Department of 
Land Conservation & Dev. v. Lincoln County, 144 Or App 9, 925 P2d 
135 (1996) (amendments to Goal 11 applicable to local pennit deci
sions). 

The relationship between statewide planning goals and local plans 
or ordinances is discussed in the following cases: 

Bicycle Transp. Alliance v. Washington County, 127 Or App 312, 
316- 317, 873 P2d 452, adhered to in part, modified on other 
grounds, 129 Or App 98 (1994) (to sustain local ordinance that 
amends acknowledged transportation plan by allowing administra
tive staff to change road alignments within specified road corri
dors, county must show that at least initial designation of corridors 
complied with goals). 

Costco Wholesale Corporation v. City of Beaverton, LUBA Nos. 
2005-044, 2005-046, 2005-050, 2005-053, 50 Or LUBA 476, 
495- 496 (2005), ajj'd in part, rev 'd in part, 206 Or App 380 
(2006) (OAR 660-014-0060 requires local governments to apply 
acknowledged plans and land use ordinances, rather than statewide 
planning goals, to annexation decisions unless plans and ordi
nances do not control the annexation. A plan policy that provided 
nonbinding policy guidance was found to control the annexation.). 

Geaney v. Coos County, LUBA No. 97-104, 34 Or LUBA 189 
(1998) (rejecting the county's interpretation of a comprehensive 
plan provision that an exception to Goal 3 is not required to 
rezone certain land already subject to the exception to allow the 
existing use of the property, when the prior exception did not 
recognize the existing use of the property as an allowed use). 

14-101 
2010 Edition 
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· §14.87 I Administrative Law 

Doty v. Jackson County, LUBA Nos. 97-089, 97-090, 34 Or 
LUBA 287 (1998) (remanding for additional Goal 5 review for 
ordinances amending local plan map and text to change designa
tion of Goal 5 resource lands, because county did not consider the 
impacts to resources beyond the limits of redesignated land). 

Department of Land Conservation and Development v. Douglas 
County, LUBA No. 96-233, 33 Or LUBA 216 (1997) (remanding 
legislative plan amendment for violation of coordination require
ment under Goal 2 because county did not postpone adoption until 
state economist provided population projections for county to 
consider). 

8. (§14.87) Impact of Amendment or Reinterpretation 
of Standards and Criteria 

In general, a land use application may be reviewed for compliance 
only with those standards and criteria in effect at the time the applica
tion is deemed complete. See §14.11 for a discussion of the "fixed goal 
post rule." · 

The meaning of the term standards and criteria, as used in ORS 
215.427(3) and 227.178(3), is a question of state law. As a result, a 
local interpretation or application of that term does not bind the Land 
Use Board of Appeals or the courts. Local governments cannot avoid 
making findings of compliance by "interpreting" approval standards or 
criteria as not being approval standards or criteria if they are set forth in 
the plan or implementing regulation as such. The term standards and 
criteria is not limited "to the local provisions that the local government 
must apply in acting on an application; it also includes provisions . . . 
that the government does apply and that have a meaningful impact on its 
decision. Davenport v. Tigard, 121 Or App 135, 141, 854 P2d 483 
(1993): 
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1 Introduction 
Adequate, affordable housing is one of the most important elements of any community. Housing 
provides our daily shelter as well as supplying a personal identity to a neighborhood and the 
community at large. An adequate supply of affordable housing and a variety of housing options 
to meet the needs of Oregon City residents are important components of a thriving community. 
Ensuring that all residents are able to secure housing and offering housing choices that attract 
new residents are ways to build a community's future. 

We are largely a nation of homeowners. According to the 2000 Census, nationwide, 
approximately 66 percent of all households own their homes. In the Pmtland Metropolitan Area, 1 

about 62 percent of all households are owner-occupied; Oregon City is very similar at 60 
percent. For the homeowner and the renter, housing costs are a significant economic investment. 
Housing also plays a vital role in the national economy by generating jobs. For local 
government, housing is a primary source of income (property taxes) and the major recipient of 
expenditures to provide public facilities and services (water, sewer, transportation, police and 
fire). 

Oregon City is unique in the region for its role in Oregon history and for the age and diversity of 
its housing stock. In Oregon City, housing has always been at the center of the community. 
Many older homes and buildings have historical significance. Therefore, housing plarming in the 
city is aimed at both development of new housing units and preservation or careful 
redevelopment of older historic housing units. This requires a keen understanding of the current 
housing stock. Because Oregon City, like many other communities in the Willamette Valley, has 
grown quickly in the last decade, more units are needed to accommodate new residents, or 
residents wishing to move into another type of housing. 

The Housing Element covers: 

• Demographics that gives an overview of Oregon City residents compared to the region; 

• Housing Stock that describes the current number of housing units 

• Projected Land Capacity that describes the amount of vacant, partially vacant and 
potentially redevelopable residential land and its projected housing capacity; and 

• Land Needs/Surplus that describes the needed housing mix and land needs be housing 
type. 

2 Existing Conditions 

2. 1 Demographics 

2.1.1 Population Trends 
Oregon City has experienced population booms and busts over its long history. In the last twenty 
years Oregon City, like many communities in the Willamette Valley, has seen more accelerated 

1 The Portland Metropolitan Area includes the Multnomah, Clackamas, and Washington Counties, unless otherwise 
noted. The U.S. Census Bureau considers the three-county area a Primary Statistical Area. 
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growth, growing faster in the 1990's than in the 1980's. Table 1 illustrates the rate of growth for 
several communities in the Willamette Valley. Oregon City grew very little in the 1980's, when 
recession and lack of employment opportunities drew few new residents. In the 1990's, Oregon 
City began to grow at a much faster rate than it had in the 1980's, and along with other cities in 
the Willamette Valley, far surpassed the growth rates seen in the 1980's. In the 1990's, Oregon 
City was one of the fastest growing cities inthe Willamette Valley, increasing its size by nearly 
82 percent between 1990 and 2000. Clackamas County and the state also grew at much faster 
rates in the 1990's, increasing in population by approximately 24 percent and 22 percent, 
respectively. 

Table 1. Population Change of Oregon City and other Willamette Valley Jurisdictions 

% change AAGR % change AAGR 
Jurisdiction 1980 1990 1980-1990' (1980-1990) 2000 2001 '1990-2001' 1990-2001 \ 
Oregon 2,633,156 2,842,321 7.9% 0.8% 3,421,399 3,471,000 22.1% 
Clackamas Co. 241,919 278,850 15.3% 1.4% 338,391 345, 150 23.8% 
~Jeatfo)c llv ~ · ·• '14.6t3• •")jt,6Q:&i • ~ :' ~-"-'"- tl-~l ro:-:-_ '" -·_;:~, 

. ·£•25,ij.&_(j'";;.• • -·81.!l-%. • 
Albany 26,511 29,540 11.4% 1.1% 40,852 41,650 41.0% 
Dallas 8,530 9,422 10.5% 1.0% 12,459 12,650 34.3% 
Forest Grove 11,499 13,559 17.9% 1.7% 17,708 18,380 35.6% 
Gladstone 9,500 10, 152 6.9% 0.7% 11,450 11,438 12.7% 
Gresham 33,005 68,249 106.8% 7.5% 90,205 91,420 34.0% 
Lebanon 10,413 10,950 5.2% 0.5% 12,950 13, 190 20.5% 
McMinnville 14,080 17,894 27.1% 2.4% 26,499 27,500 53.7% 
Milwaukie 17,931 18,670 4.1% 0.4% 20,550 20,490 9.7% 
Newbera 10,394 13,086 25.9% 2.3% 18,064 18,280 39.7% 
Salem 89,233 107,793 20.8% 1.9% 136,924 139,320 29.2% 
Tualatin 7,483 14,664 96.0% 7.0% 22,791 23,270 58.7% 
West Linn 11,358 16,389 44.3% 3.7% 22,261 23,090 40.9% 
Woodburn 11,196 13,404 19.7% 1.8% 20,100 20,410 52.3% 
Source: U.S. Census (1980, 1990, and 2000 Decennial Census); Portland State Un1vers1ty Population Research Center, 2001 

2.1.2 Age 
The age of a population is a factor in determining what types of housing units are needed. 
Younger residents are likely to live with families or in apartments. When residents begin to have 
children, housing needs change from smaller units to single-family homes with rooms for the 
children to play. When residents no longer need the large house because their children have left, 
housing needs change again, often when the care of a larger home is burdensome or when more 
medical care is necessary. Currently, the highest percentage of residents in Oregon City and the 
Portland Metro area are between 25 and 54, the ages when residents are starting families or have 
older children still living at home (Table 2). Many residents in this age bracket earn more money 
as they become established in their careers and are able to afford more expensive housing. 
Oregon City has a slightly younger population than the Po1tland Metro area, with a median age 
of32.7 compared to the Portland Metro area at 34.9. Oregon City has a higher percentage of 
residents under 10 than the Portland Metro area, indicating that many Oregon City residents have 
young families. 
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Table 2. Age 

Oreqon Citv Portland PMSA 
Age Number Percentage Number Percentage 
Under 5 2,160 8.4% 108,004 6.9% 
5 to 9 2,019 7.8% 109,949 7.0% 
10to14 1,763 6.8% 108,194 6.9% 
15 to 19 1,740 6.8% 105,762 6.7% 
20 to 24 1,913 7.4% 107,383 6.8% 
:25 tci 34 ......... 

··.· .... 4,:239 .. I ·16,5% 
• •• .249.3H :':15:9%·•·.·· 

35t044 .. •. 4,'.135' .. 
. . 

: 16'1•%···. Z5~;55.7· .·•·16.5%'• ·.·. ·. . 

45 to54 .. · .. 3,.433 
.. 

f3.6% 
. · .. :233,746 .... l.··.)4.9% . • • 

55 to 59 1, 145 4.4% 74, 198 4.7% 
60 to 64 696 2.7% 51,236 3.3% 
65 to 74 1,147 4.5% 80,269 5.1% 
75 to 84 931 3.6% 62,108 3.9% 
85 and older 433 1.7% 23,049 1.5% 

Median Age 32.7 34.9 
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics 

2.1.3 Race 
Oregon City is less diverse in its racial and ethnic composition than the stale or lhe Portland 
Metro area; over 90 percent of Oregon City's population is white. Table 3 includes the 
percentage ofresidents by race for Oregon, Metropolitan Portland, and Oregon City. Oregon 
City's minority population is composed primarily of Hispanics or Latinos, with smaller numbers 
of residents identifying themselves as two or more races. Asian residents make up just over one 
percent of the city's population. This is less than the Portland Metro area where nearly five 
percent of the population is Asian. In Oregon City, as in the state and the Portland Metro area, 
the largest minority group is Hispanic or Latino. 

Table 3. Race as a Percentage of Population 

Oreqon Oreqon City Portland MSA 
White(%) 83.5% 90.8% 81.6% 
Black/African Am.(%) 1.6% 0.6% 2.6% 
Am. Indian, Eskimo, Aleut(%) 1.2% 0.9% 0.8% 
Asian(%) 2.9% 1.1% 4.5% 
Hawaiian/ other Pacific Islander (%) 0.2% 0.1% 0.3% 
Some other race (%) 0.1% 0.0% 0.1% 
Two or more races(%) 2.4% 2.2% 2.7% 
Hispanic/Latino(%) 8.0% 5.0% 7.4% 
Source: U.S. Census Bureau, 2000 (SF-I). 
Note: The total percentage of Oregon City residents does not equal 100 percent due to rounding. 
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2.1.4 Group Quarters 
Group quarters are not considered standard housing units because the units do not have 
individual kitchens, but this is still an important source of housing for certain populations. The 
population in group quarters is broken into institutionalized (prisons, nursing homes, hospitals, 
etc.) and non-institutionalized (college dormitories, halfWay homes, etc.) populations. In Oregon 
City, about 91 percent of the population in group quarters is institutionalized, either in 
correctional institutions (61 percent), nursing homes, or assisted living facilities (39 percent). 
Table 4 shows the total number of people (institutionalized and non-institutionalized) living in 
group quarters. Oregon City has a higher percentage of its total population in group quarters (3 .5 
percent) than the Portland Metro Area (1. 8 percent). The number of residents seeking housing in 
groups quarters (nursing or residential care facilities) is likely to increase as the population ages 
over the next 20 years. 

Table 4. Number and Percentage of People in Group Quarters 

1990 2000 1990-2000 Chanqe 

% of Total % of Total Percent 
Area Number Population Number Population Number Chanqe 
Oregon City 

Group Quarters 362 2.5% 903 3.5% 541 149.45% 
Total Population 14,698 100.0% 25,754 100.0% 11,056 75.22% 

Portland PMSA 
Group Quarters 23,080 1.9% 28,939 1.8% 5,859 25.39% 
Total Population 1,239,842 100.0% 1,572,771 100.0% 332,929 26.85% 

Source: U.S. Census Bureau, 1990 (STF I); 2000 Decennial Census, Profile of Selected Econom1c Charactenstlcs 

2.1.5 Poverty 
Oregon City residents who fall below the federal poverty level have a more difficult time 
securing adequate housing those with higher incomes. Table 5 shows the poverty rate for all 
residents in Oregon City by relationship. Overall, the percentage of individuals below the 
poverty level in Oregon City is lower than the Portland Metro area, although female householder 
families are having a harder time making ends meet. The percentage of all families in poverty in 
Oregon City (6.5 percent) is slightly higher than families in poverty in the Portland Metro area 
(6.2 p~rcent). 

Female-headed households are much more likely to live in poverty than other families. The 
percentage of female-headed households in Oregon City in poverty is significantly higher than 
the Portland Metro area, with nearly 25 percent of female-headed households in Oregon City 
living in poverty. This compares to just over 20 percent in the Portland Metro area as a whole. 
The biggest concern is female-headed households with children under five. Over 41 percent live 
below the poverty line in Oregon City compared to about 3 9 percent for the P01tland Metro area. 
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Table 5. Poverty in Oregon City (2000) 

Percent of Portland Percent of 
Cateqorv Oreqon Citv Population PMSA Population 
Individuals 2,173 8.9 147,501 9.5 

Persons 18 years and older 1,404 7.8 103,152 8.9 
Persons 65 years and older 167 7.5 11,877 7.4 

All families 438 6.5 24,605 6.2 
With related children under 18 368 10.1 19,860 9.6 
With related children under 5 183 11.7 10,939 13 
All female householder families 293 24.9 11,529 20.2 

With related children under 18 271 32.5 10,569 26.8 
With related children under 5 118 41.4 5,355 39.1 

Source: 2000 Decennial Census, Profile of Selected Economic Charactenst1cs 

2.2 Households 
While population characteristics are important, the characteristics of households define 
residential need. A household is all people living in a residential unit. A single person living 
alone in an apaiiment is considered a household, as is a fainily with children. 

The U.S Census distinguishes between family and non-fainily households. Family households 
are made up of people related by blood or marriage. Non-family households are made up un
related individuals (roommates). In 1990, Oregon City had 5,479 households with almost 70 
percent in fainily households and about 30 percent in non-fainily households (Table 6). A 
comparison of the 2000 Decennial Census to the 1990 Census showed that there was very little 
change in the breakdown between fainily and non-family households, even though the 2000 
Census reported a 73 percent increase in total households from 5,479 to 9,471 in 2000. Family 
households did grow slightly faster than non-family households, with single parent households 
showing the biggest increases. 

Table 6. Household Type in Oregon City 

Percent 
Change 

1990 2000 1990-2000 
Number Percent Number Percent 

Total Households 5,479 9,471 72.9% 
Family households 3,803 69.4% 6,669 70.4% 75.4% 

With own children under 18 2,153 39.3% 3,469 36.6% 61.1% 
Married Couples with family 2,946 53.8% 5,024 53.0% 70.5% 

With own children under 18 1,565 28.6% 2,410 25.4% 54.0% 
Fem.ale householder, no husband present 649 11.8% 1,166 12.3% 79.7% 

With own children under 18 453 8.3% 769 8.1% 69.8% 
Male householder, no wife preset 208 3.8% 479 5.1% 130.3% 

With own children under 18 135 2.5% 290 3.1% 114.8% 
Non family households 1,676 30.6% 2,802 29.6% 67.2% 

Source: U.S. Census, 1990 (STF-1); U.S. Census, 2000 (SF-1); 2000 Decenrnal Census, Profile of Selected Econom1c Charactenst1cs 
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2.2.1 Household Size 
Another characteristic that will affect the type of housing needed by a household is its size. 
Average household size has declined nationally and in Oregon over the past 50 years. Table 7 
shows that in 1950, the average household size in Oregon was 3.10, but sharp declines in the 
1970' s dropped the average household size to 2.60 in 1980. The decline in average household 
size has slowed over the last 20 years, but has still fallen to 2.51 for Oregon. 

Table 7. Average Household Size 

Ore Jon Oreaon Citv 

Percent Percent 
Average Change Average Change 

1950 3.10 2.90 
1960 3.10 0.0% 2.90 0.0% 
1970 2.90 -6.5% 2.90 0.0% 
1980 2.60 -10.3% 2.66 -8.3% 
1990 2.52 -3.1% 2.62 -1.5% 
2000 2.51 -0.4% 2.62 0.0% 
Source: 1950-1970: 11 1940-1970 Population and Housing Trends, Cities and Counties 

of Oregon," Bureau of Government Research and Service, University of 
Oregon; 1980 Census of Housing,, Bureau of the Census, August 1982; 
1990 Census, (Summary of Population and Housing Characteristics); 2000 
Census (SF-1) 

The Portland Metro area mirrors the state average at 2.51 percent in 2000. Oregon City had a 
smaller average household size than the state in 1950 (2.90), and also saw sharp declines in the 
1970's, but did not decrease as fast as the state. Oregon City has continued to maintain a 2.62 
average household size through 2000, the same as in 1990. Smaller household size means more 
units are needed even if the population remains unchanged. 

2.2.2 Income 
The most important household characteristic for determining housing need is income. Household 
income in Oregon City is generally increasing, with the biggest increases at the higher income 
levels. Table 8 indicates that the majority of Oregon City households earned between $25,000 
and $74,999 (about 57 percent), which is similar to the Portland Metro area, where the majority 
of households (about 52 percent) also earn between $25,000 and $74,999. 

In general, household income distribution in Oregon City mirrors the Portland Metro area with 
differences all less than two percent for each income bracket. The only exception are households 
earning more than $150,000; 4.6 percent of Portland Metro households earn more than $150,000 
but in Oregon City only 1.5 percent of households earn more than $150,000. 
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Table 8. Household Income in Metropolitan Portland and Oregon City (2000) 

Percent of Percent of 
Oreaon City oooulation Portland PMSA pooulation 

Less than $10,000 728 7.7% 42,556 6.9% 
$10,000 to 14,999 395 4.2% 31,037 5.0% 
$15,000 to 24,999 1,028 10.8% 69,551 11.3% 
$25,000 to 34,999 1,322 13.9% 78,424 12.7% 
$35,000 to 49,999 1,816 19.1% 105,902 17.2% 
$50,000 to 74,999 2,245 23.6% 133,308 21.7% 
$75,000 to 99,999 1,217 12.8% 72,099 11.7% 
$100,000 to 149,000 599 6.3% 53,649 8.7% 
More than $150,000 143 1.5% 28,565 4.6% 
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics 

Table 9 shows median household income (MHI) for the Portland Metro area and Oregon City. 
Median household income has increased faster in Oregon City than in the Portland Metro area, 
although the MHI in Oregon City is still lower than the Portland Metro area. In 2000, Oregon 
City's median household income was about $46,000 compared to the Portland Metro area, which 
has a median household income of nearly $47,000. 

Table 9. Median Household Income (2000) 

Area Median Household Income 
Oregon City 45,531 
Portland PMSA 46,789 
Source: 2000 Decennial Census, Profile of Selected Econom1c Characteristics 

2.3 Housing Stock 
Determining how much and what types of housing will be needed in the next 20 years requires 
an understanding of what the current housing stock offers. The Residential Housing and Land 
Inventory is used as the basis for determining the types and nnrnber of units that currently exist 
in Oregon City and the land available to accommodate housing in the future. Housing trends are 
based on building permit data since 1996. 

The demographics section illustrated that Oregon City is a growing community and, if growth 
continues as expected, more housing units will be required than are now available. How will this 
growth affect the livability of Oregon City, and what housing options will new residents want? 
One single type of housing will not meet the needs of every cmTent and future resident; people 
need different types of housing depending on income, family size, age, etc. To ensure current 
residents stay and new residents want to move to Oregon City, a range of housing options are 
necessary. 
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2.3.1 Housing Units (Census) 
The previous sections discussed characteristics and housing needs of Oregon City residents. This 
section describes housing units available for them. Oregon City has a range of housing types. 
Table IO shows the total number of units (both occupied and vacant) by structure type, based on 
the 2000 Census. The percentage of single-family homes in Oregon City (74 percent) is nearly 
the same as the Portland Metro area (73 percent). By far the majority of single-family homes are 
one-unit-detached structures. Other single-family housing types include one-unit-attached 
(townhouses), duplex (two-unit), and mobile homes. The percentage of the housing stock in each 
of these structure types is similar to that in the Portland Metro area as a whole. 

Table 10. Number of Units by Structure Type by Percentage of Total Housing Units 

Oreaon Citv Portland PMSA 

Percentage of Percentage of 
total housing total housing 

Units units Units units 

Sinale-familv 
one unit-detached 6320 62.2 401,817 61.6 
one unit-attached 283 2.8 21,994 3.4 
Duplex 603 5.9 19,476 3.0 
Mobile home 348 3.4 31,468 4.8 
Subtotal 7554 74.0 474, 755 73.0 

Multi Familv 
3-4 620 6.1 29,880 4.6 
5-9 883 8.7 35,569 5.5 
10-19 382 3.8 36,517 5.6 
20 or more 726 7.1 73,713 11.3 
Subtotal 2611 26.0 175,679 27.0 
Boat, RV, van etc 0 1,836 

Total 10,165 652,270 
Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics 

According to the 2000 Census, multifamily housing (structures with three of more units) account 
for about 26 percent of all housing in Oregon City and about 27 percent of all housing in the 
Portland Metro area. Oregon City's multifamily housing is concentrated in smaller complexes 
with less than ten units, although some newer apartment complexes with more than 20 units also 
are found in the city. The Portland Metro area also has a number of smaller apartment 
complexes, but the majority of units are in larger complexes with 20 or more units. 

2.3.2 Housing Units (Housing survey) 
Additional housing data by structure type was gathered through a parcel level housing survey 
completed in May 2002. The survey was conducted by walking or driving the entire city within 
the Oregon City UGB. In areas where it was difficult to determine if there were housing units, 
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aerial photos were used to confirm the number and type of housing units. Section 2.3.2.1 
compares Census housing counts with those gathered in the housing survey. 

An inventory of Oregon City housing revealed that housing in the city is fairly well dispersed in 
the city's neighborhoods (Figure 1).2 Table 11 shows the number of housing units by type and 
zone. Table 12 shows the number of housing units by type and area. While nearly all areas have a 
significant number of units, Hazel Grove/Westling Farm, Hillendale, McLoughlin, Mt. Pleasant 
and the South End have the highest concentration of residential units. Within these areas, R-10, 
R-8, and R-6 zones have the highest concentration of single-family detached homes; RA-2, RD-4 
and R-6 zones have the highest concentration of multifamily units. Single-family detached 
residential units are the dominant housing type in Oregon City.3 A description of zoning districts 
is in Appendix A. 

2.3.2.1 Within City Limits 
There are 11,395 housing units within the city limits of Oregon City. Single-family units 
comprise approximately 76 percent of housing within the city limits, which is slightly higher 
than the 7 4 percent that the census data reported for total single-family units. 4•

5 The housing 
survey determined that approximately 19 percent of housing units are multifamily units in 
structures or complexes with three or more units, compared to the Census data that reported 
approximately 26 percent of Oregon City housing unit as multifamily. The Census does not 
count group quarters by unit (it only counts individuals living in group quarters), although the 
May 2002 housing survey did identify an additional 505 units within the city limits, or about four 
percent of housing units, as group quarters. These include complexes such as group homes, 
retirement homes, and congregate care facilities where residents do not have individual kitchens. 

Overall, the May 2002 housing survey counted 11,395 housing units within the city limits 
compared to 10,165 housing units counted in the 2000 Census. If group quarters were removed 
from the housing survey, the total units would be 10,890. While this is still higher than the 
Census count, the housing survey includes residential construction after the 2000 Census 
information was collected. 

2.3.2.2 Outside the City Limits but Inside the UGB. 
There are 1, 162 housing units outside of the Oregon City city limits, but within the urban growth 
boundary (UGB). All housing units in this area are single-family units. About 55 percent of these 
homes are more traditional single-family detached homes on larger lots, and about 44 percent of 
homes are manufactured housing units in parks. 

2 City staff used existing neighborhood association boundaries that were slightly modified to include all areas within 
theUGB. 
3 Total accessory dwelling units were estimated using Metro's methodology (based on 2000 Census data) at 1.8 
percent of total single-family detached residential units (not including manufactured or mobile homes in parks). 
Applied to Oregon City, this equals 142 units, which were included in the overall count ofresidential units within 
theUGB. 
4 Single-family units include single-family detached, single-family attached, duplex, mobile homes in parks, and 
accessory dwelling units. 
5 The 2000 Census counted housing units within the city limits. It does not include housing units outside the city 
limits, but within the UGB. 
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2.3.2.3 Overall Housing Units 
According to housing survey, there are 12,557 housing units within the Oregon City UGB; about 
81 percent are single-family homes. About seven percent of single-family homes are mobile or 
manufactured homes in parks, with the majority of those parks located outside the city limits but 
inside the UGB. Oregon City has a number of multifamily units (three or more units), 
comprising about 17 percent of all units within the UGB. Duplexes (just over five percent of 
housing units) and multifamily units are primarily located inside the city limits. Group quarters 
were found in five neighborhoods: Barclay Hills, Gaffuey Lane, McLoughlin, New TBA, and 
Rivercrest. These were mainly nursing or retirement homes, although there were also some 
congregate homes for residents with physical and/or mental disabilities. 

Table 11. Number of Existing Units by Type and Zone 

Manufactured Single-Family 
Single-Family Homes in Residential . 

ZONE Residential Duplex Parks Attached 
Inside City Limits 
c 38 4 0 0 
Cl 5 0 0 0 
HC 17 0 0 0 
LC 19 4 0 0 
LO 21 6 0 6 
LOC 26 4 0 0 
M-1 25 4 0 0 
NC 8 2 0 0 
R-10 2,647 76 0 0 
R-6 1,735 129 0 0 
R-6/MH 125 0 0 0 
R-8 2,220 6 0 0 
RA-2 25 26 0 20 
RC-4 324 80 0 0 
RD-4 192 333 381 46 
Subtotal 7,427 674 381 72 
Outside City Limits 
County 637 2 512 0 
Subtotal 637 2 512 0 
Total 8,064 676 893 72 
Source: Source: David Evans and Associates, May 2002 Housing Survey 
ADU=Accessory dwelling unit 

Multifamily 
Residential 

17 
0 
0 
17 

174 
28 
0 
0 
4 

290 
0 
0 

1,215 
110 
350 

2,205 

0 
0 

2,205 

Group 
ADU Quarters 

1 108 
0 0 
0 0 
0 0 
0 101 
0 0 
0 0 
0 0 

48 0 
31 55 
2 0 

40 5 
0 119 
6 63 
3 54 

131 505 

11 0 
11 0 

142 505 

Total 

168 
5 
17 
40 
308 
58 
29 
10 

2,775 
2,240 
127 

2,271 
1,405 
583 

1,359 
11,395 

1, 162 
1, 162 

12,557 
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Table 12. Number of Existing Units by Type and Neighborhood 

Manufactured Single-Family 
Single-Family Homes in Residential Multifamily Accessory Group 

Area Residential Duplex Parks Attached Residential Dwellina Units Quarters Total 
Inside Citv Limits 
Barclav Hills 273 128 0 0 279 5 108 793 
Canemah 111 0 0 0 18 2 0 131 
Caufield 512 0 67 0 200 9 0 788 
Gaffney Lane 747 4 0 66 434 13 159 1,423 
Hazel Grove/Westlina Farm 460 0 0 0 0 8 0 468 
Hillendale 805 56 314 0 194 14 0 1,383 
McLouahlin 800 140 0 0 207 14 63 1,224 
Mt. Pleasant 608 68 0 6 452 11 0 1,145 
New TBA 362 20 0 0 146 7 125 660 
Park Place 604 144 0 0 100 11 0 859 
Rivercrest 611 8 0 0 65 11 50 745 
'South End 979 102 0 0 0 18 0 1,099 
Tower Vista 555 4 0 0 110 8 0 677 
Subtotal 7,427 674 381 72 2,205 131 505 11,395 

Outside of the Citv Limits 0 
Canemah 5 0 33 0 0 0 0 38 
Caufield 99 0 479 0 0 2 0 580 
Gaffney Lane 27 0 0 0 0 0 0 27 
Hazel Grove/WestlinQ Farm 118 0 0 0 0 2 0 120 
Hillendale 94 0 0 0 0 2 0 96 
New TBA 12 2 0 0 0 0 0 14 
Park Place 104 0 0 0 0 2 0 106 
South End 178 0 0 0 0 3 0 181 
Subtotal 637 2 512 0 0 11 0 1,162 
Total 8,064 676 893 72 2,205 142 505 12,557 

Source: David Evans and Associates, May 2002 Housing Survey 
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2.3.2.4 Manufactured Housing 
Oregon state law requires that manufactured homes be allowed anywhere traditional single
family detached homes are permitted, provided they meet specific building codes. The May 2002 
housing survey counted manufactured homes on individual lots as single-family detached units. 
In these instances, the homeowner owns the structure and the land where the home is located. 

Oregon City also has designated mobile home parks and manufactured home developments 
where the homeowner owns the structure, but rents or leases the land where the home is located. 
These housing developments were counted separately in the housing survey because there are 
different housing structure requirements for parks. For example, homes in parks are not always 
required to have a permanent foundation or permanent utilities connections. Table 13 shows 
designated mobile home and manufactured home parks within Oregon City. 

Table 13. Mobile and Manufactured Home Parks 

Park Name NeiQhborhood Capacity (units) ExistinQ Units Vacant 
Mt. Pleasant Mobile Home Park Hillendale 125 125 0 
Clairmont Mobile Home Park Hillendale 189 189 0 
Gou ntry Viii age Estates Caufield 479 448 31 
Cherry Lane Mobile Home Park Caufield 67 60 7 
Mobile Home Park Cane mah 33 33 0 
Source: City of Oregon City; David Evans and Associates, Inc.; May 2002 Housing survey 

2.3.3 Current Housing Mix and Density 

Residential development since 1996 in Oregon City has consisted primarily of single-family 
detached residential development. Table 14 shows that 82.5 percent of units built since 1996 
have been single-family detached, while about 14.5 percent were multifamily units. 
Manufactured or mobile homes also accounted for about three percent of new units. 

Table 14. Percentage of Housing Units by Structure Type within the City Limits (1996-2001) 

Percent of Units 
Single-family detached 82.5% 
Single-family attached 0.3% 
Mobile or manufactured 2.7% 
Multifamily 14.5% 
Source: Metro, 2002 

In order to make efficient use of urban land and infrastructure (water, sewer, streets), Metro 
urges cities to ensure that housing is built at densities of at least 80 percent, the maximum 
allowed by zoning. As a part of the Oregon City Functional Compliance Report (1999), the City 
determined that between 1990 and 1995, the number of households per net developed acre 
reached 82 percent of the maximum allowable densities for residential zones, which complies 
with the Metro target for built density. 
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Table 15. Development Density Compared to Maximum Allowable Density (1996-2001) 

Percent of 
Original Developed Maximum 
Parcel Acres ROW/ Net Maximum Density 

Zone Total Units Size (residential) Unbuildable Densitv Densitv (net\ 

ZONING DESIGNATIONS 

R-10 399 141.3 89.7 57.5% 4.4 4.4 100% 
R-6 45 11.6 7.9 46.8% 5.7 7.3 78% 
R-6/MH 46 12.7 9.5 33.7% 4.8 6.4 76% 
R-8 725 200.8 149.5 34.3% 4.8 5.5 88% 
RD-4 88 18.1 14.4 25.7% 6.1 10.9 56% 
Total 1,303.0 384.5 271.0 41.9% 4.8 80% 
Source: City of Oregon City (July 2002); David Evans and Associates 

Table 15 shows residential development permitted through land use actions (subdivisions) since 
1996. The majority of new development has occurred in the R-8 and R-10 zoning districts, 
largely on land annexed since 1996. Developments also appear to be occurring on parcels with 
more environmental constraints, as the amount of land not developed, especially in the R-10 and 
R-6 zones, is much higher than in other areas. Regardless of parcel size, the city is achieving 80 
percent of maximum residential density citywide. Some zones are reaching closer to the 
maximum allowable density than others; the R-10 zone has reached 100 percent of the maximum 
density, where as the RD-4 zone has achieved just 56 percent. 

2.3.4 Condition 
No housing condition survey has been completed in recent years. Instead, the condition of the 
current housing stock in Oregon City has been estimated based on the age of the structures. 
Newer units, ones typically less than 30 years old, will require fewer major repairs (new roof, 
electrical upgrades, plumbing). Table 16 shows the age of Oregon City housing stock. Almost 
half of Oregon City homes are older than 30 years, with over a quarter of homes older than 50 
years. These homes require more upkeep than the newer homes, costing the homeowner 
additional money if the home is repaired as needed. About a third of homes are less than ten 
years old, showing the boom in home construction over the last 10 years. 

Table 16. Housing Condition in Oregon City 

Percent 
Less than 10 Years old 32% 
11 to 20 Years old 3% 
21 to 30 Years old 25% 
31 to 40 years old 8% 
41 to 50 years old 5% 
more than 50 years old 26% 
Source: Clackamas County Tax Assessor's Office (May, 2002) 
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2.3.5 Housing Availability 
Oregon City and the Portland Metro area are similar in the percentage of renters versus owners, 
as shown in Table 17. The majority of housing units in both Oregon City and the Portland Metro 
area are owner-occupied; about 60 percent of housing units in Oregon City are owner-occupied, 
compared to about 62 percent in the Portland Metro area. Oregon City also has a slightly higher 
rental vacancy rate at 7.7 percent compared to the Portland Metro area at 6.7 percent. The 
vacancy rate is a determining factor in the amount of rental units available, A vacancy rate over 
five percent is considered indicative of a rental market that is adequate to serve the needs of the 
community. A lower rate may signify a need for more units to meets demand. However, the 
vacancy rate does not take into account the types of housing that are vacant. 

Table 17. Current Occupancy and Vacancy Rates in Oregon City 

Oregon City Portland PMSA 
(percent) (percent) 

Occupied housing units 93.7 94.2 
Owner occupied 59.8 62.0 
Renter occupied 40.2 38.0 

Vacant housing units 6.3 5.8 

Homeowner vacancy rate 3.4 2.3 
Rental vacancy rate 7.7 6.7 

.. 
Source: 2000 Decennial Census, Profile of Selected Economic Charactenstrcs Household Characteristics 

2.3.6 Cost 
One factor for determining how affordable housing is in Oregon City is to compare average 
rental cost and cost of homes for sale to median household income. Table 18 and Table 19 show 
average rents and the median home prices by the number of bedrooms for Oregon City and the 
Portland Metro area. 

Table 18. Average Rent by Number of Bedrooms for Portland and Oregon City 

Oregon City Portland 
Studio $373 $492 
One-bedroom $500 $600 
Two-bedroom $599 $735 
Three-bedroom $690 $873 
Four-bedroom N/A $977 
Source: Housing Authonty of Portland (Portland rental 
rates); Rental Data.com (Oregon City rental infonnation) 

Rents are less expensive in Oregon City (20 to 30 percent lower) than in the Portland Metro area. 
While this does provide a general indication that renting an apartment in Oregon City is more 
affordable, it does not take into account the total number of units by price available or by 
location. Different rental rates and size of available units are not evaluated individually, but it is 
likely that lower priced rental units are more competitive than higher rents for larger units or 
units with more amenities. 
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Home prices in Oregon City are competitive with the Portland Metro area. According to the 
Regional Multiple Listing Service (RMLS), median home prices in Oregon City have increased 
as fast as the other parts of the Portland Metro area, especially for homes with three bedrooms. 
The RMLS reports that the median price for all home types in the Oregon City area is actually 
higher than the Portland Metro area, although this may be skewed slightly because RMLS 
includes some rural areas in Oregon City, where larger lots and potentially higher prices could 
drive the median cost higher. Nevertheless, the majority of homes sold in the last year within the 
RMLS zone that includes Oregon City reflect a housing market very similar to the Portland 
Metro area. 

Although the median home price (for 2002) for all homes sold is higher in Oregon City, median 
home price by type and number of bedrooms is generally lower. The median home price for a 
home with four or more bedrooms is about eight percent lower in Oregon City than the Portland 
Metro area as a whole. Smaller homes are more comparable, with two and three bedroom homes 
selling for nearly the same as in the Portland Metro area. Condominiums in Oregon City are 
about 30 percent less expensive than the region. 

Table 19. Median Home Price for Portland and Oregon City (Jan 2002-July 2002) 

Oreqon City Portland 
Two-bedroom $132,000 $135,000 
Three-bedroom $178,000 $169,950 
Four-bedroom $227,031 $245,000 
Condominium $98,500 $129,900 
Median (all units) $184,000 $176,500 .. Source: Regional Multiple L1st1ng Service (Jan -July 2002) 
Note: RMLS does not track Oregon City separately from other rural areas outside of the 

Portland metro. area. Some rural areas outside of the Oregon City UGB are included in 
median home prices. 

The market value for existing housing is only one facet for determining how much home Oregon 
City residents can afford, or if they can even afford to purchase a home. Income requirements 
from lenders and savings for a down payment are two stumbling blocks, but affording the 
monthly mortgage payment on a home can also be a burden. Table 20 compares household 
income to fair market rents in Clackamas County. 6 Fair market rents are used to assess the 
average cost of rental housing within each county and are a better indicator of the entire rental 
housing stock in the region. While average rents in Oregon City are lower than fair market rents 
in Clackamas County, there is no assurance of availability of these lower rent units. The total 
number of units at a certain price point is also not accounted for in average rents in Oregon City, 
so some residents may be forced to live outside the city or pay higher prices more in line with 
fair market rents. 

Housing affordability is based on the percentage of monthly income spent on housing. The 
Department of Housing and Urban Development (HUD) uses a standard formula to determine 
affordability, assuming no more than 30 percent of monthly household income is spent on rent or 

6 HUD determines fair market rent based on annual phone survey and other data gathering techniques down to the 
couoty level, but does not collect data for smaller geographic units such as Oregon City. 
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mortgage. Using HUD's formula, over 12 of percent of Oregon City residents cannot afford even 
a studio apartment, and over 23 percent are not able to afford a two-bedroom apartment. 

Table 20. Housing Affordability based on Household Income 

Percent of Affordable Housing HUD Fair Market Rent 
Oreoon Citv oooulation Cost (30 oercentl (2001) 

Less than $1 0, 000 728 7.7% 0-$250 
Studio: $492 

$10,000 to 14,999 395 4.2% $250-$375 
$15,000 to 24,999 1,028 10.8% $375-$625 

One-bedroom: $606 

$25,000 to 34,999 1,322 13.9% $625-$875 
$35,000 to 49,999 1,816 19.1% $875-$1,250 
$50,000 to 74,999 2,245 23.6% $1,250-$1,875 Two-Bedroom: $7 4 7 
$75,000 to 99,999 1,217 12.8% $1,875-$2,500 Three-bedroom: $1,038 
$100,000 to 149,000 599 6.3% $2,500-$3, 725 Four-Bedroom: $1, 127 
More than $150,000 143 1.5% more than $3, 750 

9,493 100.0% .. 
Source: 2000 Decennial Census, Profile of Selected Econom1c Charactensttcs Household Charactenstrcs; HUD; Analysis by 
David Evans and Associates, Inc. 

Although many residents cannot afford even the most basic housing, most Oregon City 
households can. Households with incomes between $35,000 and $75,000 account for about 43 
percent of households and are generally able to afford at least a two-bedroom apartment if not 
more. 

While many Oregon City households are able to afford larger and more expensive housing, 
households with lower incomes are in a more precarious situation. When rent accounts for more 
than 30 percent of income, HUD considers the household "cost burdened." Households spending 
more than 50 percent of monthly income on rent are considered "extremely cost burdened" and 
likely to be financially stressed by emergencies or even unable to afford basic needs such as food 
and transportation. HUD breaks low-income households into several categories: extremely low
income (earning 30 percent or less than the median household income); very low-income 
(earning 50 percent or less than the median household income); and low-income (households 
earning 80 percent or less than the median households income). Table 21 illustrates what 
different Oregon City household income levels can afford based on the median household 
income. Extremely low-income households (earning less than $13,659 annually) cannot afford 
even a studio in Oregon City. Very low-income households earning less than $22,765 annually 
and accounting for about one-quarter of Oregon City's population are able to afford only a one
bedroom apartment. In order to find housing, very-low income households may double up or 
accept substandard units. Low-income residents (earning less than $36,425) can sometimes 
afford larger units. 

Higher income households have a much better chance of securing adequate housing because they 
can afford to be choosy in both housing type and location. The high percentage of extremely low 
and very low incomes in Oregon City, in combination with high rental rates and housing costs, 
reveals an apparent lack of housing for low-income households. 
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Table 21. Monthly Affordable Housing Costs for Oregon City Residents 

Median 
Household 

Income Affordable Monthly Housinc Costs (30 percent of income) 
Percent of Median 30 percent 50 percent of 80 percent of 100 percent of 
Household Income of MHI MHI MHI MHI 

Oregon City $45,531 $341 $569 $911 $1, 138 . . .. Source: 2000 Decennial Census, Profile of Selected Econonuc Charactenst1cs Household Charactenst1cs; Analysis by David 
Evans and Associates, Inc 

The National Low-Income Housing Coalition (NLIHC) estimates that, nationally, 55 percent of 
low-inc.ome households experience cost burden, live in substandard housing, and/or live in 
overcrowded units. For extremely low-income households (30 percent ofMHI), the likelihood 
that a household experiences some type of housing problem is even higher, at 88 percent 

2.3.7 Owning Versus Renting 
Owning a home is often the biggest investment an individual or family will undertake and can 
provide a level of financial independence for those that can afford it According to the National 
Low Income Housing Coalition (NLIHC) and the U.S Census Bureau, home ownership 
nationwide is on the increase, undoubtedly due to currently very low mortgage interest rates. 
Those who have not been able to secure loans in the past are now buying homes with little or 
sometimes no down payment But getting a loan for a house is only part of the problem, because 
with a house comes upkeep costs and a mortgage payment that is not easily adjusted. 
Homeowners with lower incomes are often deeper in debt and more susceptible to market 
fluctuations. Losing a house due to foreclosure can further complicate an individual or family's 
chance of securing credit in the future. 7 

According to the NLIHC, households earning less than the ai-ea's median income are most 
susceptible to losing their homes or face a cost burden to pay the mortgage, interest and 
insurance. For example, households earning 80 percent of the median income will often live in 
less expensive older homes. Older homes are more expensive to maintain and are often located in 
poorer neighborhoods where the financial return on a home sale is not as great as more desirable 
areas. While owning a home does have the potential to create wealth, it also has the potential to 
exacerbate financial problems. Table 22 shows a general breakdown of owners versus renters 
and how housing costs affect household stability. 

Attempting to determine what a household can afford is difficult because interest rates fluctuate, 
loan types vary, and property taxes are not the same everywhere. Nevertheless, the National 
Association of Homebuilders (NAHB) roughly calculated how much income a household would 
need to buy a home without overburdening it financially. The NAHB estimated that a home 
costing $150,000 (assuming 10 percent down payment, seven percent mortgage interest and 
insurance, and overall consuming about 30 percent of household income) would require a 
median household income of $47, 678. Consider that $150,000 is lower than the median home 

7 National Low Income Housing Coalition. (2002). Advocates Guide to Housing and Community Development 
Policy. 
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price in Oregon City and the Portland Metro area (Table 19), and the necessary household 
income is higher than the median household income for both Oregon City and the Portland 
Metro area (Table 9). Households in Oregon City earning even the median household income 
may experience some cost burden when buying a home in today's market. 

Table 22. Affordable Housing by Median Household Income 

Income Tenure 
High income (more than 120 percent of MHI) Own home 
Middle income ( 120 percent of MHI: $54,637 annually) Own home 

c-. ~ . , .. ... . ... '. - - -- _-;_ - --_ 

Median income.($45,531anoually) 
Likely own home, but may 

: - ·-- reht - - - - -_-_.'.._ --- - . - _ _, .. 

Own home or rent. May : 
Low income (80 percent or less of MHI: $36,425 annually) vi 

have some cost burden c 

" Likely rent but may own 0 

Very low-income (50 percent or less of MHI: $22,765 annually) 
home. Probably are cost 
burdened. Eligible for 
subsidized housing 

Extremely low-income (30 percent or less of MHI: $13,659 Rents. Eligible for 
annually) subsidized housing 

Source: 2000 Decennial Census, Profile of Selected Economic Characteristics Household Characteristics; HUD (2002); 
NLilIC (2002); Clackamas County Housing Authority; Analysis by David Evans and Associates, Inc. 

3 Future Housing Need 

3. 1 Projected land capacity 

~3.1.1 _Existing Residential Land Supply 

;>J 
CD 

" ~ (/) 

: 
: 

: 

The City of Oregon City completed a land inventory in May 2002 to determine the existing 
vacant residential land supply within the City's UGB. The inventory was then integrated with the 
City's GIS system and Clackamas County's Assessor data, providing parcel level information, 
including ownership, zoning and comprehensive plan designations. 

Oregon City allows residential development in all of its zoning districts; however, not all vacant 
land identified in the housing survey within the UGB will be available for new residential 
development. While housing units exist in most zoning districts, vacant, partially vacant, and 
redevelopable land was only counted in zoning designations where residential development is 
encouraged. These zoning designations include: LC, R-10, R-6, R-6/MH, R-8, RA-2, RD-4, RC-
4, and County. 

Within commercial and industrial zoning districts where residential development is not, and 
should not be, the dominant development type, it was assumed that vacant land identified in the 
land inventory would be dedicated to other uses. City staff identified which areas would be 
suitable for residential development and should be included. Land with existing residential 
designations or existing residential development was broken into the following categories: 
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1. Vacant land-Parcels with no structures, or parcels with structures with an assessed value 
less than $10,000 and a parcel area over 4000 sq. ft. 

2. Partially vacant-Partially vacant land includes parcels that have at least one residential 
structure already located on the tax lot, but there is room for more units. Parcels were 
considered partially vacant if the lot size was at least triple the allowable lot size for the zone. 
Lots three to five times the minimum lot size were estimated to have room for at least one 
more unit. Lots more than five or more times the minimum lot size were assumed to develop 
the same as a vacant parcel for the zone. 

3. Undevelopable-Parcels that are already committed to other uses. This includes any parcels 
with non-residential development (since residential uses are currently allowed in all zones), 
and parcels that are smaller than 4,000 sq. ft. Undevelopable land also includes parcels that 
have no vehicular access. 

4. Developed residential land-Parcels with residential development and where developed land 
meets the current zoning designation and where the assessed value of the improvements (all 
structures) is greater than the assessed value of the land itself. 

5. Potentially redevelopable land-Any parcel with a structure(s) or uses (i.e., a storage area), 
but are either not as intensive as allowed, or the existing assessed value of the improvements 
is less than the value of the land itself. 8 

J.2.l.13.1.1.1 Vacant Land 
Vacant land within the Oregon City UGB is shown in Table 23 and Figure 2. Within the city 
limits, vacant land is found primarily in five zoning districts: R-10, R-6, R-6/MH, R-8, and RD-
4. Overall, Oregon City estimates that approximately 22 percent of vacant land will be dedicated 
to public or semipublic uses such as schools, parks, and churches, and 15 percent to new roads. 
In calculating development capacity, it was assumed that parcels smaller than three eighths of an 
acre are already platted, would not require dedication of new right-of-way, and would use 
existing public facilities. Parcels with public or semi-public ownership were removed from the 
vacant lands inventory because it was assumed these parcels would be developed as non
residential uses (i.e., parks, schools, churches, public facilities, etc.). 

Many vacant areas within the city limits are constrained because they are within the floodplain, 
are steep (greater than 25 percent), and/or are within the vegetation corridor near a waterbody or 
stream. These constraints reduce their development potential, so they were removed from the 
inventory. For example, nearly all vacant land within the R-6 zoning district is constrained. 
Although some development could occur on constrained land, vacant R-6 land in the entire city 
is extremely limited. 

Overall, there are approximately 209 vacant buildable acres within the city limits, concentrated 
in the R-10 (63 percent), R6/MH (13 percent), R-8 (nine percent), and RD-4 zoning districts 

8 To avoid double counting vacant and partially vacant parcels as potentially redevelopable parcels (vacant parcels 
will have a low or zero ratio, bigger parcels will tend to have a lower ratio and could also be considered 
redevelopable), only parcels where the building value was greater than $10,000, met the building to land value 
criteria (less than I: 1 ), and less than three times the allowable lot size were counted as potentially redevelopable. 
Parcels with building values less than $10,000 were assumed to be vacant, and parcels greater than three times the 
allowable lot size were considered partially vacant. 
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(seven percent). Assuming new development reaches 80 percent of the current maximum density 
for each district, 1,215 new units could be constructed within the city limits on vacant land. 

Outside the city limits, but within the UGB, there are approximately 126 vacant buildable acres. 9 

These parcels still retain rural zoning densities and when brought into the city limits will be 
rezoned to more urban densities, likely a combination ofR-10, R-8, and R-6 zones. Assuming an 
average density that is 80 percent of the maximum of a R-8 zone, about 571 additional units 
could be constructed. This equals 1, 787 new units on vacant land within the UGB. 

3.1.1.2 Partially Vacant Land 

Oregon City has many parcels within the city limits that have one single-family home and are at 
least three times the minimum lot size, as shown in Table 24 and Figure 2. The majority of these 
partially vacant parcels are zoned R-10, the largest minimum lot size allowed within the city 
limits. There are 117 parcels zoned R-10 that are three to five times the minimum lot size and 99 
parcels more than five times the minimum lot size. The R-8 and R-6 zones also have a 
significant number of parcels where locating new units is a possibility. Overall, potentially 223 
new units could be constructed on these partially vacant lots within the city limits, assuming one 
unit is added on lots three to five times the minimum lot size. An additional 961 new units could 
potentially be built on lots larger than five times the minimum lot size, assuming these parcels 
are built to 80 percent of the maximum allowable density for the zone. 

As with vacant lands between the city limits and UGB, estimating the total number of new 
housing units possible on under-utilized parcels will depend on the zoning assigned when 
annexed. Assuming a R-8 zoning density, there are 236 parcels that would be at least three times 
the minimum lot size. There would be 81 lots between three and live times the minimum lot size 
and 155 parcel more than five times the minimum lot size. There is the potential for additional 81 
units on parcels between three and five times the allowable lot size and potentially another 1,541 
units on parcels larger than five times the allowable lot size.10 

Within the entire UGB, there is the potential for 2,806 new units on partially vacant lots within 
theUGB. 

9 Vacant parcels that would be designated for non-residential uses (such as Mixed-Use Employment) are not 
included in total acreage. 
10 Partially vacant parcels that would be designated for non-residential uses (such as Mixed-Use Employment) are 
not included in total acreage. 
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Table 23. Vacant Residential Land by Zoning in Oregon City 

Park, 
Schools Potential 

total and Right of Gross Development Dwelling 
Gross Acreage Less Churches way vacant on Parcels Units (80 

Number of unconstrained >3/8 acres environmental Deduction deduction buildable Max. Units less than 3/8 percent 
Classification tax lots Acreaqe (.83) 11 constraints (x.22) (x.15) acres per acre Acres density) 
Within the UGB 

LC" 13 1.5 1.2 0.7 0.1 0.1 0.6 7.3 11 14 
R-10 146 264.8 219.8 89.4 28.7 15.3 131.5 4.4 72 535 
R-6 122 72.6 60.3 58.9 0.3 0.2 13.2 7.3 80 157 

R-6/MH 8 38.8 32.2 2.7 6.5 3.5 26.2 6.4 2 136 

R-8 92 35.4 29.4 11.3 4.0 2.1 18.0 5.5 73 152 
RA-2 10 6.5 5.4 0.4 1.1 0.6 4.4 19.8 3 72 
RC-4 10 2.8 2.3 1.1 0.3 0.1 1.3 10.9 9 20 
RD-4 15 22.9 19.0 4.0 3.3 1.8 13.9 10.9 7 128 

Subtotal 416 445.3 369.6 168.5 44.2 23.5 209.0 257 1,215 

Between the City Limits and the UGB 
County 91 226.6 188.1 55.8 29.1 15.5 100.4 5.5 16 571 

Total 507 671.9 557.6 224.3 73.3 39.0 336.6 273 1,787 
Source: Clackamas County Assessors Office; Analysis by David Evans and Associates, Inc. 

11 The Oregon City Functional Compliance Plan (1999) determined that 83 percent of parcels in Oregon City are over 3/8 acres. Total acres were multiplied by 
.83 to remove parcels less than 3/8 of an acre, which are already assumed to be platted. 

12 50 percent of gross vacant unconstrained acres is dedicated to residential uses. There are 2.9 acres of vacant LC land. 
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Table 24. Partially Vacant Residential Land by Zoning in Oregon City 

For lots 5 times or larqer the allowable size 
Potential dwelling units 
(80 percent density) for 

Tax lots 3 all lots 5 times the lot 
to 5 times Right of size. One additional unit 
minimum Total tax Total Maximum Constrained way for lots 3-5 times the lot 

Classification size lots Acres Density land (15%) size 

Within the UGB 
LC 0 0 0.0 7.3 0.0 0 
R-10 117 99 238.7 4.4 53.1 27.8 672 

R-6 60 25 33.2 7.3 19.7 2.0 127 
R-6/MH 5 3 5.5 6.4 1.7 0.6 22 
R-8 26 48 86.0 5.5 8.1 11.7 317 
RA-2 0 1 2.3 19.8 0 0.3 31 
RC-4 0 0 0.0 10.9 0 0.0 0 
RD-4 15 0 0.0 10.9 0 0.0 15 
Subtotal 223 176 365.7 82.6 42.5 1, 184 

Between the Citv Limits and the UGB 
County 81 155 470.3 5.5 58.4 61.8 1,622 
Total 304 331 836.0 141.0 104.3 2,806 
Source: Clackamas County Assessors Office, May 2002; Analysis by David Evans and Associates, Inc. 

3.1.1.3 Potentially Redevelopable Land 
Identification of parcels that could be redeveloped is based on the value of improvements 
compared to land value. The value of the structures and other improvements declines over the 
years if not properly maintained, and the potential for redeveloping the property increases. 
Figure 3 illustrates the average improvement values by residential zoning districts. Not 
surprisingly, improvement-to-land-value ratios are highest in zoning districts that allow denser 
development (RA-2, RC-4, and RD-4 zones). The RA-2 zone has the highest improvement-to
land-value ratio of any residential district. Conversely, less dense zones have lower improvement 
values, where one unit on a larger lot is the norm. Overall, average improvements in single
family residential zones are about 1.5 times the land value, with zones allowing higher density 
housing closer to two times the land value. 

Parcels falling below the 1: 1 building-to-land-value threshold could potentially be redeveloped 
with newer or higher density uses. However, just because the land is considered redevelopable 
does not ensure that change will actually occur. Table 25 shows the amount of potentially 
redevelopable land by zone. In Oregon City, there is less than one acre of land considered highly 
redevelopable and just over eight acres that have medium redevelopment potential. The majority 
ofredevelopable parcels (about 90 percent) have a low potential and will likely stay in the same 
use as today. By far the majority of redevelopable parcels are within the R-6 zone, followed by 
the R-10 zone. 
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Figure 3. Improvement to Land Value Ratio for Residential Property 
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Source: Clackamas County Tax Assessor's Office (May 2002) 

Table 25. Potentially Redevelopable Residential Land by Zoning in Oregon City 

Buildino to Land Value 

0-0.25 0.26-0.50 0.51-0.99 
Redevelopment Potential !Hiah\ !Medium\ !Low\ Total Acres 
Zoning District 
LC 0.8 0.8 
R-10 1 23.5 24.5 
R-6 0.8 6.9 48.7 56.4 
R-6/MH 0.4 0.4 
R-8 0 
RA-2 0.3 0.3 0.6 
RC-4 0.2 6.1 6.3 
RD-4 3.0 3 
Total 0.8 8.4 82.8 92 
Source: Clackamas County Assessors Office; Analysis by David Evans and Associates, Inc. 

3.2 Metro and Clackamas County Capacity Estimates/Land Need through 2017 
Oregon City is required to determine its housing capacity within the city limits and outside of the 
city limits but within the UGB area that is still under Clackamas County jurisdiction. Table 26 
shows the amount of expected growth in the region that Metro and Clackamas County believe 
Oregon City should accommodate and the projected housing capacity (using the current zoning) 
within the UGB to meet those targets. Within the city or UGB, Metro and Clackamas County 
estimated that Oregon City should expect to accommodate 9 ,940 additional units by 2017. 

Oregon City has seen considerable growth since the projected capacity estimates were the 
developed. Between 1994 and 1996, Oregon City determined by reviewing building permits that 
1,446 units were built within the UGB. More recent permit data supplied by Metro showed an 
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additional 2,219 units constructed between 1996 and 2001. This development significantly 
reduces the dwelling units needed by 2017 to 6,075 units. However, there does not appear to be 
capacity to accommodate these units within the UGB. Full development of all vacant and 
partially vacant land would result in 4,593 new units, based on current zoning within the city and 
an overall R-8 density for county land within the UGB, missing the capacity target by 1,444 
units. 

Table 26. Capacity Analysis based on Metro and Clackamas County Capacity Estimates 

Metro and Clackamas county dwelling un'1t 
9,940 

target capacity 
Credit for development (9/1/94-8/31/96) (1,446) 
Credit for development (8/31/96-Current) (2,219) 
Credit for projected accessory units (142) 

Credit for development on constrained land (58) 

Adjusted dwelling unit target 6,075 
Estimated dwelling unit capacity on vacant 

(1, 787) 
land 
Estimated dwelling unit capacity on partially 

(2,806) 
vacant land 

New welling units in manufactured home 
(38) 

parks 
Dwelling Unit Capacity Deficiency 1,444 

These capacity estimates do not reflect plans to permit and encourage increased density in some 
areas (such as downtown), because the zoning to implement these higher densities is not yet in 
place. Currently, there is no housing within the downtown area and no land zoned specifically 
for housing, although the Oregon City Downtown Community Plan (1999) recommends several 
areas that could accommodate higher-density housing. If this plan is implemented, a considerable 
number of housing units could be accommodated in the core area of the city. 

Oregon City's zoning for residential land within the city limits is primarily R-10 and R-8. This is 
larger than the average lot size recommended by Metro for urban areas (7,000 sq. ft). There is 
potential for more housing if zoning were changed and densities increased. 

The number of units that could be developed on unincorporated land within the UGB depends on 
what zoning was assigned to each parcel when it was annexed into the city. Upon annexation, 
parcels are typically zoned R-10, the lowest density allowed within the city limits. For the 
purposes of these estimates, vacant county parcels were assumed to develop at an R-8 zoning 
density. However, some areas could be zoned at higher densities and accommodate additional 
units. 

Underntilized land (or land than is not developed to the maximum allowed density by zoning) 
actually accounts for more acreage than vacant land in the unincorporated UGB. Underutilized 
land that is more than five times the allowable lot size was assumed to develop the same as 
vacant parcels, based on Oregon City's experience where new development on these larger lots 
is meeting at least 80 percent of the target density for the underlying zone. Redevelopable land 
is not included in the capacity analysis because of the limited amount ofland considered to be 
highly redevelopable. The number of units that might be constructed would likely be negligible. 
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3.3 Housing Mix Based on Demographics 
Metro and Clackamas County developed a dwelling unit target for Oregon City based on 
expected regional growth and the amount of vacant land available within the Oregon City UGB, 
shown in Table 26, not accounting for current and future socioeconomic conditions. While the 
target assumes that a variety of housing types will be required, it does not determine what the 
best housing mix would be and how much residents can afford to spend on housing. 

The Oregon Department of Housing and Community Services (HCS) has developed a model that 
projects housing needs based on the existing housing stock, demographics and anticipated 
population growth. The model evaluates the existing housing units by structure type and cost, 
compares those units to local demographics, and estimates the cunent demand/supply by 
structure type and price point. The model requires knowledge of existing housing units, tenure, 
and cost. The existing housing inventory was used as the base for the model, while tenure and 
cost were extrapolated from the 2000 Census. The model assumes no more than 30 percent of 
household income is spent on rent or a mortgage. 

Figure 4 shows the percentage of new housing units currently needed by price and tenure. 
According to the model, housing need is met for a particular price point if the existing housing 
stock meets 100 percent of the need. According to the model, Oregon City has a surplus of rental 
units in the mid price ranges with monthly rents between $430 to $909. The largest surplus is in 
the $665 to $909 rent ranges, where need is met by more than three times for that price range, 
creating a surplus of those units. Oregon City does not meet residents' needs for less expensive 
rental units or for units costing more than $909 per month. The cUITent housing stock meets just 
over 50 percent of the estimated need for units with rents less than $429 per month and, for more 
expensive units, the existing rental stock meets approximately 50 percent of the estimated need. 

In addition to rental needs, the model also estimates the need for owner-occupied units. The 
model shows a surplus of units costing more than $113,300 with a greater surplus in units 
costing more than $141,700. Oregon City's housing stock meets the city's needs for homes 
costing between $85,000 and $113,000, but only meets about 50 percent of housing needs for 
homes priced between $56,700 and $85,000. 

Affordable housing is a concern for many Oregon City residents. The model shows just over 
one-percent of the need is cUITently met for homes costing less than $56,700, which is not 
surprising considering a median sale price for homes in Oregon City of $184,000. The number of 
homes in the low price range is extremely limited, and households that can only afford a home in 
this range would likely rent rather than buy. Households could afford to own a home only by 
spending a disproportionate amount on their mortgage payment. In this case, supplying more 
rental units than owner-occupied units is likely more realistic when comparing the current real 
estate market, high cost ofland, and building materials. 
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Figure 4. Percentage of New Housing Units Needed by Housing Type for Oregon City 
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Source: Oregon Housing and Community Services 2002, David Evans and Associates, Inc. 2002 

Assessing the current met/unmet needs is the first step in determining a future housing mix that 
will satisfy the projected population and demographic changes. Table 27 shows two housing 
mixes based on information gathered through the housing inventory and a projected housing 
density from the RCS model that would meet housing needs based on tenure and cost. Oregon 
City's current housing mix is about 80 percent single-family units and about 20 percent 
multifamily, although building permit data shows that the majority of new units (about 86 
percent) are single-family detached homes. About 14 percent of the new units are multifamily 
dwellings. 

The RCS model projects the density mix needed to meet Oregon City's housing needs, and has a 
higher percentage of units in multifamily than the current housing mix. The model projects a 
housing mix of about 75 percent single-family housing and about 25 percent multifamily units. 
The higher number of multifamily units is based on a current unmet need for low cost housing as 
well as higher priced units. There is a large unmet need for low cost housing for both owners and 
renters, but due to high housing prices, home ownership is not a realistic option. Most people 
who can only afford the most inexpensive housing are likely going to rent. 
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Table 27: Actual and Projected Housing Mix 

Current Mix (Housing HCS Model (Projected Mix 
Housinq Tvne lnventorvl to Meet Housinq Needs) 

Single-family 81.4% 74.7% 
Single-family 67.9% 63.9% 
Duplex 5.9% 4.4% 
Manufactured 

7.6% 6.4% homes in oarks 
Multifamily 18.6% 25.3% 
Total 100.0% 100.0% 

The need for a higher percentage of multifamily units is illustrated in the demographic analysis 
completed in Section 2, Existing Conditions, the HCS projections showing a need for more 
affordable housing, and a Metro target capacity that supports higher density development. The 
majority of units will be single-family, but there is also aneed for ahigher percentage of units in 
multifamily uses. 

3.4 Land Needs/Surplus by Housing Type 
Table 28 shows the needed housing units by housing type and the need/surplus of existing vacant 
land within the Oregon City UGB. The target capacity for the Oregon City is 6,075 additional 
units (after reductions for units already constructed). Based on the adjusted target and housing 
mix recommended in the HCS model, Oregon City should accommodate 4,538 single-family 
units and 1,537 multifamily units (75 percent single-family and 25 percent multifamily). 

The majority of these new units can be accommodated on vacant or partially vacant land within 
the UGB, but to meet the target capacity Oregon City would need to make some zone changes 
that increase density. Currently, vacant and partially vacant land zoned for single-family units 
can accommodate all single-family unit needs with room for over 4800 units, while existing 
multifamily zoned land could accommodate just 103 units. Therefore, some land should be 
rezoned to higher density uses the provide the necessary 1,434 units. 

The need for higher density development within Oregon City, especially in the downtown area, 
has already been the focus of extensive planning efforts in an attempt to make downtown a more 
lively. Higher density developments can support businesses, including restaurants and 
entertainment businesses that cater to these new residents. The City has developed and adopted 
the "Oregon City Downtown Community Plan" that recommends mixed uses with 30 units per 
acre of housing. Other areas where higher density uses (than is currently permitted) may be 
appropriate are shown in Figure 5 and described in Table 29. Approximately 193 buildable acres 
would be rezoned; of that about 104 acres would be rezoned for multifamily uses, including a 
mixed-use area north of downtown. 
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Table 28. Housing Need/Surplus with Rezoned Areas 

Single-family, 
Manufactured in 
Parks, Du lexes 

Adjusted Metro Target (Table 26) 6,075 

Future Housing Mix (Table 27) 74.7% 25.3% 100.0% 

Metro Target using future housing mix 4,538 1,537 

Multifamily 
Single-family Zanin~ 

Zanin Districts 13 District 4 Potential New Units on Land within the UGB 

Vacant Land (Table 23) 1,715 72 

Partially Vacant Land (Table 24) 2,775 31 

New Units in Existing Manufactured Home Parks (Table 13) 38 0 

Total New Units 4,528 103 

Needed Units 

(Need)/Surp/us (New units-Metro Target Future Housing Mix) (10) (1,434) 

Potential New units on rezoned residential land (Table 29) 365 1,510 

Total Units (needed)/surplus 355 76 

Areas to be rezoned would accommodate primarily multifamily housing units, duplex 
townhomes and other higher density uses. Some rezoned areas would retain a single-family 
zoning but at a higher density (e.g. R-10 rezoned to R-8 or R-6). Multifamily housing would 
only by allowed in the RA-2 zone and in a future MUR zone recommended in the Downtown 
Plan. New multifamily uses are located in areas with existing multifamily uses or near activity 
centers, such as Clackamas Community College, and near major thoroughfares where more 
transportation options are available. 

6,075 

Total 

1,787 

2,806 

38 

4,631 

(1,444) 

1,875 

431 

Oregon City meets nearly all land needs for single-family units, but needs more land for 
multifamily dwellings. Converting 107 acres of single-family land to multifamily uses would 
accommodate additional l,510 units, or 76 units more than required. Other rezoned land (about 
93 acres) would remain in single-family use but at a higher density. This would generate 365 
additional units, or 355 units more than required. Together this would provide 1,875 units, which 
exceeds Metro's residential target capacity by 431 units. 

13 Single-family zones include LC, R-10, R-8, R-6, R-6/MH, R-8, RC-4, RD-4, and County assumed with a density 
ofR-8. 
14 The only zone identified as multifamily is RA-2 
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Table 29. Potential Changes in Zoning to Meet Density Target 

New Comp. Gross rezoned Total PSC ROW Gross vacant Max. Units Max. Units 
Existing New Plan unconstrained existing Less env. Deduction deduction Total buildable per acre for per acre for Total n1ew 

Area Zone Zone Desio nation AcreaQe Units constraints 'x.22) 'x.15) Deduction acres current zone new zone units 
M-1 2.7 0 0.0 0.0 0.4 0.4 2.3 0.0 30 55 
M-2 11.7 0 0.0 0.0 1.8 1.8 9.9 0.0 30 23!l 

1 
RC-4 

MUOR MUOR 
0.2 0.0 0.0 0.1 3 3 0.0 0.1 0.0 30 

c 17.4 8 0.0 0.0 0.0 0.0 17.4 o.a 30 41il 

R-10 51.4 13 20.3 6.8 3.6 30.8 20.6 4.4 10.9 10·7 

2 R-6/MH RD-4 MR 8.8 1 1.7 1.6 0.8 4.1 4.7 6.4 10.9 17" 

County 35.a 0 0.4 7.6 4.0 12.1 22.9 5.5 10.9 99 

3 
R-8 

LR 
0.0 0 0.0 0.0 o.a a.a o.a 5.5 5.5 -R-8 

R-10 30.3 13 17.2 2.9 1.5 21.6 8.7 4.4 5.5 8 

4 R-10 R-6 LR 18.0 12 10.3 1.7 0.9 12.9 5.1 4.4 7.3 12~ 

5 R-6 RD-4 MR 4.0 7 2.5 a.3 0.2 3.0 1.0 7.3 10.9 3 

6 
R-6 

RA-2 HR 
13.3 12 7.8 1.2 0.6 9.6 3.6 7.3 19.8 3Ei 

R-10 6.4 0 4.3 0.5 0.2 5.0 1.4 4.4 19.8 17' 

RA-2 4.4 2 0.0 1.0 0.5 1.5 2.9 19.8 19.8 -
7 R-6 RA-2 HR 12.6 15 0.2 2.7 1.5 4.4 8.2 7.3 19.8 8~~ 

LO 2.0 41 0.0 0.0 0.3 0.3 1.7 19.8 19.8 -
8 R-10 RD-4 MR 6.1 0 1.0 1.1 0.6 2.7 3.4 4.4 10.9 I 17' 

9 R-10 RD-4 MR 4.4 2 0.0 1.0 0.5 1.5 2.9 4.4 10.9 1'" _, 
10 R-10 R-8 LR 7.9 0 0.0 1.7 0.9 2.7 5.3 4.4 5.5 5 
11 County RA-2 HR 10.2 13 2.8 1.6 0.9 5.3 4.9 5.5 19.8 ' 56 

12 
R-6 

RD-4 MR 
4.7 6 1.3 a.o a.5 1.8 2.9 7.3 10.9 8 

R-1a 5.7 7 0.4 1.2 0.6 2.1 3.5 4.4 10.9 1EI 
13 R-10 RA-2 HR 10.4 5 1.1 2.0 1.1 4.2 6.2 4.4 19.8 7Ei 
14 R-10 RA-2 HR 19.8 3 0.0 4.4 2.3 6.7 13.1 4.4 19.8 162 

15 R-10 RA-2 HR 2a.1 6 3.3 3.7 2.a 8.9 11.2 4.4 19.8 138 

LO a.3 a a.a a.a a.a a.a a.3 19.8 19.8 -
16 

R-1a 
RA-2 HR 

14.5 9 1.6 2.8 1.5 5.9 8.6 4.4 19.8 105 

R-6/MH 4.1 3 a.a 0.9 0.5 1.4 2.7 6.4 19.8 29 

RD-4 19.9 69 a.a 4.4 2.3 6.7 13.2 1a.9 19.8 94 
17 County MUE MUE 84.9 

No new residential units 
18 R-6 MUE MUE 9.6 
19 R-1a RD-4 MR 6.1 1 0.1 1.3 0.7 2.1 4.0 4.4 1a.9 211 

2a 
R-6/MH 

RD-4 MR 
9.9 a 1.1 1.9 1.0 4.1 5.8 6.4 1a.9 2'1 

R-10 3.9 1 0.0 a.9 0.5 1.3 2.6 4.4 1a.9 1:i 

Total 46a.8 252 77.3 55.3 32.4 165.1 2a1.2 1,875 
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From: King, Renee
To: Laura Terway
Subject: RE: Providence Willamette Falls Zone Change
Date: Tuesday, October 27, 2015 2:12:35 PM

Hi Laura – would you mind including this in the Planning Commission packet or presenting it at the
 hearing so that they can see that Providence has been responsive to Alex’s concerns and that we are
 responsive to the concerns of the tenant. Thanks, Laura.
 
 
Renée
 
From: King, Renee 
Sent: Thursday, October 22, 2015 12:24 PM
To: 'Laura Terway'
Subject: FW: Providence Willamette Falls Zone Change
 
Hi Laura,
 
Just wanted you to know that we connected with Alex, both by this email and I had a long talk with her
 yesterday.
 
 
Renée
 
Renée Boutin King
Marketing and Communications manager
Providence Health & Services
503-650-6262
 
 
From: Reinhard, Russ 
Sent: Thursday, October 22, 2015 12:13 PM
To: 'AlexB@cccchs.org'
Cc: King, Renee; 'Stefanie Slyman'; Josh Kolberg
Subject: Providence Willamette Falls Zone Change
 
 
Hello Alex,
 
Your email to Laura Terway dated Oct. 15 was forwarded to me. I’ll do my best to let you know where
 Providence Willamette Falls Medical Center is currently in our land use application process, and our
 commitment to our tenants in the properties this application may affect.
 
Providence sent a letter in May to the tenant at 1810 15th Street notifying them prior to a McLoughlin
 Neighborhood Association meeting that we would be at that meeting to discuss the land use application
 we were preparing to submit to the City. We felt it important for the tenant to know that the property
 would be discussed so that they could attend the meeting should they wish.
 
In June we filed a land use application with the City of Oregon City requesting that property be included in
 Providence Willamette Falls Medical Center’s master plan that was adopted in 2012. The property is
 currently zoned mixed use employment. Attached is a detailed map that shows the changes Providence
 is requesting in the application.
 
On Nov. 9 this application will be discussed at the City of Oregon City’s planning commission, and is
 scheduled to be brought before City Council on Dec. 16. Providence is awaiting the decisions on our land

mailto:Renee.King@providence.org
mailto:lterway@ci.oregon-city.or.us


 use application before making any changes with the properties it owns along 15th Street. Should we
 change the use of those properties, we commit to a four month notification and a move allowance
 equivalent to one month’s rent.
 
I hope this addresses your concerns and I thank you for your advocacy. Feel free to contact me, or
 Renee King, with any further questions.
 
Russ Reinhard
Chief Executive
 
 

From: Laura Terway [mailto:lterway@ci.oregon-city.or.us] 
Sent: Thursday, October 15, 2015 12:47 PM
To: Alex Bursheim <AlexB@cccchs.org>
Cc: Stefanie Slyman <stefanies@hhpr.com>; Josh Kolberg <josh@pkaarchitects.com>
Subject: RE: Providence Willamette Falls Zone Change
 
Alex,

Thank you for your email.  The property located at 1810 15th street is included in the development
 application. The complete application may be found online here with a general timeline for the
 implementation of the Master Plan.  I have copied the applicant on this email response so you may
 contact them directly for a more specific timeline.  Please feel free to contact me with any
 additional questions or concerns.
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.
 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 
 
 

From: Alex Bursheim [mailto:AlexB@cccchs.org] 
Sent: Thursday, October 15, 2015 12:33 PM
To: Laura Terway
Subject: Providence Willamette Falls Zone Change

mailto:lterway@ci.oregon-city.or.us
mailto:AlexB@cccchs.org
mailto:stefanies@hhpr.com
mailto:josh@pkaarchitects.com
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity
mailto:AlexB@cccchs.org


 
Hello Laura, 
My name is Alex and I am a family coach for Clackamas County Early Head Start, and I was
 hoping that you could give me some details about the Providence Willamette Falls proposed
 changing of the Master Plan in the area around the hospital. I have a family on my case load
 that lives at 1810 15th St. Oregon City, OR 97045, and they are wondering if they are in
 danger of losing their home because of this plan change. Also, is there a timeline for
 construction if the plan goes through? They intend to be at the City Council meeting, but
 would also like as much information as possible before hand, so that if they need to start
 planning a move they can do so with ample time. The family includes a recently single Mother
 and four young children, along with family pets, so a time frame for the project is crucial for
 their well-being. If you can not provide me with this information, I would greatly appreciate it
 if you could point me in the right direction.
 
Thank you,
Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041

 

This message is intended for the sole use of the addressee, and may contain information that is privileged, confidential and exempt from
 disclosure under applicable law. If you are not the addressee you are hereby notified that you may not use, copy, disclose, or distribute
 to anyone the message or any information contained in the message. If you have received this message in error, please immediately
 advise the sender by reply email and delete this message.
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EXECUTIVE SUMMARY 
Providence Health & Services is preparing a Master Plan and Detailed Development Plan (DDP) for 
its Providence Willamette Falls Medical Center (PWFMC) campus. The Master Plan will include 
development of the property between Division Street, Davis Road, Trillium Park Drive, and Gilman 
Drive, in addition to the property immediately west of Division Street between 14th Street and 16th 
Street and the property immediately east of Division Street between Penn Lane and Davis Road. 

As part of the Master Plan, the existing campus buildings will remain intact and operational. 
PWFMC is seeking approval to increase the amount of development on-campus by a net addition 
of 104,000 square feet, which accounts for two additional medical office buildings (MOBs), 
expansions to the existing hospital building, and a central utility plant (CUP).   The DDP includes 
the upgrading of the existing gravel parking lot adjacent to Penn Lane. As part of the upgrading, 
the parking lot will be paved and stormwater, landscaping and curbs will be added. No traffic 
impacts are anticipated by the paving of the parking lot. All other planned additions to the campus 
will require separate DDP submissions and subsequent traffic analyses. 

This report summarizes the transportation and parking analyses needed to support the Master 
Plan. The pertinent findings and recommendations are summarized below. 

Findings 

EXISTING TRANSPORTATION SYSTEM OPERATIONS AND SAFETY 

• Under existing conditions, all study intersections meet operating standards during both the 
a.m. and p.m. peak hours. 

• Only five of the study intersections have any reported crashes over the past five years. No 
safety mitigation needs have been identified based on the crash data alone. 

• Several mitigations have been identified that would improve sight distance at the PWFMC 
accesses and the roadways that intersect Division Street across from the PWFMC campus. In 
order to provide adequate sight distance, PWFMC should move the hospital sign at the 
intersection of Division Street/Davis Road and restrict on-street parking and consider bulb-
outs for the accesses and intersections along Division Street, particularly at the intersections 
of Division Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC 
Access Road (between 13th Street and 14th Street). The City and property owners should 
consider trimming and maintaining the shrubs near the roadway. 

YEAR 2021 TRANSPORTATION SYSTEM OPERATIONS 

• The 104,000 square feet of net building space proposed as part of the Master Plan is 
estimated to generate 87 weekday a.m. and 91 weekday p.m. peak hour trips, assuming no 
additional reduction in campus-related drive-alone travel is realized during the next ten 
years. 
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• Assuming year 2021 background conditions without an increase in campus-related uses, the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections do not meet City of 
Oregon City operating standards. The Molalla Avenue/7th Street intersection is anticipated 
to operate acceptably for the next five years (through the year 2016) whereas the Redland 
Road/Anchor Way intersection is anticipated to operate acceptably for the next six years 
(through the year 2017) with increases in background growth. 

• Assuming year 2021 total build-out conditions, the Master Plan does not cause any 
intersections to not meet City of Oregon City operating standards. 

o The City has been evaluating the potential for a roundabout at the Molalla 
Avenue/7th Street intersection. With a roundabout in-place, this intersection would 
meet City standards at full build-out of the Master Plan. 

o The Redland Road/Anchor Way intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City 
TSP. With a signal in-place, this intersection would meet standards. 

MODE SPLIT AND PARKING 

• The 2011 Employee Commute Options (ECO) survey results represent a slight decrease in 
the drive-alone mode split from the July 2010 survey (a decrease from 89 to 88 percent). 
PWFMC’s efforts to reduce the drive-alone rate will continue to lessen both parking and 
traffic impacts associated with the campus over time. 

• There is sufficient on-campus parking today to accommodate the existing peak daily 
demand. During the highest hour of parking utilization, approximately 78 percent of the 
spaces are full within the existing Master Plan boundaries. This level of utilization still 
provides sufficient opportunities for patients and visitors to easily and efficiently find a 
parking space without unnecessary circulating through the garages or parking lots. 

• Based on the existing parking demand, a campus-wide rate of 1.95 spaces per 1,000 square 
feet of building space should be supplied on-campus throughout the next ten years. 
Accounting for an excess of parking today, 138 new spaces would be needed campus-wide 
upon build-out of the Master Plan uses. 

• PWFMCshould monitor the need for supplying a campus-wide rate of 1.95 spaces per 1,000 
square feet of buildings space to ensure that this ratio remains applicable as the drive-alone 
rate to campus continues to decrease over time. 

• There is limited use of the first block of 15th Street (west of Division Street) by hospital staff 
and visitors. Neighborhood feedback indicated that hospital staff and visitors also 
frequently park on the first blocks of 14th Street and 16th Street (west of Division Street). 
PWFMCshould continue to monitor this situation and work with the neighborhood to 
ensure any impacts are mitigated. 



Providence Willamette Falls Medical Center August 2011 
Executive Summary 

Kittelson & Associates, Inc. 4 
 

Recommendations 

• In order to achieve adequate sight distance at the PWFMC accesses and roadways 
intersecting Division Street, the hospital sign at the intersection of Division Street/Davis 
Road should be moved east. Parking restrictions and bulb-outs should also be considered in 
order to acquire additional sight distance, specifically at the intersections of Division 
Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC Access Road 
(between 13th Street and 14th Street). The City and property owners should consider 
trimming and maintaining the shrubs near the roadway. 

• Based on existing parking demand, 1.95 parking spaces should be provided per 1,000 square 
feet of total building space on-campus. This ratio should be monitored over time to ensure 
its application remains appropriate as the campus experiences further reductions in the 
drive-alone rate. This ratio results in a total campus need of 138 new parking spaces. 

• PWFMCshould work with the City of Oregon City to contribute a pro rata share of 
improvements at the Redland Road/Anchor Way and Molalla Avenue/7th Street 
intersections. The timing of and need for these pro rata share improvements should be 
determined as part of subsequent DDP submittals. Improvements at these locations are not 
anticipated to be needed for five to six years, and the timing of expansions to the hospital 
that are included in the Master Plan have not yet been defined. 

o Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at 
the Molalla Avenue/7th Street intersection. 

o At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses 
would contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in 
the year 2021. 
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INTRODUCTION 
Project Description 

As part of the Master Plan, Providence Willamette Falls Medical Center (PWFMC) is proposing a 
net increase of 104,000 square feet of new space on campus. The new Master Plan will include 
development of the property between Division Street, Davis Road, Trillium Park Drive, and Gilman 
Drive, in addition to the property immediately west of Division Street between 14th Street and 16th 
Street and the property immediately east of Division Street between Penn Lane and Davis Road. 
Figure 1 illustrates the site vicinity and updated campus boundary. Figure 2 shows the Master Plan 
conceptual uses. 

There are a number of public roadways and private accesses that serve the campus today. The 
majority of these will be maintained as part of future development. One additional access point 
along Penn Lane is proposed as part of future campus development and will serve a parking lot 
that has an existing access to Division Street that will be closed.  

Construction activities are expected to occur over the course of several years, depending on fiscal 
resources and operational needs. For the purposes of this report, a ten-year planning horizon was 
used to understand transportation impacts associated with build-out of the Master Plan uses.  

A Detailed Development Plan (DDP) is being submitted concurrently with the Master Plan. As part 
of this DDP, PWFMC proposes to upgrade the parking lot adjacent to Penn Lane. No traffic impacts 
are anticipated with the paving of this parking lot. 

Scope of the Report 

This report identifies the transportation-related impacts associated with development of an 
additional 104,000 square feet of net new campus space proposed as part of the Master Plan update 
and was prepared in accordance with the City of Oregon City standards. The study intersections 
and scope of this project were selected based on a review of the local transportation system and 
direction provided by City staff. Operational analyses were performed for the weekday a.m. and 
p.m. peak hours at the following locations: 

Off-Site Locations 

1. Cascade Highway (OR 213)/Redland Road 

2. Redland Road/Holcomb Boulevard-Abernethy Road 

3. Redland Road/Anchor Way 

4. Molalla Avenue/7th Street 

5. Molalla Avenue/Division Street 

6. 7th Street/Division Street 
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Campus Adjacent Locations 

7. Division Street/Davis Road 

8. Division Street/Penn Lane (Total Traffic Conditions Only) 

Campus Accesses 

A1E.  Access #1 (Existing Location): Division Street/Between 16th Street and Penn Lane (Existing 
Traffic Conditions Only) 

A1F.  Access #1 (Future Location): Penn Lane/East of Division Street (Total Traffic Conditions 
Only) 

A2. Access #2: Davis Road/West Access between Division Street and Trillium Park Drive (This 
access point contains two driveways with (A) access to the parking lot between Penn Lane 
and Davis Road and (B) access to the parking lot south of Davis Road.) 

A3. Access #3: Davis Road/East Access between Division Street and Trillium Park Drive 

A4. Access #4: Division Street/Between Davis Road and 15th Street 

A5. Access #5: Division Street/15th Street 

A6. Access #6: Division Street/Between 13th  Street and 14th Street 

This report summarizes these transportation areas: 

• Existing land-use and transportation-system conditions within the site vicinity during the 
weekday a.m. and p.m. peak periods; 

• Year 2021 traffic conditions during both peak periods; 

• Trip generation and distribution estimates for the proposed Master Plan uses; 

• Campus parking demand and supply analyses; 

• On-street parking analyses; and 

• Conclusions and recommendations. 
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EXISTING CONDITIONS 
The existing conditions analysis identifies the site conditions and current multimodal, operational, 
functional, and safety characteristics of the transportation system within the vicinity of the campus. 
These conditions are compared with future conditions later in this report. 

Kittelson & Associates, Inc. (KAI) staff collected information regarding site conditions, adjacent 
land uses, existing traffic operations, and transportation facilities in the study area during the 
spring and summer of 2011.  

Campus Conditions and Adjacent Land Uses 

The main Providence Willamette Falls Medical Center (PWFMC) campus encompasses the area 
between Division Street, Davis Road, Trillium Park Drive, and Gilman Drive. The main campus 
includes 335,076 square feet of medical and administrative/support uses today. In addition, 16,105 
square feet of shelled space has been constructed within the hospital but is not yet in use. 

Structured parking and surface parking are available on the campus today. The parking structure is 
located on the northeast corner of the campus near the intersection of Davis Road and Trillium Park 
Drive. The parking structure has two accesses that are located off of Davis Road (to the north) and 
through the surface parking lot (to the south). There are surface parking lots currently surrounding 
the campus. Two of the parking lots are located on the northeast and southeast corners of the 
Division Street/Davis Road intersection. Another surface parking lot is located on the west side of 
the campus, near the Division Street/15th Street intersection, and wraps around the east side of the 
Hospital, extending to Trillium Park Drive. A gated driveway is located on the southeast corner of 
the campus connecting to Trillium Park Drive and is for emergency use only. 

The PWFMC campus is zoned Mixed Use Employment (MUE). The MUE zoning extends beyond 
the PWFMC campus to the north, south, and west. There is a Children’s Center on Penn Lane 
outside of the Master Plan boundary to the north. Other medical providers are located to the south 
of the Master Plan boundary, including the Mountain View Nursing Home, Eye Health Northwest, 
and Gilman Park Assisted Living. While Eye Health Northwest and Gilman Park Assisted Living 
have their own surface parking lots and accesses, Mountain View Nursing Home shares the 
PWFMC Division Street access between 13th Street and 14th Street. The surrounding properties 
beyond the MUE zoned area are generally residentially zoned as single family (R-6 and R-10) to the 
west and east and multi-family (R-2) to the south. 

Transportation Facilities 

Table 1 provides a summary of the transportation facilities included in the analyses. This table 
outlines the operational characteristics of the streets, as well as the modal functional classifications 
identified in the City of Oregon City Transportation System Plan (TSP, Reference 1). Figure 3 
identifies the lane configurations and traffic control devices at the study intersections. 
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Table 1 Existing Transportation Facilities 

Roadway Classification 
Number of 

Lanes 

Posted  
Speed 
(MPH) Sidewalks 

Bicycle 
Lanes 

On-Street 
Parking 

Transit 
Route 

Cascade Highway 
(OR 213) Expressway 4 - 5 45 No Yes No No 

Redland Road Minor Arterial 2 - 5 45 Partial1 Yes No No 

Holcomb Boulevard Minor Arterial 2 - 4 40 Yes Yes No Yes 

Anchor Way Minor Arterial 2 25 Partial2 Partial2 No No 

Division Street Minor Arterial 2 25 Partial3 Partial4 Partial5 Yes 

Penn Lane Local Street 2 NP6 Yes No Yes No 

Davis Road Local Street 2 NP6 Yes No Yes No 

15th Street Collector 2 25 Yes No Yes No 

7th Street Minor Arterial 2 25 Yes No Yes Yes 

Molalla Avenue Major Arterial 2 - 3 25 Yes Yes No Yes 
1 Sidewalks are provided along Redland Road to the south of Holcomb Boulevard-Abernethy Road. 
2 Sidewalks and bicycle lanes are provided along Anchor Way west of Redland Road (for approximately 250 feet only). 
3Sidewalks are provided along Division Street to the south of 16th Street. 
4Bicycle lanes are provided along Division Street between 13th Street and 15th Street. 
5On-street parking is available along Division Street to the west of 9th Street and between 16th Street and Gilman Drive. 
6Not posted; assumed to be 25 miles per hour. 

PEDESTRIAN AND BICYCLE FACILITIES 

The PWFMC campus and surrounding neighborhood are generally well served by a grid network 
of streets and sidewalks today. Sidewalks are available adjacent to the campus on both Division 
Street and Davis Road, as well as along the major connecting roadways near the campus, including 
Molalla Avenue, 7th Street, and 15th Street. Additional sidewalk connectivity is planned in the 
vicinity of the PWFMC campus, as identified in the City of Oregon City TSP. The need for new 
sidewalks has been identified for Division Street, Anchor Way, Redland Road, Holcomb Boulevard-
Abernethy Road, 15th Street, and Molalla Avenue. 

Bicycle lanes are currently provided on Division Street between 13th Street and 15th Street and along 
some of the major surrounding roadways, including Redland Road and Molalla Avenue. According 
to the TSP, bicycle lane improvements are needed on Division Street, 15th Street, Cascade Highway 
(OR 213), Anchor Way, Holcomb Boulevard- Abernethy Road, 7th Street, and Molalla Avenue. 

Bicycle parking counts were conducted once per day on the PWFMC campus around 11:00 a.m. 
from Monday, July 18, 2011, through Thursday, July 21, 2011. The results are summarized in Table 
2. The bicycle counts revealed that, on average, there are two bicycles parked in the designated 
bicycle racks per day. There may be additional bicycles parked elsewhere on campus, as PWFMC 
staff could take their bicycles in to their offices.  
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Table 2 PWFMC Campus Bicycle Count 

Day 
Number of Bicycles Parked in 

Designated Bicycle Racks 

Monday, July 18, 2011 0 

Tuesday, July 19, 2011 2 

Wednesday, July 20, 2011 2 

Thursday, July 21, 2011 3 

TRANSIT FACILITIES 

Two fixed-route bus stops are located within one block of the main entrance of the PWFMC campus 
on Division Street; a total of four stops are located within one block of the overall PWFMC campus. 
Service to these stops is provided by TriMet Bus Route 32. Route 32 provides service between 
Clackamas Community College, Oregon City, Gladstone, and Milwaukie. As of August 2011, the 
bus operates Monday through Friday between 5:30 a.m. and 7:30 p.m. on 30-minute headways, 
Saturdays between 9:30 a.m. and 5:30 p.m. on 60-minute headways, and does not offer service on 
Sundays. The Oregon City Transit Center provides connections to several additional bus routes and 
services. Other bus service in the area of the PWFMC campus is provided by TriMet Bus Routes 33, 
34, and 99 (Reference 2). 

Existing Campus Mode Split 

The Employee Commute Options (ECO) Program is mandated by the Department of 
Environmental Quality (DEQ). The program requires employers with more than 100 employees to 
provide commute options that will reduce the number of work-commute trips made by car in 
Portland and the surrounding area. The ECO Program is part of the Portland-Vancouver Air Plan 
to meet federal health-based ozone standards (Reference 3). 

Per the 2011 Employee Commute Options (ECO) survey, the existing employee mode split for the 
PWFMC campus is as follows: 

• 88 percent single-occupancy-vehicle travel (drive-alone) 

• 4 percent carpool 

• 3 percent bus 

• 1 percent bike 

• 1 percent walk 

• 0 percent telecommute 

• 3 percent compressed work week 

The 2011 results show a decrease in the drive-alone mode split from the July 2010 survey, which 
showed a rate of 89 percent. Since the baseline ECO survey was conducted in August 1997, there 
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has been a seven-percent reduction in drive-alone trips. PWFMC’s efforts to reduce the drive-alone 
rate will continue to lessen both parking and traffic impacts associated with the campus over time. 

Traffic Volumes and Peak Hour Operations 

Peak period vehicular, pedestrian, and bicycle counts were collected on June 2, 2011, at the study 
intersections and PWFMC accesses.  

ODOT requires that a seasonal factor be applied to traffic volumes on ODOT facilities. Seasonal 
factors adjust traffic counts based on trends seen during the peak month of the year. Because the 
traffic counts for this study were taken in June, a seasonal factor of 1.01 was applied to the volumes 
on OR 213 at the OR 213/Redland Road intersection. 

Figure 4 and Figure 5 provide a summary of the existing turning-movement counts during the 
weekday a.m. and p.m. peak hours, respectively. Appendix “A” contains the traffic counts used in this 
study. 

The PWFMC campus currently generates 339 trips during the a.m. peak hour and 356 trips during 
the p.m. peak hour, as shown in Table 3. 

Table 3 Measured Trip Generation for PWFMC Based on Traffic Counts 

Weekday AM Peak Hour Trips Weekday PM Peak Hour Trips 

In Out Total In Out Total 

257 (76%) 82 (24%) 339 89 (25%) 267 (75%) 356 

CURRENT LEVELS OF SERVICE 

Level-of-service (LOS) analyses described in this report were performed in accordance with the 
procedures stated in the 2000 Highway Capacity Manual (Reference 4). All intersection level-of-
service evaluations used the peak 15-minute flow rate during the peak hour. Using the peak 15-
minute flow rate ensures that this analysis is based on a reasonable worst-case scenario. A 
description of level of service and the criteria by which it is determined is presented in Appendix “B.” 

Per the City of Oregon City Guidelines for Transportation Impact Analyses (Reference 5): 

• The minimum acceptable LOS is defined as follows for signalized intersections located 
outside the Regional Center boundaries: 

o LOS “D” or better for the intersection as a whole and no approach operating at worse 
than LOS “E” and a volume-to-capacity (v/c) ratio not higher than 1.0 for the sum of 
the critical movements. 

• For signalized intersections within the Regional Center boundaries, the following minimum 
LOS standards will be allowed: 

o LOS “D” can be exceeded during the a.m. and p.m. peak hour; however, during the 
second hour of each two-hour peak period, LOS “D” or better will be required for 
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the intersection as a whole and no approach operating at worse than LOS “E” and a 
v/c ratio not higher than 1.0 for the sum of the critical movements.  

• Oregon City’s minimum acceptable LOS is defined as follows for unsignalized intersections 
throughout the City: 

o LOS “E” or better for the poorest operating approach and with no movement serving 
more than 20 peak hour vehicles operating at worse than LOS “E.” In other words, 
LOS “F” will be tolerated for minor movements during a peak hour. 

Operations at the OR 213/Redland Road intersection are governed by ODOT, which operates and 
maintains the intersection. The v/c mobility standard from the Oregon Highway Plan (OHP, 
Reference 6) is 1.10 for the first peak hour and 0.99 for the second peak hour. 

Figures 4 and 5 summarize the level-of-service analyses for the study intersections. The OR 
213/Redland Road intersection currently operates acceptably during the a.m. and p.m. peak periods 
using ODOT standards. The Redland Road/Holcomb Boulevard-Abernethy Road intersection is 
located within the Regional Center boundaries, and it currently operates acceptably during the a.m. 
and p.m. peak periods using City standards.  

The signalized study intersections located outside of the Regional Center boundaries and the 
unsignalized study intersections also operate acceptably during both peak periods. Appendix “C” 
includes the level-of-service worksheets for the existing traffic conditions. 
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Safety Analyses 

CRASH RECORDS 

The crash history of each study intersection was reviewed in an effort to identify potential safety 
issues. Crash records were obtained from ODOT for the five-year period from January 1, 2005, 
through December 31, 2009. Table 4 displays the crashes reported at the study intersections and 
access points during the five-year period. Appendix “D” contains the crash records obtained from 
ODOT. 

Table 4 Intersection Crash History (January 1, 2005 – December 31, 2009) 

Intersection 

Collision Type Severity 

Total 
Crash 
Rate2 Rear-End Turning Angle Other PDO1 Injury Fatal 

Cascade Hwy (OR 213)/Redland 
Road 2 6 - - 4 4 - 8 0.09 

Redland Road/Holcomb 
Boulevard-Abernethy Road 3 - - - 2 1 - 3 0.09 

Redland Road/Anchor Way 1 4 1 - 4 2 - 6 0.29 

Division Street/7th Street - - - - - - - 0 0.00 

Molalla Avenue/Division Street - - 1 1 1 1 - 2 0.07 

Molalla Avenue/7th Street - 2 2 - 2 2 - 4 0.14 

Division Street/Davis Road - - - - - - - 0 0.00 

Access A1E: Division 
Street/South of Penn Lane - - - - - - - 0 0.00 

Access A2: Davis Road/West 
Access between Division Street 
and Trillium Park Drive 

- - - - - - - 0 0.00 

Access A3: Davis Road/East 
Access between Division Street 
and Trillium Park Drive 

- - - - - - - 0 0.00 

Access A4: Division 
Street/Between Davis Road and 
15th Street 

- - - - - - - 0 0.00 

Access A5: Division Street/15th 
Street - - - - - - - 0 0.00 

Access A6: Division 
Street/Between 13th  Street and 
14th Street 

- - - - - - - 0 0.00 

1 PDO – Property Damage Only. 
2 Crash Rate = Crashes per million entering vehicles. 
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As shown in Table 4, the study intersections and campus access points have experienced relatively 
low crash rates. 

Based on a review of the crash records, six of the eight crashes that occurred at the signalized OR 
213/Redland Road intersection were turning crashes. Four of the six turning crashes at that location 
involved eastbound vehicles turning left, and four of the six crashes occurred during dark 
conditions. One of the turning crashes involved a bicyclist. ODOT is currently rebuilding this 
intersection, as will be discussed later in this report. 

The majority of crashes reported at the unsignalized Redland Road/Anchor Way intersection 
involved turning and angle crashes. Three of those turning and angle crashes involved eastbound 
vehicles turning left from Anchor Way on to Redland Road. The most common cause was cited as 
vehicles not yielding the right-of-way. However, there are no discernable patterns related to time of 
day or weather conditions. 

While left turns are not permitted at the Molalla Avenue/Division Street intersection, the angle 
crash involved a right-turning vehicle and a bicyclist. The other crash reported at this location was 
caused by a vehicle backing up into another vehicle. 

Overall, there are no discernable patterns related to time of day or weather conditions at the study 
area intersections.  

DRIVEWAY SIGHT DISTANCE 

A sight distance investigation was conducted at the PWFMC accesses and the public roadways 
across from the campus that intersect Division Street. Table G1 (in “Appendix G”) contains 
information on the available sight distance at each intersection. More detailed information and pictures 
from each access and roadway are also provided in “Appendix G.” 

Based on the posted speed limit along Division Street (25 miles per hour), 280 feet of intersection 
sight distance is required in both directions, in accordance with the AASHTO Policy on Geometric 
Design of Highways and Streets (Reference 7) that is referenced in the City of Oregon City 
Guidelines for Transportation Impact Analysis. Measurements were based on an eye height of 3.5 feet 
and an object height of 3.5 feet above the road; and were assumed to be 6.5 feet from the near edge 
of pavement to the front of a stopped vehicle (actual measurements were taken 14.5 feet from the 
travel edge). 

Sight distance is limited by parked vehicles to the south of the following intersections: 

• Division Street/Penn Lane; 
• Division Street/16th Street; 
• Division Street/Davis Road; and 
• Division Street/PWFMC Access (at 15th Street). 

Sight distance is limited by parked vehicles to the north of the following intersections: 

• Division Street/Davis Road; 
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• Division Street/PWFMC Access (Between 15th Street and Davis Road); 
• Division Street/14th Street; and 
• Division Street/PWFMC Access Road (Between 13th Street and 14th Street). 

Sight Distance Recommendations 

Sight distance could be improved at these locations by restricting on-street parking along Division 
Street immediately adjacent to the intersections. In addition to signing and striping options, bulb-
outs could be constructed to accommodate pedestrians and facilitate sight distance. In particular, 
bulb-outs at the Division Street/Davis Road, Division Street/15th Street, and Division Street/PWFMC 
Access Road (between 13th and 14th Street) intersections would improve sight distance compliance. 

Even if on-street parking is restricted, sight distance would still be obstructed by a hospital sign to 
the north of the Division Street/Davis Road intersection. In order to have 280 feet of sight distance 
at that location, the sign would need to be moved further east. 

While PWFMC could adjust on-street parking and the hospital sign, the City or property owners 
should consider implementing the following additional recommendations. Sight distance is limited 
by shrubs to the east of the PWFMC West Access located on the north side of Davis Road, and in 
addition to the shrubs, sight distance is limited by a mailbox and fence at the PWFMC East Access 
located on the north side of Davis Road. The shrubs should be trimmed and maintained to 
accommodate the required sight distance at the West Access. Plans for the parking lot located 
between Penn Lane and Davis Road include restricting the East Access to an inbound-only access, 
which this analysis confirms would improve sight lines at that location. 

Shrubs are also a sight-distance obstruction for eastbound drivers facing to the north and south of 
the Division Street/14th Street intersection and to the south of the Division Street/PWFMC Access 
Road (between 13th Street and 14th Street) intersection. The shrubs should be trimmed and 
maintained to achieve adequate sight distance at those locations. 

Existing Conditions Summary 

The key findings from the existing conditions analysis are summarized below. 

• The PWFMC campus currently produces 339 trips during the a.m. peak hour and 356 trips 
during the p.m. peak hour. 

• The 2011 ECO survey results represent a slight decrease in the drive-alone mode split from 
the July 2010 survey (a decrease from 89 to 88 percent). PWFMC’s efforts to reduce the 
drive-alone rate are expected to continue to lessen both parking and traffic impacts 
associated with the campus over time. 

• The OR 213/Redland Road intersection operates acceptably during the a.m. and p.m. peak 
hours under ODOT standards.  

• The Redland Road/Holcomb Boulevard-Abernethy Road intersection is located within the 
Regional Center boundaries, and it operates acceptably during the a.m. and p.m. peak 
periods, according to City of Oregon City standards. 
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• All of the signalized study intersections and access points within the Regional Center 
boundaries and all of the unsignalized intersections and access points meet City operating 
standards during both the weekday a.m. and p.m. peak hours. 

• A review of historical crash records revealed that only five of the study intersections have 
any reported crashes over the past five years. No safety mitigation needs have been 
identified based on the crash data alone. 

• Several mitigations have been identified that could improve sight distance at the PWFMC 
accesses and the roadways that intersect Division Street across from the PWFMC campus. 
PWFMC should move the hospital sign at the intersection of Division Street/Davis Road and 
restrict on-street parking and consider bulb-outs for the accesses and intersections along 
Division Street, particularly at the intersections of Division Street/Davis Road, Division 
Street/15th Street, and Division Street/PWFMC Access Road (between 13th Street and 14th 
Street). The City and property owners should consider trimming and maintaining shrubs 
near the roadway. 

  



 

 

Section 4 Transportation Impact Analysis
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TRANSPORTATION IMPACT ANALYSIS 
The transportation impact analysis identifies how the study area’s transportation system is forecast 
to operate in 2021, which is representative of when the proposed campus modifications within the 
updated Master Plan are likely to be complete. The transportation impacts associated with the 
updated Master Plan were examined as follows: 

• Planned developments and transportation improvements in the site vicinity were identified 
and reviewed; 

• Year 2021 background traffic conditions were analyzed at each of the study intersections 
during the weekday a.m. and p.m. peak hours; 

• Site-generated trips were estimated for the net increase in building square footage proposed 
under the updated Master Plan; 

• A site trip-distribution pattern was developed and the site-generated trips were assigned to 
the study intersections and access points; 

• Year 2021 total traffic conditions were analyzed during both peak periods; and 

• On-site circulation issues and access operations were evaluated. 

Year 2021 Background Traffic Conditions 

The year 2021 background traffic conditions analysis identifies how the study area’s transportation 
system will operate without the additional uses proposed as part of the updated Master Plan. This 
analysis includes traffic attributed to PWFMC building space that is approved and constructed but 
not currently used and to general growth in the region.  

TRANSPORTATION FACILITIES 

Most of the study intersections are expected to have the same lane configurations and traffic control 
devices in 2021. ODOT is currently constructing improvements on OR 213 that will include 
widening the eastbound approach at the OR 213/Redland Road intersection to provide two left-turn 
lanes and a separate right-turn lane with an overlap phase. Figure 6 shows the anticipated 2021 lane 
configurations and traffic control devices. The future signal timing plan for the reconstructed 
approach has not been completed on the OR 213 project. The existing signal timing plan was used 
for the background and future conditions analyses at the OR 213/Redland Road intersection, in 
order to maintain the existing green time on OR 213. 

BACKGROUND GROWTH ASSUMPTIONS  

PWFMC previously secured approval for 16,105 square feet of “shelled” space that has been 
constructed but is not yet in use. For traffic study purposes, the future trips associated with the 
shelled space were included in the background growth, as shown in Figures E1 and E2 in “Appendix 
E.” 
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In addition to the inclusion of traffic associated with the shelled PWFMC space, annual growth 
rates were applied to the existing traffic counts at the study intersections to reflect local and 
regional growth. The assumed annual growth rates were based on historic patterns and direction 
from City staff. 

Specifically, a 2008 study related to the OR 213/Redland Road intersection applied a 1.37-percent 
annual growth rate on OR 213 based on the City’s Transportation System Plan, ODOT’s I-205 
Reconnaissance Study (June 2006) (Reference 8), and the Highway 213 Urban Corridor Design Study 
(Reference 9). A two percent annual growth rate was applied on Molalla Avenue because it is a 
major arterial, while a 1.5 percent annual growth rate was applied to the remaining study area 
streets because they are minor arterials, collectors, or local streets. 

TRAFFIC VOLUMES & LEVEL-OF-SERVICE ANALYSIS 

The year 2021 background traffic volumes are illustrated in Figure 7 and Figure 8. These figures 
also show the corresponding operating standards and the anticipated levels of service at the study 
intersections and access points in the year 2021. As indicated by the figures, the background traffic 
analysis determined that most of the study intersections are forecast to continue to operate 
acceptably, as discussed below.  

• The Redland Road/Holcomb Boulevard-Abernethy Road intersection operates at LOS E 
during the p.m. peak hour (which is below City standards for signalized intersections 
within the Regional Center boundaries). However, during the second hour of the peak 
period, the Redland Road/Holcomb Boulevard-Abernethy Road intersection operates at 
LOS D. These operations are within acceptable City standards. 

• The Molalla Avenue/7th Street intersection operates at LOS F during the p.m. peak period as 
a result of the westbound approach. This does not meet City standards. Based on the 
applied growth rates, the Molalla Avenue/7th Street intersection is anticipated to meet City 
standards through the year 2016. In 2017, the westbound left at this intersection is 
anticipated to operate at LOS F with more than 50 seconds of delay. 

• The Redland Road/Anchor Way intersection operates at LOS F during the p.m. peak hour as 
a result of the eastbound approach. These operations also do not meet City standards. Based 
on the applied growth rates, the Redland Road/Anchor Way intersection is anticipated to 
meet City standards through the year 2017. In 2018, the northbound left at this intersection 
is anticipated to operate at LOS F with more than 50 seconds of delay. 

• The operations of the remaining intersections and access points meet the applicable 
standards through the year 2021. Appendix “E” contains the year 2021 background traffic level-
of-service worksheets. 
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Trip Generation 

Recent studies conducted at other hospital campuses in the Metro area have shown that it is most 
appropriate to identify a hospital campus trip rate, rather than trying to separate out the trip 
generation by use.  These studies have shown that there is a synergy and efficiency that is gained 
by a hospital campus between the main hospital, medical office buildings (MOBs), and ancillary 
uses. In addition, we have also identified that the trip rates for Portland area hospital campuses are 
lower than what may be predicted by the Institute of Transportation Engineer’s (ITE) Trip 
Generation (Reference 10) given the relatively high rate of non-single occupancy vehicle use at these 
campuses. Highlights of these representative studies are summarized below. 

LOCAL HOSPITAL MASTER PLAN TRIP GENERATION 

As part of the St Vincent’s Master Plan recently approved by Washington County, a combined rate 
of 0.97 trips per 1,000 square feet of campus space was measured and approved for the weekday 
a.m. peak hour and a combined rate of 0.92 trips per 1,000 square feet was measured and approved 
for the weekday p.m. peak hour based on 2008 traffic count data. According to the 2007 Employee 
Commute Option survey, 74 percent of all employees surveyed traveled via a single-occupancy 
vehicle to the St. Vincent’s campus.  

In 2001, a Providence Portland Medical Center (PPMC) campus rate of 1.24 trips per 1,000 square 
feet of campus space was measured and approved for the weekday a.m. peak hour and a rate of 
1.04 trips per 1,000 square feet of campus space was measured and approved for the weekday p.m. 
peak hour. Since 2001, the drive-alone rate at PPMC has decreased from 79 percent to 67 percent, 
according to TriMet’s ECO survey. Most recently, a combined PPMC campus rate of 0.78 trips per 
1,000 square feet of campus space was measured during the weekday a.m. peak hour and a rate of 
0.75 trips per 1,000 square feet of campus space was measured during the weekday p.m. peak hour 
using traffic counts from 2010. The lower trip rates most likely reflect the success of the ECO 
program on the PPMC campus. 

PROPOSED PWFMC TRIP GENERATION ASSUMPTIONS 

The existing conditions traffic counts conducted at all access points into the hospital campus were 
used to determine the current campus trip rate for the PWFMC campus. The total number of 
vehicles observed at the campus driveways was divided by the total square-footage of the campus 
(total vehicles/335,076 square-feet) to develop a campus trip generation rate for PWFMC. Table 5 
summarizes the measured trip generation rates for the PWFMC campus during the weekday a.m. 
and p.m. peak hours. 
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Table 5 Measured Trip Generation Rates for PWFMC Based on Traffic Counts 

Weekday AM Peak Hour Trips Weekday PM Peak Hour Trips 

In Out Total 

Rate 

(Trips Per 1,000 
Square Feet) In Out Total 

Rate 

(Trips Per 1,000 
Square Feet) 

257 (76%) 82 (24%) 339 1.01 89 (25%) 267 (75%) 356 1.06 

 
The trip rates in Table 5 are representative of the proposed hospital development that includes the 
MOBs and expansions to the existing Hospital. The central utility plant (CUP) will operate 
differently than the rest of the PWFMC campus because it will used to house heating, cooling, and 
other building electrical equipment supporting the campus. A different trip generation rate is 
proposed for the CUP, as discussed in the following sections. 

MASTER PLAN PROPOSAL 

Currently, PWFMC is proposing a net addition of 104,000 square feet of additional campus space as 
part of the Master Plan. This addition accounts for two additional MOBs, expansions to the existing 
hospital building, and a CUP. While the trip rates in Table 5 are recommended for the 84,000 square 
feet of MOBs and expansions to the Hospital building, ITE Trip Generation rates are recommended 
for the 20,000 square feet of CUP. 

The Central Utility Plant is an ancillary use to the campus that will not generate trips nor new staff. 
However to remain conservative, trip generation for the CUP building space was estimated using 
the high-cube warehouse land use in ITE. Table 6 contains a summary of the Master Plan proposal, 
and Table 7 shows the resulting trip generation for the proposed campus using both the PWFMC 
and ITE trip generation rates. 

Table 6 Summary of Master Plan Proposal 

 Size (Square Feet) 

Total Existing Campus 335,076 

Total In-Process (Used in Background Traffic Conditions)  

Uses Approved but Not Yet Constructed 0 

Shelled Space in the Hospital Building 16,105 

Total 16,105 

Proposed Expansion  

MOBs and Hospital Expansions 84,000 

Central Utility Plant 20,000 

Total 104,000 

Total Space at Build Out 455,181 
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Table 7 Estimated Trip Generation 

Use 
Size 

(Square Feet) 

Weekday AM Peak Hour Weekday PM Peak Hour 

In Out Total In Out Total 

PWFMC MOBs 
and Hospital 
Expansions 

84,000 65 20 85 22 67 89 

Central 
Utility 
Plant 

20,000 1 1 2 1 1 2 

Total 
Proposed 
Campus 

104,000 66 21 87 23 68 91 

 
The paving of the parking lot adjacent to Penn Lane is not anticipated to generate any new trips to 
the campus. 

Trip Distribution 

The trip distribution of site-generated trips was based on the existing 2011 traffic counts. Figure 9 
illustrates the estimated trip distribution pattern for PWFMC. A majority of the site-generated 
traffic is anticipated to travel to and from War Veterans Memorial Parkway (I-205), Cascade 
Highway (OR 213), McLoughlin Boulevard (99E), and Molalla Avenue.  

Figure 10 and Figure 11 show the distribution of site-generated traffic during the a.m. and p.m. 
peak hours respectively. 
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Year 2021 Total Traffic Conditions 

The total traffic conditions analysis forecasts how the study area’s transportation system will 
operate with the traffic generated by the Master Plan uses. The 2021 analysis reflects the 
background traffic and net new campus-generated traffic. The resultant traffic volumes during the 
weekday a.m. and p.m. peak hour are shown in Figure 12 and Figure 13. These figures also identify 
the projected operations at each of the study intersections and the corresponding standard. 

Comparing the 2021 background and total traffic conditions, the Master Plan does not cause any of 
the intersections to not meet applicable standards. The two study intersections that were not 
meeting the adopted operating standards under background conditions also do not meet standards 
under total traffic conditions, as shown in Table 8. 

Table 8 Intersections Not Meeting City Standards 

Intersection 
Scenario & Time 

Period 

Operations 

LOS V/C LOS Standard 

#3: Redland Road/Anchor Way 

Background PM Peak F 0.82 E 

Future AM Peak F 0.72 E 

Future PM Peak F 0.93 E 

#4: Molalla Avenue/7th Street 
Background PM Peak F 0.80 E 

Future PM Peak F 0.90 E 

 
Similar to background conditions, the Redland Road/Holcomb Boulevard-Abernethy Road 
intersection operates at LOS E during the p.m. peak hour but at LOS D during the second hour of 
the peak period (which puts the intersection within City standards for signalized intersections 
within the Regional Center boundaries). 

As discussed in the previous section, the Molalla Avenue/7th Street intersection is anticipated to 
operate acceptably for the next five years, whereas the Redland Road/Anchor Way intersection is 
anticipated to operate acceptably for the next six years with increases in background growth. Based 
on estimated traffic volumes, the following improvements would be needed to meet City standards 
at these intersections: 

 Molalla Avenue/7th Street: The City has been evaluating the potential for a roundabout 
at this location. With a roundabout in-place, this intersection would meet City standards 
at full build-out of the Master Plan. 

 Redland Road/Anchor Way: This intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City TSP. 
With a signal in-place, this intersection would meet standards. 

Given that build-out of the Master Plan does not create the need for the improvements, PWFMC 
should work with the City of Oregon City to contribute a pro rata share of improvements at the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections. The timing of and need for 
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these pro rata share improvements should be determined as part of subsequent DDP submittals. 
Improvements at these locations are not anticipated to be needed for five to six years, and the 
timing of expansions to the hospital that are included in the Master Plan have not yet been defined. 

 Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at the 
Molalla Avenue/7th Street intersection. 

 At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses would 
contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in the year 
2021. 

Appendix “F” contains the year 2021 total traffic level-of-service worksheets. 
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On-Site Circulation and Driveway Operations 

Campus circulation was evaluated to ensure that the Master Plan provides for a well-connected 
pedestrian and bicycle environment and plans for sufficient vehicular traffic to/from and within the 
campus. 

PEDESTRIAN AND BICYCLE ACCESS 

The PWFMC campus includes a variety of pedestrian and bicycle access ways within the campus 
and sidewalks and bicycle lanes along the frontage of the campus. These facilities enable 
convenient and comfortable options for people walking and biking through or adjacent to the 
campus, as well as for those walking and biking to/from uses within the campus.  

Transportation Impact Analysis Findings 

The pertinent findings of the year 2021 transportation impact analyses are summarized below. 

• The 104,000 square feet of net building space proposed as part of the Master Plan is 
estimated to generate 87 weekday a.m. and 91 weekday p.m. peak hour trips, assuming no 
additional reduction in campus-related drive-alone travel is realized during the next ten 
years. 

• Assuming year 2021 background conditions without an increase in campus-related uses, the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections do not meet City of 
Oregon City operating standards. 

o The City has been evaluating the potential for a roundabout at the Molalla 
Avenue/7th Street intersection. With a roundabout in-place, this intersection would 
meet City standards at full build-out of the Master Plan 

o The Redland Road/Anchor Way intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City 
TSP. With a signal in-place, this intersection would meet standards. 

• Assuming year 2021 total build-out conditions, no additional intersections fail under the 
City of Oregon City operating standards as a result of the increase in PWFMC campus-
related uses. 

• PWFMC should work with the City of Oregon City to contribute a pro rata share of 
improvements at the Redland Road/Anchor Way and Molalla Avenue/7th Street 
intersections. The timing of and need for these pro rata share improvements should be 
determined as part of subsequent DDP submittals. Improvements at these locations are not 
anticipated to be needed for five to six years, and the timing of expansions to the hospital 
that are included in the Master Plan have not yet been defined. 

o Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at 
the Molalla Avenue/7th Street intersection. 
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o At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses 
would contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in 
the year 2021. 

  



 

 

Section 5 Parking Analysis
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PARKING ANALYSIS 
This section describes the PWFMC parking in-place today as well as the parking planned as part of 
the Master Plan. 

Parking Data Collection Methodology 

Parking utilization data was collected at each of the surface and structured parking locations 
throughout the campus between 6:00 a.m. and 6:00 p.m. on June 2, 2011. The number of vehicles 
parked in each of the parking locations was recorded on each hour. The study parking lots are 
listed below with their existing vehicular parking supplies: 

(A) MOB Parking Lot between Penn Lane and Davis Road – 66 vehicles 

(B) Medical Plaza 1 Parking Lot – 47 vehicles 

(C) Birthing Center Parking Lot – 10 vehicles 

(D) Main Hospital Entrance Parking Lot – 54 vehicles 

(E) Main Hospital South Parking Lot between 13th Street and 14th Street – 25 vehicles 

(F) Outpatient Surgery Parking Lot – 128 vehicles 

(G) Medical Plaza 2 Parking Lot – 193 vehicles 

(H) Parking Structure – 226 vehicles 

Figure 14 shows the location of each of the study parking lots on the PWFMC campus. At the time 
of the study, the total vehicular parking supply was measured at 749 parking spaces. 

Daily Parking Demand 

Exhibit 1 and Exhibit 2 show the hourly fluctuations in parking utilization based on the June 2011 
data (both in terms of number of spaces occupied and percent utilization). As shown, the demand 
for parking is fairly consistent between 8:00 a.m. and 4:00 p.m. Peak parking demand occurred 
between 11:00 a.m. and 12:00 p.m. At peak times, approximately up to 78 percent of all parking 
spaces are utilized. “Appendix H” contains the campus parking utilization data. 

For planning purposes, a general rule-of-thumb is that a parking facility’s capacity is reached when 
approximately 85 – 90 percent of the spaces are occupied. The remaining 10 - 15 percent of available 
spaces provide a buffer for visitors and staff to circulate and conveniently locate a parking space. 
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Exhibit 1 Parking Occupancy by Number of Vehicles Parked On Campus 
 

 

Exhibit 2 Parking Occupancy by Percentage of Parking Spaces Occupied 
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Peak Parking Demand 

Within the PWFMC campus, the existing parking supply and demand ratios (assuming 335,076 
square feet of usable space today) are as follows: 

• Parking Supply = 2.24 spaces per 1,000 square feet 

• Parking Demand = 1.75 spaces per 1,000 square feet 

Like the trip generation, the parking ratios were calculated using the total square feet of buildings 
in operation on the PWFMC campus today, given the synergy between uses. 

For campus planning purposes, it is common to apply either an 85 or 90 percent full standard to 
determine parking supply needed to facilitate build-out of the Master Plan uses. These ratios 
assume a better overall efficiency in campus parking but do not assume a change in the employee-
related mode split occurring today. The resultant parking ratios are shown below: 

• 85 percent full = 2.06 spaces required per 1,000 square feet of new building space 

• 90 percent full = 1.95 spaces per 1,000 square feet of new building space 

Application of the 90 percent full parking ratio for the overall campus at build-out of the Master 
Plan uses is recommended because this still provides enough “reserve capacity” to minimize the 
need for unnecessary circling when trying to locate a parking space, ensures there is sufficient 
parking to accommodate higher than typical demand, and to ensure the most appropriate and 
efficient use of resources are dedicated to parking. 

Future On-Campus Parking Demand 

Based on a 90-percent-full ratio and assuming the drive-alone rate for employees remains at 88 
percent, the following identifies the number of parking spaces that would be needed to serve the 
demand, assuming the 16,105 square feet of shelled space is in-use and a net increase of 104,000 
square feet of new uses: 

EXISTING PARKING SUPPLY/DEMAND 

• Existing Campus Parking Need = 653 spaces assuming parking ratio of 1.95 spaces per 1,000 
square feet for total campus space (335,076 square feet) 

• Existing Campus Supply = 749 spaces 

• Existing Campus Surplus = 96 spaces (749 supplied versus 653 needed at 90 percent full) 

SHELLED SPACE PARKING SUPPLY/DEMAND 

• Parking need for 16,105 square feet of shelled space = 31 spaces  

• Net Parking Supply Surplus = 65 spaces (96 surplus spaces minus 31 spaces) 
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NET NEW SPACE PARKING SUPPLY/DEMAND 

• Parking need for 104,000 square feet of net new space = 203 spaces  

• Total New Parking Supply Needed = 138 net new spaces on campus (203 spaces minus 65 spaces) 

Per the Master Plan, future parking needs will be met through a combination of structured parking 
and surface parking facilities. Some new parking is planned as part of the new MOBs north of 
Davis Road and west of Division Street (between 15th Street and 16th Street), but additional parking 
space should be identified to accommodate the 138 new parking spaces needed on campus. 
PWFMC should continue to monitor this parking ratio over time to ensure its application remains 
appropriate. The required parking ratio would be reduced with further reductions in the drive-
alone rate. 

Existing On-Street Parking Demand 

Parking utilization data was also collected along the following street segments surrounding the 
campus during the 6:00 a.m. to 6:00 p.m. period on June 2, 2011: 

• Davis Road between Division Street and Trillium Park Drive 

• Gilman Drive between Division Street and Trillium Park Drive 

• Division Street between Penn Lane and Gilman Drive 

• Trillium Park Drive between Gilman Drive and Davis Road 

The parking utilization for the on-street parking ranged from 14 to 27 percent. Exhibit 3 identifies 
the hourly parking fluctuation in the number of spaces occupied on-street. The 6:00 a.m. time 
period is used to gauge the non-campus related parking demand within the neighborhood. As 
shown in the figure, there is very little variation in on-street parking usage during the course of the 
day, with the exception of Division Street, which is the minor arterial that fronts the PWFMC 
campus. The on-street parking pattern is reasonable given the easily-accessible parking spaces 
along Division Street. 



Providence Willamette Falls Medical Center August 2011 
Parking Analysis 

Kittelson & Associates, Inc. 48 
 

 

Exhibit 3 On-Street Parking Occupancy 
 
Figure 15 shows the change in parking utilization, by block face, when comparing the 11:00 a.m. to 
12:00 p.m. period (when the campus is at its maximum) to the 6:00 a.m. to 7:00 a.m. time period. 
The data shown in this figure confirms that there are few hospital-related parking occurrences on 
the neighborhood streets immediately surrounding the campus, with the exception of Division 
Street.  

After reviewing the peak hour videos of the Division Street/15th Street intersection, it appears that 
there is limited use of the first block of 15th Street (west of Division Street) by hospital staff and 
visitors. Neighborhood feedback indicated that hospital staff and visitors also frequently park on 
the first blocks of 14th Street and 16th Street (west of Division Street). PWFMC should continue to 
monitor this situation and work with the neighborhood to ensure any impacts are mitigated.  
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Parking Conclusions 

The significant findings of the parking analysis are summarized below. 

• There is sufficient on-campus parking today to accommodate the existing peak daily 
demand. During the highest hour of parking utilization, 78 percent of the spaces are full 
within the existing Master Plan boundaries. This level of utilization still provides sufficient 
opportunities for patients and visitors to easily and efficiently find a parking space without 
unnecessary circulating through the garages or parking lots. 

• The Master Plan includes some additional parking on the west side of Division Street, but 
new parking areas will need to be identified to facilitate the new development. Based on a 
ratio of 1.95 spaces per 1,000 square feet, 138 new spaces would be needed campus-wide at 
build-out. 

• PWFMC should monitor the need for supplying 1.95 spaces per 1,000 square feet of new 
buildings to ensure that this ratio remains applicable assuming the drive-alone rate to 
campus continues to decrease over time. 

• There is limited use of the first block of 15th Street (west of Division Street) by hospital staff 
and visitors. Neighborhood feedback indicated that hospital staff and visitors also 
frequently park on the first blocks of 14th Street and 16th Street (west of Division Street). 
PWFMC should continue to monitor this situation and work with the neighborhood to 
ensure any impacts are mitigated.



 

 

Section 6 Conclusions and Recommendations
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CONCLUSIONS AND RECOMMENDATIONS 
The pertinent findings and recommendations are summarized below. 

Findings 

EXISTING TRANSPORTATION SYSTEM OPERATIONS AND SAFETY 

• Under existing conditions, all study intersections meet operating standards during both the 
a.m. and p.m. peak hours. 

• Only five of the study intersections have any reported crashes over the past five years. No 
safety mitigation needs have been identified based on the crash data alone. 

• Several mitigations have been identified that would improve sight distance at the PWFMC 
accesses and the roadways that intersect Division Street across from the PWFMC campus. In 
order to provide adequate sight distance, PWFMC should move the hospital sign at the 
intersection of Division Street/Davis Road and restrict on-street parking and consider bulb-
outs for the accesses and intersections along Division Street, particularly at the intersections 
of Division Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC 
Access Road (between 13th Street and 14th Street). The City and property owners should 
consider trimming and maintaining the shrubs near the roadway. 

YEAR 2021 TRANSPORTATION SYSTEM OPERATIONS 

• The 104,000 square feet of net building space proposed as part of the Master Plan is 
estimated to generate 87 weekday a.m. and 91 weekday p.m. peak hour trips, assuming no 
additional reduction in campus-related drive-alone travel is realized during the next ten 
years. 

• Assuming year 2021 background conditions without an increase in campus-related uses, the 
Redland Road/Anchor Way and Molalla Avenue/7th Street intersections do not meet City of 
Oregon City operating standards. The Molalla Avenue/7th Street intersection is anticipated 
to operate acceptably for the next five years (through the year 2016) whereas the Redland 
Road/Anchor Way intersection is anticipated to operate acceptably for the next six years 
(through the year 2017) with increases in background growth. 

• Assuming year 2021 total build-out conditions, the Master Plan does not cause any 
intersections to not meet City of Oregon City operating standards. 

o The City has been evaluating the potential for a roundabout at the Molalla 
Avenue/7th Street intersection. With a roundabout in-place, this intersection would 
meet City standards at full build-out of the Master Plan. 

o The Redland Road/Anchor Way intersection is anticipated to warrant a traffic signal 
within the next six years. This improvement has been identified in the Oregon City 
TSP. With a signal in-place, this intersection would meet standards. 
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MODE SPLIT AND PARKING 

• The 2011 Employee Commute Options (ECO) survey results represent a slight decrease in 
the drive-alone mode split from the July 2010 survey (a decrease from 89 to 88 percent). 
PWFMC’s efforts to reduce the drive-alone rate will continue to lessen both parking and 
traffic impacts associated with the campus over time. 

• There is sufficient on-campus parking today to accommodate the existing peak daily 
demand. During the highest hour of parking utilization, approximately 78 percent of the 
spaces are full within the existing Master Plan boundaries. This level of utilization still 
provides sufficient opportunities for patients and visitors to easily and efficiently find a 
parking space without unnecessary circulating through the garages or parking lots. 

• Based on the existing parking demand, a campus-wide rate of 1.95 spaces per 1,000 square 
feet of building space should be supplied on-campus throughout the next ten years. 
Accounting for an excess of parking today, 138 new spaces would be needed campus-wide 
upon build-out of the Master Plan uses. 

• PWFMC should monitor the need for supplying a campus-wide rate of 1.95 spaces per 1,000 
square feet of buildings space to ensure that this ratio remains applicable as the drive-alone 
rate to campus continues to decrease over time. 

• There is limited use of the first block of 15th Street (west of Division Street) by hospital staff 
and visitors. Neighborhood feedback indicated that hospital staff and visitors also 
frequently park on the first blocks of 14th Street and 16th Street (west of Division Street). 
PWFMC should continue to monitor this situation and work with the neighborhood to 
ensure any impacts are mitigated. 

Recommendations 

• In order to achieve adequate sight distance at the PWFMC accesses and roadways 
intersecting Division Street, the hospital sign at the intersection of Division Street/Davis 
Road should be moved east. Parking restrictions and bulb-outs should also be considered in 
order to acquire additional sight distance, specifically at the intersections of Division 
Street/Davis Road, Division Street/15th Street, and the Division Street/PWFMC Access Road 
(between 13th Street and 14th Street). The City and property owners should consider 
trimming and maintaining the shrubs near the roadway. 

• Based on existing parking demand, 1.95 parking spaces should be provided per 1,000 square 
feet of total building space on-campus. This ratio should be monitored over time to ensure 
its application remains appropriate as the campus experiences further reductions in the 
drive-alone rate. This ratio results in a total campus need of 138 new parking spaces. 

• PWFMC should work with the City of Oregon City to contribute a pro rata share of 
improvements at the Redland Road/Anchor Way and Molalla Avenue/7th Street 
intersections. The timing of and need for these pro rata share improvements should be 
determined as part of subsequent DDP submittals. Improvements at these locations are not 
anticipated to be needed for five to six years, and the timing of expansions to the hospital 
that are included in the Master Plan have not yet been defined. 
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o Based on current estimates, build-out of the Master Plan uses would contribute 
approximately 1.1 percent of the p.m. peak hour traffic volumes in the year 2021 at 
the Molalla Avenue/7th Street intersection. 

o At the Redland Road/Anchor Way intersection, build-out of the Master Plan uses 
would contribute approximately 2.3 percent of the p.m. peak hour traffic volumes in 
the year 2021.  
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D E S I G N  M E M O R A N D U M  

DATE:        9/13/11  

TO:        Josh Kolberg - PKA 

FROM:         Adam Roth 

RE:         Providence Willamette Falls Medical Center – Master Plan – Civil Narrative 

PROJECT NO.:   311083  

 

The purpose of this memorandum is to provide responses to the applicable civil-related sections in the 

Master Plan chapter of the Oregon City Municipal Code for the subject project.    

 

Oregon City Municipal Code Section:  

 
17.65.050.A.1 

 

i. Infrastructure facilities and capacity, including the following items.  
(1)  Water,  

(2) Sanitary sewer, 

(3)  Stormwater management, and  
(4)  Easements.  

 

(1) Water 

Domestic Water 

Existing water mains are located in the streets bounding the Providence Willamette Falls (PWF) Hospital 

site as well as traversing the site in utility easements.  There are 8-inch mains in Trillium Park Drive to 

the north, Davis Road to the west and Gilman Drive to the east.  Division Street to the south contains a 

10-inch main in the vicinity of PWF which transitions to a 6-inch main east of the Master Plan boundary 

near the entrance of the Mountain View nursing home.  There are two public water mains running east-

west across the campus in utility easements connecting the mains in Division Street and Trillium Park 

Drive.  The northern of the two is located in the access road between the Medical Plazas and the 

Birthing Center.  It is 6 inches in diameter from Division Street to the southern edge of Medical Plaza 2 

where it transitions to 8 inches until it reaches Trillium Park Drive.  The southern main runs north in the 

driveway to the Mountain View Nursing Home, jogs to the northeast between the main hospital building 

and the nursing home and heads back to the east to Trillium Park Drive.  These two mains are connected 

near the eastern edge of the site with another 8-inch main in a utility easement.  A 6 inch water main 



 

was installed in Penn Lane as part of improvements associated with the Children’s Center of Clackamas 

County project.  A 10-inch water main exists in 16
th

 Street while a 6-inch main exists in 15
th

 Street. 

There is no evidence of capacity issues with the existing water system serving the campus.  Pressure 

testing completed at fire hydrants surrounding the campus resulted in static and residual pressures 

ranging from 80 to 100 pounds per square inch (psi).  Water system pressures and flows will need to be 

verified during the design of each phase. 

Domestic water services to the existing PWF buildings are shown in the Table below. 

Existing Building Domestic Service Size Main Providing Service 

Main Hospital Building 6 inches Division Street (10 inch) 

Medical Plaza 1 3 inches Davis Road (8 inch) 

Medical Plaza 2 3 inches Division Street (10 inch) 

Parking Structure NA NA 

Table 1 – Existing PWF Domestic Services 

Fire Protection 

Fire hydrants exist around and within the site and are fed from the public water main network described 

in the Domestic Water section.  Fire protection service to existing building sprinkler systems is also 

served by the existing water mains.  The location of existing fire hydrants is provided in Map C2.0.  Table 

2 below shows the existing fire protection services for PWF buildings. 

Existing Building Domestic Service Size Main Providing Service 

Main Hospital Building 4 inches 

6 inches 

Southern main through site (8-inch) 

Southern main through site (8-inch) 

Medical Plaza 1 6 inches Davis Road (8-inch) 

Medical Plaza 2 4 inches Davis Road (8-inch) 

Parking Structure 
FDC with 6-inch line from 

structure 
Davis Road (8 inch) 

Table 2 – Existing PWF Fire Protection Services 

(2) Sanitary Sewer 

Separated public sanitary sewer mains exist in the streets adjacent to the PWF site. Sanitary flows from 

the Medical Plaza 2 building, the parking structure and portions of the main hospital drain to the east to 



 

8-inch mains in Trillium Park Drive, Bean Court and Canyon Court and eventually connect to the existing 

18-inch sewer trunk line in the Cascade Highway (213) right-of-way.  Medical Plaza 1 and the remainder 

of the main hospital building drain to the west to 8-inch mains in Division Street and 14
th

 Street 

respectively.  Existing 8-inch mains also exist in both 16
th

 and 15
th

 streets draining to the west.  A short 

extension of 8-inch gravity sewer was installed in Penn Lane with the improvements associated with the 

Children’s Center of Clackamas County project.  Force mains from the Children’s Center and a residence 

near the east end of Penn Lane connect to this main.  The PWF site area draining to the west was 

included in the 12
th

 Street Basin of the City of Oregon City Sanitary Sewer Master Plan dated December 

2003.  For build out conditions in this basin, no future improvements were recommended in the Sanitary 

Sewer Master Plan.  The area draining to the east was not included in this study.   

(3) Stormwater Management 

According to the City of Oregon City Public Works Stormwater and Grading Design Standards dated 

December 17, 1999, the site lies within both the Abernethy and Newell drainage basin boundaries.   

The majority of the stormwater runoff from the existing PWF site drains via a private system of roof 

drains, catch basins and conveyance piping to a stormwater detention pond located between Medical 

Plazas 1 and 2 on the south side of Davis Road.  This pond was installed in conjunction with the Medical 

Plaza 2 project in 2003 and is located in a public easement.  The east side of the Division Street right-of-

way adjacent to the site as well as approximately 500 feet of Davis Road east of Division Street is also 

tributary to the pond.  The runoff from Division Street is conveyed in a 6-inch public main that connects 

to a 12-inch main in Davis Street before discharging to the pond.  The pond also detains runoff from the 

paved portion of the Division Street Parking Lot.    Stormwater outflow from the pond is routed to the 

north through a flow control structure to a public 18-inch culvert under Davis Road.  The culvert outfalls 

to an existing tributary of Newell Creek in a water quality resource area (WQRA) on the north side of 

Davis Road.  The City believes this drainage way is then intercepted by another culvert and routed under 

private property before discharging at the east end of the improved Penn Lane right-of-way. 

According to the City’s comments in the Pre Application Conference Notes dated July 13, 2011, the pond 

may be undersized and is discharged in an unapproved pipe across private property before flowing into 

the tributary of Newell Creek north of Davis Road.  The drainage report for the design of the existing 

detention pond was prepared by Hopper Dennis Jellison dated January 14, 2002.  According to the 

report, the pond was designed using the guidelines set forth in the current City of Oregon City Public 

Works Stormwater and Grading Design Standards dated December 17, 1999.  The report also indicates 

that the pond and flow control structure was sized to detain runoff from 13.41 acres of public and 

private property which over-estimates the actual tributary area to the pond.  As explained by PWF 

Facilities personnel recent flooding issues occurring in the area of the pond were due to root intrusion 

into conveyance piping and were not based on pond sizing.  The root intrusion problem has been 

remedied by Providence and there is no indication that the pond is currently undersized.   



 

Upstream of this pond, water quality is provided for the improvements associated with the Medical 

Plaza 2 and Parking Structure projects in an underground sand filter located between Davis Road and 

the building and a water quality manhole. 

Runoff from the recent Penn Lane improvements north of Division Street and the gravel portion of the 

Division Street Parking Lot is conveyed in a new 12-inch diameter storm main to a pond outlet structure 

at the east end of the right-of-way.  The pond outlet discharges into another tributary of Newell Creek 

within the same WQRA mentioned above.  Water quality from the street runoff is provided at the 

downstream end of the paved improvements in two CONTECH StormFilter Catch Basin devices upstream 

of the outfall.  The storm drainage report for the Penn Lane Improvements prepared by HDJ Design 

Group dated October 6, 2010 indicates that topographic constraints prohibited the installation of a 

detention system for the roadway improvements.  The report mentions runoff from the proposed 

Division Street Parking Lot shall be over-detained to account for the un-detained areas of Penn Lane.  

The Penn Lane improvements project was completed in 2011. 

The remainder of the currently developed PWF site drains to the east to two streams in another WQRA 

east of Trillium Lake Drive.  Runoff from portions of the main hospital building’s roof as well as from the 

parking areas in the south and east portions of the site is routed through two separate underground 

detention tanks with flow control structures.  Downstream of the detention systems, 15-inch and 12-

inch culverts convey the flows across Trillium Park Drive in public facilities that discharge into the creeks 

on the east side of the road.     

An existing 10-inch main and 6-inch main exist in 16
th

 and 15
th

 Streets respectively just west of Division 

Street.  Division Street generally delineates the top of the drainage conveyance system heading to the 

west down 16
th

 and 15
th

 Streets.  These main lines would be used to convey stormwater runoff from the 

Phase 3 Medical Office Building Project on the west side of Division Street. 

(4) Easements 

Existing easements affecting the properties encompassing the Master Plan development area are shown 

on plan C2.3.  Known easements affecting the Master Plan development include storm drainage, 

sanitary sewer, water and other utilities as well as access and maintenance. 



 

Oregon City Municipal Code Section:  

 
17.65.050.B.1.f 

 

(3)  Public facilities impacts (sanitary sewer, water and stormwater management) both within the 

development boundary and on city.wide systems;  
 

Water 

Domestic Water 

The PWF Master Plan developments will create additional demand on the City’s public water system.  

The proposed Phase 2 building additions, expansions and remodels will either re-use existing building 

services or require new services.  The Phase 3 new Medical Office Buildings will require new domestic 

water services from existing public mains.  The exact demands and resulting service sizes will be 

determined during the Detailed Development Plan process for each project.  The City indicates in the 

Pre Application Conference Notes dated July 13, 2011 that a portion of the water system in Division 

Street has been upgraded but there is more to be completed.  City staff has indicated that the intent in 

the future is to extend the 10-inch main in Division Street from the south edge of PWF property to the 8-

inch main in Gilman Drive.  Further coordination with City staff has determined that no other public 

water utility improvements will be required for projects associated with this Master Plan and that these 

public improvements will be part of a currently unscheduled public works project.  Any work on water 

lines associated with the Master Plan development will be per the current City of Oregon City Public 

Works Water Standards Manual. 

Fire Protection 

New fire hydrants will be placed as required for each of the projects associated with this Master Plan.  

New fire protection service connections will be made and/or relocated as necessary to feed future 

building sprinkler systems.  The final location of the fire hydrants shall be approved by Clackamas 

County Fire Department and shall be evaluated by the Oregon Fire Code (OFC), Appendix C.  Fire flows 

shall meet the requirements listed under Appendix B of the OFC. 

Sanitary Sewer 

In general sanitary sewer flows generated from the projects associated with the PWF Master Plan 

development will either be routed to existing sanitary sewer laterals or require the installation of new 

sewer laterals connecting to existing public sanitary sewer mains.  New or relocated sewer laterals will 

be designed and installed per the current City of Oregon City Public Works Sanitary Sewer Design 

Standards.  Any existing private sewer laterals affected by the proposed construction will be re-routed 

as needed. 

As mentioned in the analysis of the existing sanitary sewer conditions, the PWF site area draining to the 

west was included in the 12
th

 Street Basin of the City of Oregon City Sanitary Sewer Master Plan dated 



 

December 2003.  For build out conditions in this basin, no future improvements were recommended in 

the Sanitary Sewer Master Plan.  The City has not indicated that specific public sanitary sewer 

improvements associated with this Master Plan development are required.  The City’s comments in the 

Pre Application Conference Notes dated July 13, 2011 indicate that a sanitary sewer master plan update 

is scheduled to be completed within the next couple of budget years.   

Stormwater Management  

In general, the strategy for managing stormwater for the projects associated with this Master Plan will 

include both utilizing existing facilities and installing new facilities.  City staff mentioned in the Pre 

Application meeting that an update to the current drainage standards with a focus on LID design 

techniques will be released soon.  PWF’s goal is to implement low impact development (LID) techniques 

when possible.  Stormwater infrastructure will be designed using the most current City of Oregon City 

Public Works Stormwater and Grading Design Standards at the time of permitting. 

The projects associated with Phases 1 and 3 are isolated properties with their own associated 

stormwater management facilities.  Phase 2 projects are located on the main hospital site and will use 

existing stormwater management facilities when possible.  The goal for managing stormwater for all 

phases is to limit impacts to downstream public stormwater infrastructure and Water Quality Resource 

Areas (WQRA) including streams, creeks and rivers.  Below is a brief discussion on stormwater impacts 

from each phase.   

Phase 1 – Division Street Parking Lot 

Stormwater management for this project is shown in the Detailed Development Plan concurrently 

submitted with this Master Plan.  In order to maximize parking space and provide future flexibility when 

designing the adjacent Phase 3 Medical Office Building, water quality will be provided by proprietary 

treatment devices and detention is provided in underground tanks.  Flows leaving the site will be 

conveyed to the public 12-inch storm main in Penn Lane before discharging to the tributary of Newell 

Creek in the existing WQRA.  Runoff from the existing paved portion of this site which is currently being 

detained in the detention pond on the south side of Davis Street will be rerouted to the proposed 

stormwater management facilities described above.  This will relieve the pond of flows from 

approximately 8,300 square feet of impervious area, thereby providing for a portion of the on-site Phase 

2 improvements. 

As mentioned in the existing conditions section, Providence encumbrances to over-detain runoff from 

this parking lot project to account for flow attenuation that was not provided for the recent Penn Lane 

Improvements.  PWF proposes to meet this requirement over the course of the full build out of the 

Master Plan development using excess capacity created in the existing detention pond or by over-sizing 

new detention systems required.  Because Penn Lane and the Phase 1 and 2 Master Plan areas drain to 

the same WQRA, the City indicated in the Pre-Application Meeting that the burden of over-detaining the 

entire Penn Lane Improvements project during the Division Street Parking Lot project is not required.  



 

Phase 2 – Hospital Additions and Remodels 

This Phase includes projects that are all located on the main hospital site, the majority of which drain to 

the existing detention pond.  The remainder of the site drains to two underground detention pipe 

systems in the eastern parking areas.  The projects associated with this phase will increase impervious 

area by approximately 23,540 square feet from existing conditions.  PWF plans to utilize the excess 

capacity in the existing detention pond created during Phase 1 to manage as much of this area as 

possible.  Additional detention facilities may be required as described below if modifications to the 

other existing, on-site detention facilities are not feasible.  Below is a more specific analysis of the 

individual projects included in Phase 2. 

It is anticipated that runoff from the New Front Entry and the Birthplace Expansion projects will be 

routed to and detained in the existing detention pond.   

Runoff from the Central Utility Plant and Outpatient Surgery Expansion projects will be routed to the 

existing detention tank systems on the east side of the site.  The existing flow control structures will be 

modified and/or additional storage capacity will be added to the tanks to accommodate the increase in-

flow rates.  If these modifications prove infeasible during detailed development design, new detention 

systems will be proposed per City standards.  

The Second Floor Patient Room and Pharmacy Remodel project and the Second Floor Shell Space Tenant 

Improvements will not increase or replace impervious area and will not be required to provide 

additional stormwater management facilities. 

New stormwater treatment (water quality) facilities will be provided per City standards for all new 

impervious areas created with each project in this Phase.  As mentioned elsewhere, these will be 

provided in the form of LID techniques wherever feasible. 

The City would like to explore possible retrofit options for the downstream conveyance of the existing 

detention pond.  During the design of the first Phase 2 project with area tributary to the pond, 

additional coordination will be required with the City.   

Phase 3 – Medical Office Buildings 

In general, new, stand-alone stormwater management facilities will be designed and installed per 

current City standards for these projects.   
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From: Julia Kuhn, P.E., Conor Semler, AICP, and Elizabeth Gordon 

Project: Providence Willamette Falls 

Subject: Transportation Impact Analysis for the Proposed Zone Change and Comprehensive Plan 
Amendment 

 

Providence Health & Services (herein referred to as “Providence”) is proposing a Master Plan Boundary 

Change for its Willamette Falls Medical Center. At the same time, they are proposing a Comprehensive 

Plan Amendment and Zone Change for two of the properties within the boundary. These parcels are 

located to the west of Division Street between 15th Street and 16th Street, and total 22,500 square feet 

in size. The change in zoning of these properties will enable the provision of off-street parking to 

support the medical office building contemplated as part of Phase 3 of the Master Plan on the adjacent 

property. The property in which the medical office building would be constructed is already contained 

within the existing Master Plan boundary and is zoned appropriately for its use.  

Today, these subject parcels are zoned R-6 – Single Family Dwelling District. Providence would like to 

rezone these parcels to MUE – Mixed Use Employment District. Title 17 of Oregon City’s Municipal 

Code identifies the permitted uses and dimensional standards allowed under each zoning designation. 

Per Chapter 17.12, R-6 zoning enables the development of single family homes with a minimum lot size 

of 6,000 square feet. With these provisions, a reasonable worse case development under the R-6 

zoning would enable three single family homes to be developed (assuming 22,500 square feet of 

property and minimum lot size of 6,000 square feet). 

Per Chapter 17.31, MUE allows for a variety of office uses, including hospital and medical office 

building. The minimum floor area ratio is 0.25, which would enable an approximately 6,000 square foot 

office building. As noted above, Providence would like to use these properties to supply off-street 

parking for a future medical office building adjacent to Division Street but not for an actual building. 

However, for the purposes of addressing Oregon’s Transportation Planning Rule (TPR), as defined in 

Oregon Administrative Rule (OAR) 660-012-0060, a traffic analysis is required to demonstrate whether 

the zone change could result in a significant impact on the transportation system. This memorandum 

presents the results of the TPR analysis. 
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The results of this study indicate that the proposed zone change and Comprehensive Plan Amendment 

are consistent with the requirements of the TPR and applicable Oregon City transportation-related 

approval criteria. No mitigation measures or changes to the transportation standards are needed to 

support the proposed zone change and Comprehensive Plan amendment. 

Additional details of the study methodology and findings are provided within this report. 

SCOPE OF THE REPORT 

This report presents the transportation-related impacts associated with the proposed zone change and 

Comprehensive Plan Amendment and was prepared in accordance with Oregon City’s requirements for 

a traffic impact study and the TPR (OAR 660-012-0060).  

The study intersection and scope of work for this project were developed in coordination with City 

staff. As part of the study, operational analyses were performed at the intersection of 15th Street and 

Division Street. 

This report evaluates the following transportation scenarios: 

 Year 2015 existing traffic conditions at the study intersection during the weekday AM and 

PM peak periods; 

 Year 2035 existing zoning traffic conditions at the study intersection during the weekday 

AM and PM peak periods; and, 

 Year 2035 proposed zoning traffic conditions at the study intersection during the weekday 

AM and PM peak periods. 

EXISTING CONDITIONS 

The existing conditions analysis identifies the site conditions and the current physical and operational 

characteristics of the transportation facilities and services within the study area. These conditions will 

be compared with future conditions later in this report. 

SITE CONDITIONS AND ADJACENT LAND USES 

The parcels that comprise the site are located to the west of Division Street between 15th Street and 

16th Street and are a total 22,500 square feet in size. The site is currently occupied by two single-family 

residential homes. Adjacent land uses include a mix of residential and medical uses. Figure 1 illustrates 

the site vicinity. 
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TRANSPORTATION FACILITIES 

Table 1 summarizes the characteristics of the existing transportation facilities in the study area. 

Table 1: Existing Transportation Facilities 

Roadway 
Functional 

Classification 
Number of 

Lanes 
Posted  

Speed (mph1) Sidewalks Bicycle Lanes 
On-Street 

Parking 

Division Street Collector 2 25 Partial No Yes 

15th Street Collector 2 25 Yes No Yes 

16th Street Local  2 25  yes No Yes 

1mph represents miles per hour 

Figure 2 illustrates the existing lane configurations and traffic control devices at the study intersection. 

Pedestrian Facilities 

Sidewalks are present on both sides of 15th and 16th Streets and are partially complete on Division 

Street. If the property is redeveloped in the future, sidewalks will be provided along all site frontages 

consistent with Oregon City street design standards. 

Bicycle Facilities 

There are no on-street bicycle facilities within the study area. Future site frontage improvements will 

include bike lanes along 15th Street and Division Street, consistent with Oregon City street design 

standards. 

Transit Facilities 

Trimet operates Route 32 – Oatfield on Division Street and 16th Street. During the weekday AM and PM 

peak periods, Bus 32 provides service between Clackamas Community College and Portland City Center. 

Outside of the weekday AM and PM peak periods, the route runs from Milwaukie City Center to 

Clackamas Community College. Weekday service runs from 7:00 AM to 7:00 PM. Saturday service runs 

between Oregon City Transit Center and Clackamas Community College hourly between 10:00 AM and 

5:00 PM. Service is not provided on Sundays.  The nearest bus stops are located at the 15th 

Street/Division Street intersection for southbound buses on Division Street and at the 14th 

Street/Division Street intersection for northbound buses. 

TRAFFIC VOLUMES AND PEAK HOUR OPERATIONS 

Manual turning movement counts were conducted at the study intersection in June 2015 on a mid-

week day. Figure 2 provides a summary of the measured year 2015 traffic volumes. Attachment “A” 

contains the traffic count worksheets used in this study. 
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Current Levels of Service 

All level-of-service analyses described in this report were performed in accordance with the procedures 

stated in the 2010 Highway Capacity Manual. A description of level of service and the criteria by which 

it is determined is presented in Attachment “B”. Attachment “B” also indicates how level of service 

(LOS) is measured and what is generally considered an acceptable range. 

Per Oregon City’s Transportation System Plan, the applicable mobility standard for unsignalized 

intersection operations during the peak hour is: 

“All movements serving more than 20 vehicles shall be maintained at LOS “E” or better. LOS “F” will be 

tolerated at movements serving no more than 20 vehicles during the peak hour.” 

All intersection level-of-service evaluations used the traffic volumes from the AM and PM peak hours, 

adjusted with a peak hour factor so that the analysis reflects a reasonable worst-case scenario. For this 

reason, the analysis reflects conditions that are only likely to occur for 15 minutes out of each average 

peak hour. The transportation system will likely operate under conditions better than those described 

in this report during all other time periods. 

Figure 2 summarizes the level-of-service analysis results for the study intersection under existing traffic 

conditions. As shown, the study intersection currently meets the City’s LOS “E” standard during the 

weekday AM and PM peak hours. Attachment “C” includes the existing traffic conditions level-of-service 

analysis worksheets. 

TRANSPORTATION PLANNING RULE ANALYSIS 

Per Oregon Administrative Rule 660-012-0060, also known as the Transportation Planning Rule (TPR), a 

zone change and Comprehensive Plan amendment must not create an unmitigated significant effect on 

an existing or planned transportation system. If a significant effect is expected to occur, it must be 

mitigated within the planning horizon. The City of Oregon City Transportation System Plan (TSP) 

planning horizon is year 2035. Therefore, in order to determine if there is a significant effect, the 

following analyses were conducted: 

 Year 2035 existing zoning traffic conditions (assuming development of the property under 

the existing zoning and comprehensive plan designations) at the study intersection during 

the weekday AM and PM peak periods; and, 

 Year 2035 proposed zoning traffic conditions (assuming a reasonable worst case 

development scenario under the proposed zoning and comprehensive plan designations) at 

the study intersection during the weekday AM and PM peak periods. 
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LAND USE SCENARIO DEVELOPMENT 

As indicated previously, these subject parcels are currently zoned R-6 – Single Family Dwelling District. 

Providence would like to rezone these parcels to MUE – Mixed Use Employment District.  

Existing Zoning and Comprehensive Plan Designation 

Title 17 of Oregon City’s Municipal Code identifies the permitted uses and dimensional standards 

allowed under each zoning designation. Per Chapter 17.12, R-6 zoning enables the development of 

single family homes with a minimum lot size of 6,000 square feet. With these provisions, a reasonable 

worse case development under the R-6 zoning would enable three single family homes to be developed 

(assuming 22,500 square feet of property and minimum lot size of 6,000 square feet). 

Proposed Zoning and Comprehensive Plan Designation 

The proposed MUE zoning allows for a variety of office uses, including hospital and medical office 

building. The minimum floor area ratio is 0.25, which would enable an approximately 6,000 square foot 

office building. As noted above, Providence would like to use these properties to supply off-street 

parking for a future medical office building adjacent to Division Street but not for an actual building. 

However, for the purposes of addressing the TPR, a traffic analysis is required to demonstrate whether 

buildout of the property consistent with the proposed zoning would result in a significant effect on the 

transportation system.  

Trip Generation 

A trip generation estimate was prepared for the existing and proposed designations based on 

information provided in the standard reference manual, Trip Generation, 9th Edition, published by the 

Institute of Transportation Engineers. ITE land use code 210 (Single Family Homes) was used to reflect 

the existing R-6 designation while ITE land use code 720 (Medical Office Building) was used to reflect 

the proposed MUE designation. Table 2 summarizes the daily, weekday AM, and weekday PM peak 

hour trips associated with both designations. 

Table 2: Trip Generation Comparison 

Land Use ITE Code Size 
Total Daily 

Trips 

Weekday AM Peak Hour Weekday PM Peak Hour 

Total Trips In Out Total Trips In Out 

Existing Zoning - 
Single Family 

Homes  
210 3 homes 28 2 1 1 3 2 1 

Proposed 
Zoning - Medical 
Office Building 

720 
6,000 

square feet 
216 14 11 3 21 6 15 

Proposed Zoning – Existing Zoning  +188 +12 +10 +2 +18 +4 +14 
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YEAR 2035 EXISTING ZONING TRAFFIC CONDITIONS 

The existing zoning analysis forecasts how the study area’s transportation system will operate in 2035 

assuming development of the property consistent with the residential zoning and comprehensive plan 

designations. 

Traffic Volumes 

The year 2035 traffic volumes were developed by applying a growth rate of 0.5% per year to existing 

traffic volumes and adding the number of additional trips expected from the approved Master Plan for 

Providence Willamette Falls Medical Center. In addition, the residential trips shown in Table 2 were 

added to account for the buildout of the site under the existing zoning.  

Given the site fronts on 16th Street and applying a distribution of 30 percent to the south and 70 

percent to the northeast/northwest, only 30 percent of the potential site trips would travel through the 

15th Street/Division Street intersection under either zoning scenario.  

Intersection Operations 

As shown in Figure 3, the study intersection is forecast to continue to operate acceptably under the 

existing zoning scenario. Attachment “D” includes the horizon year 2035 existing zoning traffic 

conditions level-of-service analysis worksheets. 

YEAR 2035 PROPOSED ZONING TRAFFIC CONDITIONS 

The proposed zoning analysis forecasts how the study intersection will operate assuming a reasonable 

worst case development under the proposed zone change and Comprehensive Plan Amendment. The 

medical office building trips shown in Table 2 were distributed onto the study area roadway system 

based on forecast travel patterns identified in the Providence Willamette Falls Medical Center Master 

Plan. 

Figure 3 illustrates the future traffic conditions under both the existing and proposed zoning. It 

illustrates the trip distribution pattern along with the assignment of the proposed zoning trips at the 

study intersection. The horizon year 2035 existing zoning traffic volumes were added to the net new 

trips shown to arrive at the year 2035 proposed zoning traffic volumes. 

Intersection Operations 

As shown in Figure 3, the study intersection is forecast to continue to operate acceptably assuming the 

buildout of the property consistent with the proposed zone change and Comprehensive Plan 

amendment. As such, the proposed amendments do not create a significant effect on the 

transportation system as defined by the TPR. Attachment “E” includes the year 2035 proposed zoning 

traffic conditions level-of-service analysis worksheets. 
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POLICY REVIEW 

Approval of the Comprehensive Plan Amendment is dependent on meeting the criteria outlined in the 

Transportation Planning Rule (TPR). Table 3 summarizes the criteria identified in the TPR and their 

applicability to the proposed zone change and Comprehensive Plan Amendment. 

Table 3: TPR Criteria 

Section  Criteria Applicable? 

1 Describes how to determine if a proposed land use action results in a significant impact. Yes 

2 Describes measures for complying with Criteria #1 where a significant impact is determined. No 

3 
Describes measures for complying with Criteria #1 and #2 without assuring that the allowed land 
uses are consistent with the function, capacity and performance standards of the facility 

No 

4 Determinations under Criteria #1, #2, and #3 are coordinated with other local agencies. No 

5 
Indicates that the presence of a transportation facility shall not be the basis for an exception to 
allow development on rural lands. 

No 

6 Indicates that local agencies should credit developments that provide a reduction in trips. No 

7 Outlines requirements for a local street plan, access management plan, or future street plan. No 

8 Defines a mixed-use, pedestrian-friendly neighborhood No 

9 Indicates that there is not a significant affect if the proposed zoning is consistent with existing plans No 

10 Defines a multi-modal mixed-use area (MMA) and the requirements that support it. No 

11 Encourages establishment of traded-sector jobs No 

 

As noted in Table 3, there is one criterion that applies to the proposed zone change and Comprehensive 

Plan Amendment. The criterion is provided below in italics with our response shown in standard font. 

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation (including 

a zoning map) would significantly affect an existing or planned transportation facility, then the local government 

must put in place measures as provided in section (2) of this rule, unless the amendment is allowed under section 

(3), (9) or (10) of this rule. A plan or land use regulation amendment significantly affects a transportation facility if 

it would: 

(a) Change the functional classification of an existing or planned transportation facility (exclusive of correction 

of map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or 

(c) Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on projected 

conditions measured at the end of the planning period identified in the adopted TSP. As part of evaluating 

projected conditions, the amount of traffic projected to be generated within the area of the amendment may 

be reduced if the amendment includes an enforceable, ongoing requirement that would demonstrably limit 

traffic generation, including, but not limited to, transportation demand management. This reduction may 

diminish or completely eliminate the significant effect of the amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional classification of an existing 

or planned transportation facility; 
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(B) Degrade the performance of an existing or planned transportation facility such that it would not meet 

the performance standards identified in the TSP or comprehensive plan; or 

(C) Degrade the performance of an existing or planned transportation facility that is otherwise projected 

to not meet the performance standards identified in the TSP or comprehensive plan. 

Response: Per the analysis described above, the study intersection is forecast to meet Oregon City’s 

operational standards with and without the proposed zone change and Comprehensive Plan 

Amendment during the weekday AM and PM peak hours, and therefore there is no significant effect. 

Further, the proposed zone change is consistent with the existing functional classifications of the 

adjacent street system and adopted standards; no changes to the standards are required as part of the 

proposed amendments. 

CONCLUSION 

The results of this study indicate that the proposed zone change and Comprehensive Plan Amendment 

are consistent with the requirements of the Transportation Planning Rule and applicable City standards. 

The key findings of this analysis are summarized below. 

FINDINGS 

 The study intersection operates acceptably during the weekday AM and PM peak hours 

under all scenarios analyzed. 

 Buildout of the property consistent with the zoning designations could result in a net 

increase of 188 daily trips, including 12 trips (10 inbound, 2 outbound) during the weekday 

AM peak hour and 18 trips (4 inbound, 14 outbound) during the weekday PM peak hour. 

 The proposed zone change and Comprehensive Plan amendment is not anticipated to result 

in a significant effect on the transportation system, as defined by Oregon’s Transportation 

Planning Rule. 

 No mitigation measures or changes to the transportation standards are needed to support 

the proposed zone change and Comprehensive Plan amendment. 

Please let us know if you need any additional information or have any questions about the analysis 

presented herein. 
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ATTACHMENTS  

A. Traffic Counts 

B. Description of Level of Service 

C. Existing Traffic Conditions 

D. Horizon Year 2035 Existing Zoning Traffic Conditions 

E. Horizon Year 2035 Proposed Zoning Traffic Conditions 

 



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 7/20/2015 12:59 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: Division St -- 15th St/Providence Dwy QC JOB #: 13432701
CITY/STATE: Oregon City, OR DATE: Tue, Jun 30 2015

5-Min Count
Period

Beginning At

Division St
(Northbound)

Division St
(Southbound)

15th St/Providence Dwy
(Eastbound)

15th St/Providence Dwy
(Westbound)

Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
7:00 AM 3 4 0 0 1 2 3 0 4 2 4 0 0 0 0 0 23
7:05 AM 6 8 1 0 0 1 0 0 3 1 0 0 0 0 1 0 21
7:10 AM 4 9 0 0 0 5 3 0 1 0 3 0 0 0 0 0 25
7:15 AM 2 3 1 0 1 7 2 0 4 2 3 0 0 1 1 0 27
7:20 AM 3 8 1 0 2 6 0 0 3 0 4 0 0 1 1 0 29
7:25 AM 0 7 1 0 1 7 3 0 3 0 4 0 0 0 1 0 27
7:30 AM 1 6 0 0 0 6 0 0 6 1 8 0 1 0 0 0 29

 

7:35 AM 3 14 1 0 0 5 0 0 4 0 3 0 2 0 2 0 34
7:40 AM 8 10 0 0 3 7 1 0 4 1 3 0 0 2 0 0 39

 

7:45 AM 3 10 2 0 1 6 1 0 10 1 2 0 0 1 1 0 38
7:50 AM 3 13 4 0 0 11 2 0 4 1 7 0 0 0 0 0 45
7:55 AM 3 11 0 0 2 9 2 0 8 2 3 0 1 1 0 0 42 379
8:00 AM 5 5 2 0 1 6 0 0 7 2 6 0 1 1 0 0 36 392
8:05 AM 2 9 1 0 2 6 2 0 7 1 3 0 0 0 0 0 33 404
8:10 AM 5 4 0 0 0 2 2 0 7 1 6 0 0 0 0 0 27 406
8:15 AM 2 11 2 0 0 5 0 0 5 0 2 0 0 0 2 0 29 408
8:20 AM 3 6 1 0 0 3 3 0 8 1 5 0 0 0 0 0 30 409
8:25 AM 4 11 1 0 1 4 0 0 3 0 4 0 1 1 0 0 30 412
8:30 AM 4 8 1 0 1 7 2 0 5 0 4 0 1 0 1 0 34 417
8:35 AM 5 11 0 0 0 6 4 0 1 1 2 0 0 0 2 0 32 415
8:40 AM 1 9 1 0 0 7 1 0 6 0 3 0 2 0 1 0 31 407
8:45 AM 3 10 1 0 1 9 6 0 1 3 5 0 1 0 3 0 43 412
8:50 AM 4 9 2 0 3 6 3 0 6 0 2 0 1 1 1 0 38 405
8:55 AM 2 12 1 0 0 10 1 0 5 2 6 0 0 0 0 0 39 402

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 36 136 24 0 12 104 20 0 88 16 48 0 4 8 4 0 500
Heavy Trucks 0 12 0 0 4 0 0 0 4 0 0 0 20
Pedestrians 16 4 0 16 36

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Railroad

Stopped Buses

Comments:

Peak-Hour: 7:35 AM -- 8:35 AM
Peak 15-Min: 7:45 AM -- 8:00 AM

45 112 15

117115

72

10

48 6

6

6

172

97

130

18

190

125

36

66

0.83

4.4 7.1 0.0

0.04.20.0

1.4

0.0

8.3 0.0

0.0

0.0

5.8

3.1

3.8

0.0

4.7

5.6

0.0

3.0

12

2

2 8

0 0 0

000

0

0

0 0

0

0

NA

NA

NA NA

NA

NA

NA NA



Type of peak hour being reported: Intersection Peak Method for determining peak hour: Total Entering Volume

Report generated on 7/20/2015 12:59 PM SOURCE: Quality Counts, LLC (http://www.qualitycounts.net) 1-877-580-2212

LOCATION: Division St -- 15th St/Providence Dwy QC JOB #: 13432702
CITY/STATE: Oregon City, OR DATE: Tue, Jun 30 2015

5-Min Count
Period

Beginning At

Division St
(Northbound)

Division St
(Southbound)

15th St/Providence Dwy
(Eastbound)

15th St/Providence Dwy
(Westbound)

Total Hourly
Totals

Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U
4:00 PM 3 5 1 0 0 8 4 0 2 1 6 0 1 1 1 0 33
4:05 PM 13 8 1 0 0 9 7 0 2 1 4 0 0 1 0 0 46
4:10 PM 3 11 0 0 2 9 5 0 3 0 5 0 0 3 1 0 42
4:15 PM 8 8 0 0 0 11 3 0 2 0 4 0 2 0 0 0 38

 

 

4:20 PM 11 12 1 0 1 11 11 0 4 0 4 0 2 1 2 0 60
4:25 PM 4 17 0 0 0 13 4 0 1 1 3 0 0 1 0 0 44
4:30 PM 7 8 0 0 2 16 9 0 1 0 6 0 0 0 2 0 51
4:35 PM 2 11 1 0 1 11 8 0 1 0 4 0 0 0 2 0 41
4:40 PM 5 10 0 0 0 14 3 0 0 0 7 0 0 0 0 0 39
4:45 PM 1 9 0 0 0 15 1 0 2 0 2 0 1 0 1 0 32
4:50 PM 4 5 2 0 1 17 7 0 4 0 1 0 0 2 0 0 43
4:55 PM 5 9 0 0 0 11 1 0 1 0 7 0 1 0 0 0 35 504
5:00 PM 3 11 0 0 0 12 10 0 0 0 4 0 1 0 0 0 41 512
5:05 PM 7 14 1 0 0 17 6 0 0 1 3 0 1 1 0 0 51 517
5:10 PM 5 9 0 0 0 11 9 0 1 0 2 0 0 1 1 0 39 514
5:15 PM 3 9 1 0 1 12 5 0 1 0 7 0 2 0 2 0 43 519
5:20 PM 5 12 0 0 1 15 2 0 1 0 4 0 0 0 0 0 40 499
5:25 PM 2 9 1 0 0 13 2 0 0 1 2 0 2 0 1 0 33 488
5:30 PM 7 2 0 0 0 9 4 0 0 0 1 0 0 1 0 0 24 461
5:35 PM 5 11 2 0 2 10 8 0 1 2 5 0 0 1 0 0 47 467
5:40 PM 4 6 1 0 0 12 5 0 2 0 3 0 0 0 1 0 34 462
5:45 PM 3 6 1 0 0 10 4 0 1 0 4 0 3 0 1 0 33 463
5:50 PM 2 8 1 0 0 16 2 0 0 0 5 0 1 0 0 0 35 455
5:55 PM 2 5 0 0 0 5 2 0 1 1 2 0 0 2 1 0 21 441

Peak 15-Min Northbound Southbound Eastbound Westbound
TotalFlowrates Left Thru Right U Left Thru Right U Left Thru Right U Left Thru Right U

All Vehicles 88 148 4 0 12 160 96 0 24 4 52 0 8 8 16 0 620
Heavy Trucks 0 4 0 0 0 0 0 0 0 0 0 0 4
Pedestrians 0 0 0 0 0

Bicycles 0 0 0 0 0 0 0 0 0 0 0 0 0
Railroad

Stopped Buses

Comments:

Peak-Hour: 4:20 PM -- 5:20 PM
Peak 15-Min: 4:20 PM -- 4:35 PM

57 124 6

616074

16

2

50 8

6

10

187

240

68

24

150

218

14

137

0.84

0.0 3.2 0.0

0.01.30.0

0.0

0.0

2.0 0.0

0.0

0.0

2.1

0.8

1.5

0.0

2.7

1.4

0.0

0.0

2

2

0 2

0 0 0

000

0

0

0 0

0

0

NA

NA

NA NA

NA

NA

NA NA
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DESCRIPTION OF LEVEL-OF-SERVICE 

Level of service (LOS) is a concept developed to quantify the degree of comfort (including such 

elements as travel time, number of stops, total amount of stopped delay, and impediments caused by 

other vehicles) afforded to drivers as they travel through an intersection or roadway segment. Six 

grades are used to denote the various level of service from “A” to “F”.1 

Signalized Intersections 

The six level-of-service grades are described qualitatively for signalized intersections in Table B1. 

Additionally, Table B2 identifies the relationship between level of service and average control delay per 

vehicle. Control delay is defined to include initial deceleration delay, queue move-up time, stopped 

delay, and final acceleration delay. Using this definition, Level of Service “D” is generally considered to 

represent the minimum acceptable design standard. 

Table B1: Level-of-Service Definitions (Signalized Intersections) 

Level of 
Service 

 
Average Delay per Vehicle 

A 
Very low average control delay, less than 10 seconds per vehicle. This occurs when progression is extremely favorable, and most 
vehicles arrive during the green phase. Most vehicles do not stop at all. Short cycle lengths may also contribute to low delay. 

B 
Average control delay is greater than 10 seconds per vehicle and less than or equal to 20 seconds per vehicle. This generally 
occurs with good progression and/or short cycle lengths. More vehicles stop than for a level of service A, causing higher levels of 
average delay. 

C 
Average control delay is greater than 20 seconds per vehicle and less than or equal to 35 seconds per vehicle. These higher 
delays may result from fair progression and/or longer cycle lengths. Individual cycle failures may begin to appear at this level. 
The number of vehicles stopping is significant at this level, although many still pass through the intersection without stopping. 

D 

Average control delay is greater than 35 seconds per vehicle and less than or equal to 55 seconds per vehicle. The influence of 
congestion becomes more noticeable. Longer delays may result from some combination of unfavorable progression, long cycle 
length, or high volume/capacity ratios. Many vehicles stop, and the proportion of vehicles not stopping declines. Individual cycle 
failures are noticeable. 

E 
Average control delay is greater than 55 seconds per vehicle and less than or equal to 80 seconds per vehicle. This is usually 
considered to be the limit of acceptable delay. These high delay values generally (but not always) indicate poor progression, long 
cycle lengths, and high volume/capacity ratios. Individual cycle failures are frequent occurrences. 

F 
Average control delay is in excess of 80 seconds per vehicle. This is considered to be unacceptable to most drivers. This condition 
often occurs with oversaturation. It may also occur at high volume/capacity ratios below 1.0 with many individual cycle failures. 
Poor progression and long cycle lengths may also contribute to such high delay values. 

1 Most of the material in this appendix is adapted from the Transportation Research Board, Highway Capacity Manual, (2000). 

Table B2: Level-of-Service Criteria for Signalized Intersections 

Level of 
Service Average Control Delay per Vehicle (Seconds) 

A <10.0 

B >10 and 20 

C >20 and 35 

D >35 and 55 

E >55 and 80 

F >80 
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Unsignalized Intersections 

Unsignalized intersections include two-way stop-controlled (TWSC) and all-way stop-controlled (AWSC) 

intersections. The 2000 Highway Capacity Manual (HCM) provides models for estimating control delay 

at both TWSC and AWSC intersections. A qualitative description of the various service levels associated 

with an unsignalized intersection is presented in Table B3. A quantitative definition of level of service 

for unsignalized intersections is presented in Table B4. Using this definition, Level of Service “E” is 

generally considered to represent the minimum acceptable design standard. 

Table B3: Level-of-Service Criteria for Unsignalized Intersections 

Level of 
Service 

 
Average Delay per Vehicle to Minor Street 

A 
 Nearly all drivers find freedom of operation. 

 Very seldom is there more than one vehicle in queue. 

B 
 Some drivers begin to consider the delay an inconvenience. 

 Occasionally there is more than one vehicle in queue. 

C 
 Many times there is more than one vehicle in queue. 

 Most drivers feel restricted, but not objectionably so. 

D 
 Often there is more than one vehicle in queue. 

 Drivers feel quite restricted. 

E 

 Represents a condition in which the demand is near or equal to the probable maximum number of vehicles that can be 
accommodated by the movement.  

 There is almost always more than one vehicle in queue. 

 Drivers find the delays approaching intolerable levels. 

F 
 Forced flow. 

 Represents an intersection failure condition that is caused by geometric and/or operational constraints external to the 
intersection. 

Table B4: Level-of-Service Criteria for Unsignalized Intersections 

Level of Service Average Control Delay per Vehicle (Seconds) 

A <10.0 

B >10.0 and  15.0 

C >15.0 and  25.0 

D >25.0 and  35.0 

E >35.0 and  50.0 

F >50.0 

 

It should be noted that the level-of-service criteria for unsignalized intersections are somewhat 

different than the criteria used for signalized intersections. The primary reason for this difference is 

that drivers expect different levels of performance from different kinds of transportation facilities. The 

expectation is that a signalized intersection is designed to carry higher traffic volumes than an 

unsignalized intersection. Additionally, there are a number of driver behavior considerations that 

combine to make delays at signalized intersections less galling than at unsignalized intersections. For 

example, drivers at signalized intersections are able to relax during the red interval, while drivers on the 

minor street approaches to TWSC intersections must remain attentive to the task of identifying 
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acceptable gaps and vehicle conflicts. Also, there is often much more variability in the amount of delay 

experienced by individual drivers at unsignalized intersections than signalized intersections. For these 

reasons, it is considered that the control delay threshold for any given level of service is less for an 

unsignalized intersection than for a signalized intersection. While overall intersection level of service is 

calculated for AWSC intersections, level of service is only calculated for the minor approaches and the 

major street left-turn movements at TWSC intersections. No delay is assumed to the major street 

through movements. For TWSC intersections, the overall intersection level of service remains 

undefined: level of service is only calculated for each minor street lane. 

In the performance evaluation of TWSC intersections, it is important to consider other measures of 

effectiveness (MOEs) in addition to delay, such as v/c ratios for individual movements, average queue 

lengths, and 95th-percentile queue lengths. By focusing on a single MOE for the worst movement only, 

such as delay for the minor-street left-turn, users may make inappropriate traffic control decisions. The 

potential for making such inappropriate decisions is likely to be particularly pronounced when the HCM 

level-of-service thresholds are adopted as legal standards, as is the case in many public agencies. 

 



 

 

Attachment C Existing Traffic Conditions



Existing Traffic Conditions Weekday AM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 72 10 48 6 6 6 45 112 15 11 71 15

Future Volume (vph) 72 10 48 6 6 6 45 112 15 11 71 15

Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83

Hourly flow rate (vph) 87 12 58 7 7 7 54 135 18 13 86 18

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 157 21 207 117

Volume Left (vph) 87 7 54 13

Volume Right (vph) 58 7 18 18

Hadj (s) -0.05 -0.13 0.10 -0.02

Departure Headway (s) 4.6 4.7 4.6 4.6

Degree Utilization, x 0.20 0.03 0.26 0.15

Capacity (veh/h) 721 690 754 743

Control Delay (s) 8.8 7.9 9.2 8.4

Approach Delay (s) 8.8 7.9 9.2 8.4

Approach LOS A A A A

Intersection Summary

Delay 8.8

Level of Service A

Intersection Capacity Utilization 35.1% ICU Level of Service A

Analysis Period (min) 15



Existing Traffic Conditions Weekday PM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 16 2 50 8 6 10 57 124 6 6 160 74

Future Volume (vph) 16 2 50 8 6 10 57 124 6 6 160 74

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Hourly flow rate (vph) 19 2 60 10 7 12 68 148 7 7 190 88

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 81 29 223 285

Volume Left (vph) 19 10 68 7

Volume Right (vph) 60 12 7 88

Hadj (s) -0.37 -0.18 0.08 -0.17

Departure Headway (s) 4.7 5.0 4.6 4.3

Degree Utilization, x 0.11 0.04 0.28 0.34

Capacity (veh/h) 685 639 761 813

Control Delay (s) 8.3 8.2 9.3 9.4

Approach Delay (s) 8.3 8.2 9.3 9.4

Approach LOS A A A A

Intersection Summary

Delay 9.2

Level of Service A

Intersection Capacity Utilization 38.1% ICU Level of Service A

Analysis Period (min) 15



 

 

Attachment D Horizon Year 2035 Existing 
Zoning Traffic Conditions



No Build Traffic Conditions Weekday AM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 91 18 60 9 9 8 52 134 24 16 81 20

Future Volume (vph) 91 18 60 9 9 8 52 134 24 16 81 20

Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83

Hourly flow rate (vph) 110 22 72 11 11 10 63 161 29 19 98 24

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 204 32 253 141

Volume Left (vph) 110 11 63 19

Volume Right (vph) 72 10 29 24

Hadj (s) -0.05 -0.12 0.07 -0.03

Departure Headway (s) 4.9 5.0 4.8 4.8

Degree Utilization, x 0.28 0.04 0.33 0.19

Capacity (veh/h) 687 635 721 700

Control Delay (s) 9.7 8.3 10.1 8.9

Approach Delay (s) 9.7 8.3 10.1 8.9

Approach LOS A A B A

Intersection Summary

Delay 9.6

Level of Service A

Intersection Capacity Utilization 40.2% ICU Level of Service A

Analysis Period (min) 15



No Build Traffic Conditions Weekday PM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 22 5 57 16 14 15 70 140 10 8 187 94

Future Volume (vph) 22 5 57 16 14 15 70 140 10 8 187 94

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Hourly flow rate (vph) 26 6 68 19 17 18 83 167 12 10 223 112

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 100 54 262 345

Volume Left (vph) 26 19 83 10

Volume Right (vph) 68 18 12 112

Hadj (s) -0.33 -0.13 0.07 -0.18

Departure Headway (s) 5.1 5.3 4.8 4.5

Degree Utilization, x 0.14 0.08 0.35 0.43

Capacity (veh/h) 629 585 721 774

Control Delay (s) 8.9 8.8 10.3 10.7

Approach Delay (s) 8.9 8.8 10.3 10.7

Approach LOS A A B B

Intersection Summary

Delay 10.2

Level of Service B

Intersection Capacity Utilization 43.8% ICU Level of Service A

Analysis Period (min) 15



 

 

Attachment E Horizon Year 2035 Proposed 
Zoning Traffic Conditions 



Build Traffic Conditions Weekday AM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 91 18 60 9 9 8 52 137 24 16 82 20

Future Volume (vph) 91 18 60 9 9 8 52 137 24 16 82 20

Peak Hour Factor 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83 0.83

Hourly flow rate (vph) 110 22 72 11 11 10 63 165 29 19 99 24

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 204 32 257 142

Volume Left (vph) 110 11 63 19

Volume Right (vph) 72 10 29 24

Hadj (s) -0.05 -0.12 0.07 -0.03

Departure Headway (s) 4.9 5.1 4.8 4.8

Degree Utilization, x 0.28 0.04 0.34 0.19

Capacity (veh/h) 685 633 720 699

Control Delay (s) 9.7 8.3 10.2 8.9

Approach Delay (s) 9.7 8.3 10.2 8.9

Approach LOS A A B A

Intersection Summary

Delay 9.7

Level of Service A

Intersection Capacity Utilization 40.4% ICU Level of Service A

Analysis Period (min) 15



Build Traffic Conditions Weekday PM Peak Hour

15th Street and Division Street 7/23/2015

Page 1 Synchro 9 Report

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR

Lane Configurations

Sign Control Stop Stop Stop Stop

Traffic Volume (vph) 22 5 57 16 14 15 70 141 10 8 191 94

Future Volume (vph) 22 5 57 16 14 15 70 141 10 8 191 94

Peak Hour Factor 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84 0.84

Hourly flow rate (vph) 26 6 68 19 17 18 83 168 12 10 227 112

Direction, Lane # EB 1 WB 1 NB 1 SB 1

Volume Total (vph) 100 54 263 349

Volume Left (vph) 26 19 83 10

Volume Right (vph) 68 18 12 112

Hadj (s) -0.33 -0.13 0.07 -0.18

Departure Headway (s) 5.1 5.4 4.8 4.5

Degree Utilization, x 0.14 0.08 0.35 0.43

Capacity (veh/h) 627 583 720 774

Control Delay (s) 8.9 8.8 10.3 10.8

Approach Delay (s) 8.9 8.8 10.3 10.8

Approach LOS A A B B

Intersection Summary

Delay 10.3

Level of Service B

Intersection Capacity Utilization 44.1% ICU Level of Service A

Analysis Period (min) 15
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NOTICE OF LAND USE DECISION 
DATE OF MAILING OF THE DECISION: March 1, 2012 

 
 

FILE NO.:   CP 11-01: Master Plan 

    DP 11-03: Detailed Development Plan           

NR 11-05: Natural Resource Overlay Exemption 

LL 11-07: Lot Line Adjustment                         

 

APPLICATION TYPE: Type III 

 

APPLICANT/ Providence Willamette Falls Medical Center 

OWNER: C/o Russell Reinhard 

 1500 Division Street 

Oregon City, Oregon 97045 

 

REPRESENTATIVE: Peterson Kolberg & Associates 

C/o Steve Kolberg 

6969 SW Hampton Street 

   Portland, Oregon 97223 

 

REQUEST: The applicant submitted a Concept (General) Development Plan, Detailed 

Development Plan, Lot Line Adjustment and Natural Resource Overlay District 

Exemption to analyze the build out of the Providence Willamette Falls Hospital over 

the next 10 years and construct a parking lot. 

 

LOCATION:  1500 Division Street, Oregon City, OR 97045 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 

2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600 

 Clackamas County Map 2-2E-32AA, TL 400 and  

 Clackamas County Map 2-2E-32AC, TL 101, 201 

 

DECISION:  Approval with Conditions. 

 

On February 27, 2012, after reviewing all of the evidence in the record and considering all of the arguments 

made by the applicant, opponents and interested parties, the Planning Commission concluded by a 5-0 vote 

that the applications would meet the requirements of each applicable section of the Oregon City Municipal 

Code as proposed by the applicant or with conditions adopted by the Commission.  Therefore, the Planning 

Commission adopts as their own the staff report with conditions and approves with conditions the 

application.   

 

The decision of the Planning Commission is final unless appealed to the City Commission within 

fourteen (14) days following the mailing of this notice.  Only persons who participated in the process, 

either through written comments or public testimony, may appeal this limited land use decision.  The request 

for a hearing shall be in writing.  The request for a hearing shall demonstrate how the party is aggrieved or 

how the proposal does not meet the applicable criteria.  The application, decision (including specific 
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conditions of approval), and supporting documents are available for inspection at the Oregon City Planning 

Division.  Copies of these documents are available (for a fee) upon request. 

 

 

A city-recognized neighborhood association with standing that is requesting an appeal fee waiver 

pursuant to 17.50.290(C) must officially approve the request through a vote of its general membership 

or board at a duly announced meeting prior to the filing of an appeal.   

 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE 

PLANNING DIVISION OFFICE AT (503) 722-3789. 

 

 

 

CONDITIONS OF APPROVAL 

CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, 

NR 11-05: Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment 

 

1. The applicant shall construct this development as proposed in this application and as required by the attached 

conditions of approval. 

2. Prior to issuance of the first Detailed Development Plan for Phase 3, the applicant shall submit documentation 

demonstrating that the master plan complies with the minimum floor area ratio of 0.25. (P) 

3. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a revised calculation demonstrating the master plan does not have more than eighty percent site 

coverage of buildings and parking lots.  (P) 

4. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1,  the applicant shall 

submit a revised calculation demonstrating compliance with the minimum landscaping standards in Chapter 

17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code. (P) 

5. The applicant shall install the following public improvements as required. 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, 

bike lane striping and markings, street lighting, and street trees.   

o Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax Lot 

1900 and 2000.  Construction of full depth pavement restoration from the northern end of the ED 

improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the opposing side.  

New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping and markings, street 

lighting, and street trees. 

o Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and Penn 

Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in Phase 1) 

and 10 feet on the opposing side.   

o Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet from 

centerline on the west side.  Construction of full depth pavement restoration between 15
th
 Street and 16

th
 

Street for a width of 26 feet on the western half and 10 feet on the opposing side (if not completed by 

other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, bike lane striping 

and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street dedication.  

Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and gutter, 4.5-foot 

planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing ADA ramp at southeast 

corner of Davis Road/Division Street. 

o Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant’s Engineer’s analysis/design (and 
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coordination with City’s Pavement Condition Index at time of design).  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with street trees, 5 

ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant’s engineer’s analysis/design (and 

coordination with City’s Pavement Condition Index at time of design) across the tax lot frontages for a 

width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the existing street 

lighting and install as necessary to meet current IES.  Installation of street trees in existing planter strip 

and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width of 

about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, street trees, 

and street lighting.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2 and 3 which would be constructed up to 10 years in the future.  A determination of the adequacy 

of the existing traffic infrastructure, the extent of the Providence Willamette Falls impacts, what improvements 

in the form of mitigation measures will be required, and/or the portion of the construction costs of those 

measures which should be borne by the Providence Willamette Falls, will be made at the time of consideration 

of the detailed development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained 

in the Regional Transportation Plan or Oregon City Transportation System Plan, whichever is most current, 

with cost estimates updated by applying a published construction cost index.  For projects already programmed 

for construction, the final project cost of most current cost estimates shall be utilized.  If the impacts cannot be 

adequately mitigated based on the standards in effect at the time of filing the detailed development application, 

the detailed development plan will be denied. (P and DS) 

6. The applicant is responsible for this project’s compliance with Engineering Policy 00-01. (DS) 

7. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

install a pedestrian accessway within or adjacent to the proposed parking lot which complies with the Oregon 

City Municipal Code and provides safe access to pedestrians walking from the northern portion of the parking 

lot south towards the main hospital facility.  (P) 

8. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing water 

lines for new future facilities as required by plumbing code. (DS) 

9. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing sanitary 

sewer for new future facilities as required by plumbing code. (DS) 

10. The applicant shall provide stormwater facilities as necessary for street improvements and facility construction.  

Downstream conveyance calculations/analysis shall be performed for all existing storm systems where the 

applicant’s new facilities increase the stormwater flow.  (DS) 

11. The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 Street 

exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the eastern end 

of the storm line as necessary.  (DS) 

12. During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to determine 

extent of stormwater detention and water quality that are required by the current code and implement 

appropriate Low Impact Design efforts. (DS) 

13. New fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review. (DS) 

14. The development proposal shall be reviewed for compliance with the Clackamas County Fire Department upon 

submittal of the Detailed Development Plan. (DS) 

15. In order to mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted 

without landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% 

to 12%.  The applicant may choose not to utilize the adjustment for a particular parking lot.  If a parking lot 
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does not utilize the adjustment and provides no more than eight contiguous parking spaces without an interior 

landscape strip, the applicant does not have to increase the minimum interior parking lot landscaping for that 

parking lot from 10% to 12%. (P) 

16. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a tree mitigation plan displaying the location of the 4 mitigation trees per OCMC Chapter 17.41.   (P) 

17. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation displaying compliance with the tree protection standards in OCMC Chapter 17.41.130 

of the Oregon City Municipal Code. (P) 

18. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient parking for the proposed development to demonstrate compliance with 

the number of parking spaces required in OCMC 17.52.020 and that all loss of existing parking due to 

nonconforming upgrades has been mitigated by installing an additional parking stall onsite.  Prior to issuance 

of permits associated with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the 

Providence Willamette Falls campus associated with the Master Plan complies with the with the number of 

parking spaces required in OCMC 17.52.020.  (P) 

19. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation indicating the minimum required parking spaces shall be available for the parking of 

operable passenger automobiles of residents, customers, patrons and employees only, and shall not be used for 

storage of vehicles or materials or for the parking of trucks used in conducting the business or use. (P) 

20. Prior to issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

submit sufficient documentation to demonstrate the subject site complies with the carpool and vanpool parking 

standards in OCMC Chapter 17.52.030.E.  (P) 

21. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient bicycle parking for the proposed development to demonstrate 

compliance OCMC 17.52.040.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with the 

Master Plan complies with the with the bicycle parking spaces required in OCMC 17.52.040.  (P) 

22. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with landscaping in all areas of the parking lot which are not used for 

parking, maneuvering, or circulation.  (P) 

23. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with a street tree from the Oregon City Street Tree List for the 

appropriate tree well width or documentation from the a certified arborist demonstrating the appropriateness of 

the tree species and documentation demonstrating that all required landscaping trees shall be of a minimum 

two-inch minimum caliper size (though it may not be standard for some tree types to be distinguished by 

caliper) and planted according to American Nurseryman Standards. (P) 

24. Prior to issuance of a permit associated with Detailed Development Plan for Phase 1the applicant shall submit 

documentation assuring that all landscaped areas within the proposed parking lot include irrigation systems 

unless an alternate plan is submitted, and approved by the community development director, that can 

demonstrate adequate maintenance. (P) 

25. Prior to final of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

prune vegetation, relocate signage and review on-street parking as required in the transportation impact study 

by Julia Kuhn, PE of Kittleson and Associates (Exhibit 2) for proper sight distance. (P and DS) 

26. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that the proposed parking lot complies with the parking lot incorporate 

design standards in accordance with Chapter 13.12, Stormwater Management. (DS) 

27. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.B. (P) 

28. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.C. (P) 
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29. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping 

standards in OCMC 17.52.060.D. (P) 

30. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that within three years, cover one hundred percent of the landscape area 

and no mulch, bark chips, or similar materials shall be allowed at the time of landscape installation except 

under the canopy of shrubs and within two feet of the base of trees. (P) 

31. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit a 

recorded access easement with all adjacent sites where access is obtained. (P) 

32. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit 

sufficient documentation demonstrating maintenance in accordance with the standards identified in OCMC 

17.62.050.A.10. (P) 

33. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall 

submit documentation demonstrating that for all new buildings, where there is one hundred feet or more of 

frontage at least sixty percent of the site frontage width shall be occupied by buildings placed within five feet 

of the property line, unless a greater setback is accepted under the provisions of Section 17.62.055D. For sites 

with less than one hundred feet of street frontage, at least fifty percent of the site frontage width shall be 

occupied by buildings placed within five feet of the property line unless a greater setback is accepted under the 

provisions of Section 17.62.055D. (P) 

34. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a photometric plan demonstrating compliance with OCMC 17.62.065 for the pedestrian walkway 

within the parking lot. (P) 

35. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit documentation demonstrating compliance with OCMC Chapter 12.08 for the Division Street frontage 

adjacent to the proposed parking lot associated with the Phase 1 Detailed Development Plan.  If the applicant 

submits documentation from an engineer indicating the proper spacing cannot me met due to sight line or other 

unavoidable issues, the Community Development Director may approve an alternative such as planting a tree 

in an alternate location or providing a fee-in-lieu.  (P) 

36. Prior to final of permits associated with the Detailed Development Plan for Phase 2 of the Master Plan, the 

applicant shall submit a phasing plan displaying the general location and prioritization of  the nonconforming 

upgrades to the site required per OCMC 17.58.040.C.  Each Detailed Development Plan will be reviewed for 

compliance with the Nonconforming chapter in the Oregon City Municipal Code.  (P) 

37. The applicant shall sign a Non-Remonstrance Agreement (NRA) prior to final occupancy for any Phase or 

portion of a Phase built on a property not already covered by a NRA for the purpose of making sanitary sewer, 

storm sewer, water or street improvements in the future that benefit the property and assessing the cost to 

benefited properties pursuant to the City’s capital improvement regulations in effect at the time of such 

improvement; this includes paying the document recording fee.   (DS) 

 

(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 



 
 
 

Appendix E:  Photos of Existing Conditions 
 

  



 

Division St. and 15th St. looking south on Division St. Property on the south side of 15th St (left side of photo) 

proposed for inclusion in PWF Master Plan Boundary for parking.  Property on north side of 15th St (right 

side of photo) currently in boundary and location of future West MOB. 

 

Division St. at 15th St. looking north showing existing PWF campus located on both sides of Division St.  

PWF Master Plan Boundary located west of Division St. between 15th and 16th Streets, and east of Division 

St. midway between 13th and 14th Streets to Penn Lane, just north of 16th St. 



 

Existing PWF building on NW corner of Division St. and 15th St. currently in PWF Master Plan Boundary 

zoned MUE and site of future West MOB. 

 

 

Existing PWF building on west side of Division St. and site of future West MOB. 



 

Looking west across Division St. at existing building and site of future West MOB.  Undeveloped portion in 

center of site and area on far right of photo in current PWF Master Plan Boundary and zoned MUE. 

 

 

16th St. at Division Street looking south along 16th St..  First house currently in PWF Master Plan Boundary 

and zoned MUE.  Second two houses proposed to be added to PWF Master Plan boundary and rezoned 

from R-6 to MUE.  All properties in PWF ownership. 



 

SW Corner of Division St and 15th St. looking south along 15th St.  Vacant lot shown in foreground and 

three adjacent houses on 15th Street proposed to be added to Master Plan Boundary for parking.  All 

properties are in PWF ownership and zoned MUE. 

 

 

PWF-owned property at 1810 and 1808 Division St., zoned MUE, and proposed to be added to PWF Master 

Plan Boundary. 



 

PWF-owned property at 1806 Division St., zoned MUE, proposed to be added to PWF Master Plan 

Boundary. 

 

 

Houses on 15th St. adjacent to the proposed Master Plan Boundary expansion to the east and directly 

across the street from existing PWF Master Plan Boundary.  Properties are zoned MUE. 



 

1411 Division St., zoned MUE, adjacent to south side of proposed parking area at the intersection of Division 

St and 15th St. 



 

 

APPENDIX F 
Neighborhood Meeting Documentation 



Changing to meet your needs  
as a growing community



1500 Division St
Oregon City, OR 97045

At the request of the MNA, Providence 
Willamette Falls is mailing this notice 
to all addresses in the neighborhood. 

A special meeting will be held to review a proposal 
Providence Willamette Falls will be submitting to the City 
of Oregon City for approval to amend its master plan, 
originally adopted in 2011 following input from the 
residents in the McLoughlin Neighborhood Association. The 
intent of the current proposal is to add several properties 
on the west side of Division Street between 14th and 16th  
streets to the master plan boundary. Two of these properties 
would also require a comprehensive plan amendment and 
zone change. This will facilitate site planning of approved 
master plan development, including a medical office 
building that will provide better access to primary care.  

McLoughlin Neighborhood Association Meeting  

7 p.m., Thursday, June 4, 2015 
Fire Station, 2nd floor meeting room 
624 7th Street, at John Adams Street 
Oregon City

Questions? Contact Renee King at 503-650-6262  
or email renee.king@providence.org.



7:00 pm 1. 

7:05 pm 2. 

7:35 pm 3. 

7: 40 pm 4. 

7:45 pm 5. 

8:30 pm 6. 

McLOUGHLIN 

NEIGHBORHOOD 

ASSOCIATION 

Steering Committee Meeting Agenda 
June 2, 2015 

Oregon City Main Station, 2nd floor meeting room 
7:00 pm 

Welcome and introductions 

Special presentation- Providence Willamette Falls Hospital-
Land use proposal regarding the Master plan 

Review and approval of the minutes-April 2, 2014 

Treasurer's Report- update 

Old Business 
a. Concerts in the Park at the EQT 
b. First City Festival- July 25th_ request for sno-cones 
c. Transportation Advisory Committee meeting 
d. Parks & Recreation Committee meeting- Library park playground 

equipment 

Adjourn 

Post Office Box 1027, Oregon City, Oregon 97045 • www.mnooc.org 
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McLoughlin Neighborhood Association – Steering Committee Meeting 
Providence Willamette Falls Medical Center Presentation 

7 p.m. June 4, 2015 

Providence Willamette Falls Medical Center (PWF) requested time on the McLoughlin Neighborhood 
Steering Committee for this meeting to serve as the required neighborhood meeting prior to submitting a 
land use application to the City of Oregon City.  Consistent with the provisions of Oregon City Zoning Code 
17.50.055, the committee chair, Denyse McGriff, gave email authorization for the steering committee to 
serve as the neighborhood meeting, provided that PWF mailed notice to the neighborhood association 
mailing list.  PWF did so with the attached mailer that was sent to the list on May 28, 2015. 
 
Meeting Summary 

Denyse McGriff opened the meeting and gave context to why the steering committee meeting was 
expanded to include this presentation by PWF. 
 
Sherri Paris of PWF provided an intro to the project and purposes to solicit feedback. Reminded the group 
that the current master plan includes three approved phases: 

1. Updates to Davis Street parking lot. 
2. Hospital updates and additions. 
3. Two MOBs, we are now proposing only one. 

 
Josh Kolberg of PKA Architects reviewed the map and showed: 

1. Existing and proposed master plan boundaries 
2. Site of the proposed single medical office building (MOB) that would be built out per the existing, 

approved master plan  
3. Two properties proposed for a comprehensive plan amendment and zone change from 

residential/R-6 to Mixed Use Employment. These two properties would provide additional site 
area that would allow for off-street parking adjacent to the future MOB. 

 
Stefanie Slyman described the two land use actions that would be consolidated into one application and 
subsequent opportunities for the neighborhood receive notice and provide input: 

1. Amend master plan boundary to areas where Providence owns. 
2. Two change comprehensive plan to MUE zoning. 

3. A hearing before the Planning Commission would be scheduled with notification of the proposed 
land use action would be made in several ways mailing to property owners with 300 feet of the 
site; copy of the application would be provided to MNA and the Citizen Involvement Council; the 
site would be posted; and notice would be published in a local newspaper. 

4. Public testimony can be provided in writing prior to the hearing or in person at the hearing orally 
or submitted in writing. 

5. Planning Commission will make a recommendation.  If recommendation is for denial, the 
application may be appealed. If not appealed, the application is denied.  If the recommendation is 
for approval, it is forwarded to the City Commission which makes the decision.  
 

The presentation was turned over to Denyse Griffin to moderate the Q&A session. Denyse first reminded 
the audience that the MNA previously had concerns about PWFMC crossing Division before calling on 
others to ask questions as follows. 
 
Q: Why require expansion if only one building not two? 
A Best use of space/most feasible use of the property for this specific location where a MOB is already 

approved per the existing master plan.  The boundary expansion is intended to allow for parking to 



be located adjacent to the MOB, reducing on-street parking impacts on the neighborhood.  
(Neighborhood comment: that make’s sense.) 

 
Q: Building already there is commercial. What is intent of property between 14th and 15th? 
A: Currently no plans. Just to bring in property we currently own into MP boundary. 
 
Q: What are the hospitals growth projections for long term – 5 to 30 years? Might force hospital to 

expand even further. 
A: All we know of right now is slated to be on campus. Don’t know that far out. This is already a lot of 

capital dollars to spend.  
 
Q: Is Providence intending to purchase in the two triangle areas (south of 14th)? 
A: No. 
 
Q: Clarification on zoning question and discussion about residential and employment map. 
A.  This was discussed in more detail including allowed uses in the MUE zone. 
 
Q: How many extra employees will this MOB bring?  Will this result in more parking and traffic in the 

neighborhood?  
A: New employees will be in primary care office and rehab. City has code requirements for parking. 

Intention to meet code requirements. Area of rental houses could be used for parking. 
 
Q: What is happening with the property I live in? (Assume rental house tenant.) 
A.  No plans on that side of 15th. 
 
Q: How many stories would MOB be? 
A: Most likely one or two. 
 
Q: Concern about traffic impact on 15th Street. 
A: A traffic study is required as part of this land use application.  A traffic consultant has been retained 

and the City is currently reviewing the scope of the study. 
 
Q: Concern about traffic and parking impacts.   Question about why there has been no transportation 

demand study.  
A. The request would only look at the difference between what is currently allowed in the master plan 

and what is proposed.  Intent is not to open master plan for full review. Since PWF is looking to drop 
one of the MOBs and reduce the total square footage allowed from 50,000 sf to approximately 
30,000sf, there will be less impact than what is already currently approved. 

 
Q. Is building going to be owned and occupied by Providence? 
A Occupants could be both Providence and community.  
 
Q. We have lots of vacant office space in Oregon City, why need more? 
A. Accessibility to patients is important which is why facilities are needed here at the existing PWF 

campus.  Providence mission to provide care as close as possible to community. Don’t want travel to 
be a barrier for help. 

 
Q. Existing problem with employees parking on the street and taking up neighborhood spaces.   



A. Employees should not be parking on the street and they know this.  Renee to send Denyse parking 
hot line to report employees parking on streets. 

 
Q: Besides cost, what are code or height restrictions for going up rather than out? 
A. Max height 60 feet so it is not a restriction from a zoning code perspective for what is proposed. 
 
Q: Questioning the addition of the property on the other side of 15th Street. What notification process if 

Providence decides to building there? 
A: It will go through development plan and site review at the City. Notice will be given and the public 

will be able to comment. 
 
Q: What about original plan to add MOB on Davis parking lot? 
A.: Not currently in the growth plan. 
 
General Comments 
 

Request to straighten corner at 15th and Division to remove confusion. Also potentially have a speed 
bump in first one-third of 14th Street. Also better signage. 

 
Wish someone from the City were here tonight. (Read statement) See reasoning for hospital to get 
bigger but wrong location. Develop currently on property we own but will buy more and grow again. 
Try office sharing. Purpose is for Providence to profit. Hospital is okay as is. 

 
Trillium Homeowners Association (THA) has few homeowners against the hospital. Complaints are 
from homeowners across Division. THA appreciates what hospital has done. What is Providence 
going to give us if we okay this plan? 

 
I sit on traffic advisory commission. This should go before them before planning commission. 
Concern about pedestrian crossing on Division. Also need to address Division and Molalla 
intersection. 

 
Other side of Division (south side) would cut into neighborhood; changes the dynamics of the 
neighborhood. Seems sneaky to add property into master plan and develop later. 

 
General comments about traffic: already school busses on Division that go down 16th. Parents park 
waiting for their kids. Busses made traffic back up. Make Davis Street parking lot two story. Have 
employees park in Community Center and shuttle to hospital. 

 
14th Street is narrow and kids play in street. (Resident asked after meeting if we could sign “Not a 
thru street.) 

 
This is our community hospital we to go if ill. If I need rehab would like to have parking near where I 
go. Cannot turn this planning effort into how to fix all of Oregon City’s streets. 

 
South side of 15th – Providence does not own all the properties but understands why we would want 
to have control over property (be in master plan). Plan is not to do anything to those properties so 
no need to worry now. Won’t wake up and find bulldozers on the property. 

 



As a good faith effort, Providence should sell the properties on the south side of 15th. Once start 
expanding boundary will never stop. 

 
Concluding comment from Chair Denyse McGriff:  Neighborhood is not against the hospital. Comments 
tonight are from the cumulative effort of growth, in particular ripple effect of parking and traffic.  Suggest 
further discussion before going to the City to iron some of this out. Have to do this together. 
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Pre-Application Conference Notes 
PA 15-13: Comprehensive Plan Amendment, Zone Change and Master Plan for Providence 

Willamette Falls Medical Center 

Pre-Application Conference Date: 5/13/2015 

Proposed Project: 

 Comprehensive Plan Amendment, Zone Change and Master Plan to add property to the Existing Hospital
Master Plan (1716 and 1714 16th Street)

General Information: 
o Prior approvals:

o The applicant submitted a Concept (General) Development Plan, Detailed Development Plan, Lot Line
Adjustment and Natural Resource Overlay District Exemption to analyze the build out of the Providence
Willamette Falls Hospital over the next 10 years and construct a parking lot. File numbers: CP 11-01:
Master Plan, DP 11-03: Detailed Development Plan, NR 11-05: Natural Resource Overlay Exemption, &
LL 11-07: Lot Line Adjustment

o Site Plan and Design Review and Conditional Use Permit for Hospital Building Expansion with Hospital
and Nursing Home Site Improvements.  File numbers: CU 03-03 & SP 03-19.

o Applicable Overlay Districts: Geologic Hazards Overlay District and Natural Resource Overlay District
o Applications anticipated:

o Comprehensive Plan Amendment
o Zone Change

o Transportation System Plan: There are no TSP projects identified adjacent to 1714 or 1716 16th Street and the
adjacent portion of 16th is designated as a local street.

Approved Phases of the Master Plan: 
Please identify how the proposed project will change the approved phasing of the Master Plan. 

Project Phase 1 – Division St. Parking Lot (Subject To Detailed Development Plan Approval)  
The first project of the master plan consists of an alteration and expansion of the existing parking lot at 
the intersection of Davis Road, Division Street and Penn Lane. The applicant submitted a Detailed 
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Development Plan for the construction of the parking lot which would be implemented subsequent to 
approval in 2012.  
 
Project Phase 2 – Hospital Additions and Remodels  
Phase 2 of the Master Plan includes the addition of approximately 54,000 square feet to the site including 
expanding the Medical Center building, the construction of a new central utility plant, and the remodeling 
of other areas of the facility. More particularly, these projects include:  
 
Outpatient Surgery Expansion: The outpatient surgery expansion will add approximately two new operating 
rooms and short stay recovery space. 

 
New Front Entry: The main entry to PWF will be remodeled and will include a new patient drop-off. The 
new entry will replace a section of the 1961 building which is currently sub-standard and houses hospital 
office spaces among other uses. This project will provide a more direct and unified entry into the hospital. 
A new canopy will welcome visitors into a large, high volume lobby that will provide physical and visual 
connections to corridors serving patient care, imaging, day surgery, birthplace, and the gift shop.  
 
Second Floor Patient Room and Pharmacy Remodel: Several spaces on the second floor of the hospital 
will be converted from their current use as offices back to their original function as patient rooms. This 
patient room remodel will not increase the number of licensed beds, the staffing levels for the hospital, 
nor increase trip generation. The pharmacy will also be relocated.  
 
Birthplace Expansion: Six additional Labor, Delivery, Recovery and Postpartum rooms will be added to the 
west end of the existing Birthplace wing. The addition would increase the number of labor and 
delivery/postpartum beds from 14 to 20.  

 
Central Utility Plant: In order to centralize the system utilities for the campus and make them more efficient, 
PWF is planning for a central utility plant to house the appropriate mechanical, electrical, and plumbing 
systems to serve the medical campus. The development of this project is located within the Natural Resource 
Overlay District requiring review and mitigation. 

 
Second Floor Shell Space Tenant Improvements: There is approximately 16,100 square feet of unfinished 
space above the Emergency Department planned for build out to house expanded hospital services. 
There is no definitive hospital program scheduled for this space but it is anticipated to be an expansion of 
outpatient services.  
 
The applicant may complete the phase 2 projects in any order, provided they are all completed prior to 
initiating Phase 3. Phase 2 is projected to be implemented from 2012-2021.  
 
Project Phase 3 – Medical Office Buildings (MOB)  
Phase 3 of the Master Plan will add approximately 40,000 - 50,000 square feet of square footage to the 
medical campus including the construction of two new buildings including:  

 
MOB Additions: PWF has identified two (East and West) sites for 20,000 - 25,000 square foot medical 
Office Buildings (MOB‟s) which will house general physician’s practices. The order of implementation for the 
two MOB‟s in this phase will depend upon Hospital strategic goals, project funding, and community needs. 
Phase 3 would be implemented from 2014-2021. 

 
Conditional Use: 



 

  

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045                                              3 

 Ph (503) 722-3789   www.orcity.org 

 

 

Subsequent to the Conditional Use approval, the zoning designation of the land within the Master Plan was 
changed to allow a hospital and a medical clinic as permitted uses in chapter 17.31.020.C and F.  There is no need 
to update the Conditional Use to include the area to be included in the Master Plan. 
 
Transportation Impacts: 

The applicant will need to have a traffic engineer conduct a transportation study in conformance 
with the City’s Guidelines for Transportation Impact Analyses available on the Oregon City website. 
  
Based on the information provided by the applicant, it appears the trip generation exceeds the level 
at which the project’s transportation analysis requirements can be satisfied by submittal of a 
Transportation Analysis Letter (TAL). A full Transportation Impact Analysis (TIA) will be required. 
Among other requirements, a full TIA includes conducting traffic counts and operational analysis of 
impacted intersections will be required. Intersections to be analyzed include the site access and 
intersections of collector/collector and higher where traffic volumes from the development exceed 
20 peak hour trips. 
  
The applicant and his traffic engineer should review the Guidelines for Transportation Impact 
Analyses and the most recent mobility standards as specified in Oregon City Municipal Code section 
12.04.205. 
  
Because the proposal includes a zone change, the applicant will also need to address the 
requirements of Oregon’s Transportation Planning Rule. Specifically, the applicant shall address the 
provisions of 660-12-0060 Plan and Land Use Regulation Amendments. When a zone change is 
proposed, a future year analysis is required assessing the impact associated with the planning 
horizon specified in the city’s adopted Transportation System Plan. The applicant should compare 
the impact of development of the affected parcels under current and proposed zoning. 
  
Because the proposal includes modification of an approved master plan, the applicant will need to 
address the requirements of OCMC Chapter 17.65. The applicant should address how the 
expansion of the site affects previously approved elements of the master plan. It seems likely that 
the expansion will result in a greater impacts than those previously analyzed. Depending on the 
additional development opportunities afforded by the expansion, the intersections analyzed under 
the previous master plan may or may not be adequate. Additional specificity on the part of the 
applicant will be required to determine the geographical scope of the analysis. 
  
With a master plan, the applicant will need to specify a phasing plan if more than one phase is 
proposed. Multiple phases may require that the transportation impacts are assessed for each phase 
of the development while taking into account the regional traffic growth that is expected during 
each phase of the applicant’s master plan. 
  
The applicant’s traffic engineer is welcome to contact the city’s traffic engineering consultant, John 
Replinger, at Replinger-Associates@comcast.net or at 503-719-3383. 

     
Zone Change and Comprehensive Plan Amendment: 
The applicant is required to demonstrate compliance with all applicable criteria in OCMC chapter 17.68 including 
the Oregon City Comprehensive Plan. 
 

mailto:Replinger-Associates@comcast.net
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Goal 1.1 Citizen Involvement Program Implement a Citizen Involvement Program that will provide an 
active and systematic process for citizen participation in all phases of the land-use decisionmaking 
process to enable citizens to consider and act upon a broad range of issues affecting the livability, 
community sustainability, and quality of neighborhoods and the community as a whole. 
Policy 1.1.1 - Utilize neighborhood associations as the vehicle for neighborhood-based input to meet the 
requirements of the Land Conservation and Development Commission (LCDC) Statewide Planning Goal 1, 
Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the officially recognized 
citizen committee needed to meet LCDC Statewide Planning Goal 1. 
Goal 1.2 Community and Comprehensive Planning - Ensure that citizens, neighborhood groups, and 
affected property owners are involved in all phases of the comprehensive planning program. 
Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use 
planning. 
Goal 1.3 Community Education - Provide education for individuals, groups, and communities to ensure 
effective participation in decision-making processes that affect the livability of neighborhoods. 
Goal 1.4 Community Involvement - Provide complete information for individuals, groups, and 
communities to participate in public policy planning and implementation of policies. 
Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 
 
Goal 2.4 Neighborhood Livability - Provide a sense of place and identity for residents and visitors by 
protecting and maintaining neighborhoods as the basic unit of community life in Oregon City while 
implementing the goals and policies of the other sections of the Comprehensive Plan. 
Policy 2.4.2 Strive to establish facilities and land uses in every neighborhood that help give vibrancy, a 
sense of place, and a feeling of uniqueness; such as activity centers and points of interest. 
Policy 2.4.4 Where environmental constraints reduce the amount of buildable land, and/or where 
adjacent land differs in uses or density, implement Comprehensive Plan and zoning designations that 
encourage compatible transitional uses. 
Policy 2.4.5 - Ensure a process is developed to prevent barriers in the development of neighborhood 
schools, senior and childcare facilities, parks, and other uses that serve the needs of the immediate area 
and the residents of Oregon City. 
Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth Boundary to 
meet local, regional, and state requirements for accommodating growth. 
Policy 2.7.2 Use the following 11 land-use classifications on the Oregon City Comprehensive Plan Land-
Use Map to determine the zoning classifications that may be applied to parcels: 
• Low Density Residential (LR)  • Medium Density Residential (MR) 
• High Density Residential (HR)  • Commercial (C) 
• Mixed Use Corridor (MUC)  • Mixed Use Employment (MUE) 
• Mixed Use Downtown (MUD)  • Industrial (I) 
• Public and Quasi-Public (QP)  • Parks (P) 
• Future Urban Holding (FUH) 
 
Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 
Oregon City. 
Policy 6.1.1 Promote land-use patterns that reduce the need for distance travel by single-occupancy 
vehicles and increase opportunities for walking, biking and/or transit to destinations such as places of 
employment, shopping and education. 
 
Goal 6.4 Noise- Prevent excessive noise that may jeopardize the health, welfare, and safety of the 
citizens or degrade the quality of life. 
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Goal 9.1 Improve Oregon City’s Economic Health - Provide a vital, diversified, innovative economy 
including an adequate supply of goods and services and employment opportunities to work toward an 
economically reasonable, ecologically sound and socially equitable economy. 
 
Goal 10.1 Diverse Housing Opportunities - Provide for the planning, development and preservation of a 
variety of housing types and lot sizes. 
 
Policy 11.1.4 - Support development on underdeveloped or vacant buildable land within the city where 
public facilities and services are available or can be provided and where land-use compatibility can be 
found relative to the environment, zoning, and Comprehensive Plan goals. 
Policy 11.1.6 - Enhance efficient use of existing public facilities and services by encouraging development 
at maximum levels permitted in the Comprehensive Plan, implementing minimum residential densities, 
and adopting an Accessory Dwelling Unit Ordinance to infill vacant land. 
 
Goal 11.6 Transportation Infrastructure - Optimize the City’s investment in transportation infrastructure. 
 
Goal 12.1 Land Use-Transportation Connection - Ensure that the mutually supportive nature of land use 
and transportation is recognized in planning for the future of Oregon City. 
Policy 12.1.4 - Provide walkable neighborhoods. They are desirable places to live, work, learn and play, 
and therefore a key component of smart growth. 
 
Goal 13.2 Energy Conservation- Plan public and private development to conserve energy. 
Policy 13.2.1- Promote mixed-use development, increased densities near activity centers, and 
home-based occupations (where appropriate). 
the mixed use development and carpooling plan will also conserve energy resources.   
 
Goal 14.2 Orderly Redevelopment of Existing City Areas- Reduce the need to develop land within the 
Urban Growth Boundary by encouraging redevelopment of underdeveloped or blighted areas within the 
existing city limits. 
Policy 14.2.1 - Maximize public investment in existing public facilities and services by encouraging 
redevelopment as appropriate. 
Policy 14.2.2 - Encourage redevelopment of city areas currently served by public facilities through 
regulatory and financial incentives. 
Policy 14.3.1 - Maximize new public facilities and services by encouraging new development within the 
Urban Growth Boundary at maximum densities allowed by the Comprehensive Plan. 

 
Master Plan: 
The applicant is required to demonstrate compliance with all applicable criteria.  If any standards are adjusted in 
the Master Plan process, adequate mitigation is required. 

 What is the proposed phasing?  Will the timing of the existing Master Plan be changed? 

 What adjustments will you be applying for?  Does the adjustment meet the intent of the code and what is 
the mitigation? 

 Do you have a revised Master Plan document?  Is there anything else in the master plan being altered? 
 
The Master Plan process allows development to use the code which was in place when it was added to the master 
plan or the current code.  In this case, the proposed area being added to the master plan will get to choose 
between the 2015 code and the current code while the reminder of the development may choose the 2011 code 
or the current code.   
 
Development Services Division (Utilities/Public Improvements/SDC’s, etc): 
See separate notes from Public Works Development Services Division.   



 

  

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045                                              6 

 Ph (503) 722-3789   www.orcity.org 

 

 

 
Natural Resource Overlay District (NROD) and Geologic Hazards Overlay District: 
The proposed development does not require review of the environmental overlay districts.   
 
Building Division: 
You may contact Mike Roberts, our Building Official at 503.496.1517 or by email at mroberts@orcity.org.   
 
Clackamas Fire District: 
Questions can be directed to Mike Boumann, Lieutenant Deputy Fire Marshal of Clackamas Fire District #1.  You 
may contact Mr. Boumann at (503)742-2660 or michaelbou@ccfd1.com.   
 
Neighborhood Association Meeting: 
A Neighborhood Association meeting is required prior to a complete application.  The site is in the McLoughlin 
Neighborhood Association.  

Chair: Denyse McGriff 

Chair Email: guttmcg@msn.com 

Chair Phone Number: 503-656-3912 

Vice Chair Name:  Francesca Anton 

Vice Chair Email:  francescairena@gmail.com 

2015 Steering Committee Meeting Dates:  June 4, August 6, October 1, December 3 

2015 General Meeting Dates:  July 2, November 5 

Meeting Location: Fire Station, at 7th and John Adams, Oregon City 

Meeting Time: 7:00 PM 
 
Oregon City Municipal Code Criteria: 
The following chapters of the Oregon City Municipal Code (OCMC) may be applicable to this proposal:  
OCMC 12.04 - Streets, Sidewalks and Public Places  
OCMC 12.08 - Public and Street Trees  
OCMC 13.12 – Stormwater Management 
OCMC 15.48 – Grading, Filling and Excavating 
OCMC 17.31 – “MUE” Mixed Use Employment District  
OCMC 17.41- Tree Protection Standards 
OCMC 17.44- Geologic Hazards 
OCMC 17.49 – Natural Resource Overlay District 
OCMC 17.50 – Administrative Processes 
OCMC 17.52 – Off-Street parking and Loading 
OCMC 17.62 – Site Plan and Design Review 
OCMC 17.54 – Supplemental Zoning Regulations and Exceptions 
OCMC 17.65 - Master Plans 
OCMC 17.68 - Zoning Changes and Amendments  
 
MS-Word versions of the code are available for download on-line from the municipal code website. 
 
Pre-application conferences are required by Section 17.50.050 of the City Code, as follows: 
A. Preapplication Conference. 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. To schedule a 
preapplication conference, the applicant shall contact the Planning Division, submit the required materials, and 
pay the appropriate conference fee. At a minimum, an applicant should submit a short narrative describing the 
proposal and a proposed site plan, drawn to a scale acceptable to the City, which identifies the proposed land uses, 

mailto:michaelbou@ccfd1.com
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traffic circulation, and public rights-of-way and all other required plans. The purpose of the preapplication 
conference is to provide an opportunity for staff to provide the applicant with information on the likely impacts, 
limitations, requirements, approval standards, fees and other information that may affect the proposal. The 
Planning Division shall provide the applicant(s) with the identity and contact persons for all affected neighborhood 
associations as well as a written summary of the preapplication conference. Notwithstanding any representations 
by City staff at a preapplication conference, staff is not authorized to waive any requirements of this code, and any 
omission or failure by staff to recite to an applicant all relevant applicable land use requirements shall not 
constitute a waiver by the City of any standard or requirement.  
B. A preapplication conference shall be valid for a period of six months from the date it is held. If no application is 
filed within six months of the conference or meeting, the applicant must schedule and attend another conference 
before the City will accept a permit application. The community development director may waive the 
preapplication requirement if, in the Director's opinion, the development does not warrant this step. In no case 
shall a preapplication conference be valid for more than one year.  
 
NOTICE TO APPLICANT:  A property owner may apply for any permit they wish for their property.  HOWEVER, 
THERE ARE NO GUARANTEES THAT ANY APPLICATION WILL BE APPROVED.  No decisions are made until all reports 
and testimony have been submitted.  This form will be kept by the Community Development Department.  A copy 
will be given to the applicant. IF the applicant does not submit an application within six (6) months from the Pre-
application Conference meeting date, a NEW Pre-Application Conference will be required. 
 



+  
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I. SUMMARY OF PROPOSAL 
 

Applicant/Owner:  Providence Willamette Falls Medical Center  

C/o Russell Reinhard  

1500 Division Street  

Oregon City, Oregon 97045 

 

Representative:  Harper Houf Peterson Righellis Inc. 

C/o Stefanie Slyman, AICP 

205 SE Spokane Street, Ste. 200 

Portland, OR 97202 

 

Request:   Providence Willamette Falls Medical Center (PWF) is seeking approval of 

two concurrent land use requests to 1) Modify the 2012 Master Plan and 

2) Amend the Oregon City Comprehensive Plan and Zoning Map for two 

properties from Residential/R-6 to Mixed Use Employment (MUE). 

Location:    1714 and 1716 16th Street 

Clackamas County Map 22E32AB Tax Lots 3100, 3000 

 

1806, 1808, 1810, and 1812 15th Street 

Clackamas County Map 22E32AB Tax Lots 3900, 4000, 4100, 4200 

 

1500 Division Street – PWF Medical Center 

Clackamas County Map 22E32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 

2400, 2500, 2800, 2900, 3100, 4400, 4600 1, 

Clackamas County Map 22E32AA, Tax Lot 400 

Clackamas County Map 22E32AC, Tax Lots 101, 201 

Zoning:   Mixed Use Employment (MUE) and R-6 – Single Family Dwelling District 

Land Use History: The PWF Master Plan was approved in 2012 per CP-11-01:  Master Plan.  

A concurrent application for Phase 1 of the master plan, the Division 

Street Parking Lot, was also approved in 2012 per DP11-03:  Detailed 

Development Plan; NR 11-05:  Natural Resource Overlay Exemption; and 

LL-07:  Lot Line Adjustment.  Prior to the 2012 Master Plan, PWF 

received approvals for Site Plan and Design Review and Conditional Use 

Permit for Hospital Building Expansion with Hospital and Nursing Home 

Site Improvements.  File numbers: CU 03-03 & SP 03-19. 

                                                           
1 Tax Lots 4400 and 4600 are owned by PWF but are not part of the proposed modification or Comprehensive 
Plan/Zone Change. 
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Proposal Summary:   Since the time the Master Plan was approved in 2012, PWF’s updated 

growth projections indicate patient needs will be best met by one 

medical office building (MOB) up to 35,000 square feet (sf) in size instead 

of two MOBs totaling up to 50,000 sf, shown in the 2012 Master Plan as 

West MOB and East MOB.  PWF therefore proposes to consolidate these 

future medical office uses at the West MOB location which is more 

accessible to patients and more centrally-located within the PWF campus 

relative to the East MOB location.  To achieve this, PWF proposes to 

increase the site area of the West MOB through the addition of six 

adjacent properties to provide adequate site area for a 30,000 – 35, 000 

sf MOB and parking in proximity to the MOB.  This will reduce the net 

amount of total new development approved in the 2012 Master Plan 

from 104,000 sf to 89,000 sf, and a total buildout of 440,181 sf instead of 

455,181 sf. 

The intent of this modification is to improve patient access to the West 

MOB while reducing parking impacts on McLoughlin neighborhood 

streets by locating parking in proximity to the West MOB.  Moreover, the 

proposal will result in fewer traffic impacts and less parking demand 

overall from buildout of the master plan due to a net reduction of 15,000 

sf of building space on campus. 

Subject to approval of this request, PWF intends to submit an application 

for the West MOB and associated parking at which time it will be 

reviewed for compliance with applicable design and development 

standards via the City’s detailed development plan process.  These 

standards include building height, setbacks, site coverage, landscaping, 

and buffering between uses.  At that time, a Traffic Impact Analysis will 

also be submitted to identify any needed transportation safety or 

capacity improvements, such as improvements to the intersection of 

Division and 15th Streets. The West MOB will continue to be subject to 

Conditions of Approval resulting from CP 11-01:  Master Plan, as revised 

by this master plan modification, or the future detailed development 

plan. 
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II. DETAILED PROPOSAL AND REQUESTED APPROVALS 
 

A. Modification of the 2012 Master Plan.  The following modifications to the 2012 Master Plan 

are requested. 

Expand Master Plan Boundary.  Add six PWF-owned properties on the west side of Division 

Street to the master plan boundary.  These properties include two properties located at 1714 and 

1716 16th Street and four properties on the south side of 15th Street (1806, 1808, 1810, 1812).  

This will increase the area within the campus boundary from 746,513 sf to 791,276 sf, an addition 

of 44,763 sf but will not increase the amount of new development approved in the Master Plan, 

and will in fact decrease it as described below.  These six properties, together with the existing 

West MOB site as shown in the 2012 Master Plan, will serve as the site of the future West MOB 

and parking.  The intent is to provide parking for patients in closer proximity to the West MOB 

and to minimize on-street neighborhood parking impacts.  No PWF campus development other 

than the West MOB and parking is proposed in the expanded boundary area. 

 

Consolidate Medical Office uses and Decrease Overall Campus Development.  Subject to 

approval of the boundary expansion and concurrent Comprehensive Plan Amendment and Zone 

Change, PWF proposes to reduce the total amount of MOB square footage in the master plan 

from 50,000 sf to a maximum of 35,000 sf.  The 2012 master plan identified two MOBs, East and 

West, with 20,000 – 25,000 sf each for a total of 50,000 sf.  PWF proposes to consolidate these 

uses at the West MOB location at a building size no larger than 35,000 sf, resulting in a in a net 

reduction of 15,000 sf from the approved 2012 master plan.  This will result in a campus-wide 

reduction from the approved 104,000 sf of net, new building area to 89,000 sf.  With the increase 

in campus size and decrease in development square footage, the floor area ratio (FAR) will 

decrease from 0.61 to 0.56; nonetheless it will continue to exceed by more than twofold the 

minimum FAR of 0.25 in the MUE zone. 

 

This reduction in campus square footage will also decrease vehicular trip generation and parking 

demand as a function of the reduced building square footage.  The 2012 Master Plan 

Transportation Impact Analysis (Appendix A) and 2012 Civil Engineering Narratives documented 

the impacts of campus buildout at a greater amount of development than is currently proposed, 

therefore the findings of those analyses remain applicable to this proposal2. 

 

 

                                                           
2 A separate Transportation Impact Analysis for the Comprehensive Plan Amendment/Zone Change request for 1714 
and 1716 16th Street has been submitted to satisfy Transportation Planning Rule (TPR) requirements.  This is a stand-
alone analysis for the rezoning of these two properties specifically, not overall campus buildout.  Development of 
specific projects in the Master Plan will require subsequent Transportation Impact Analyses at the time of 
development review. 
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Revise Development Phasing.  Remove references to Phase 3 from the development phasing 

schedule and clarify that all remaining development projects may occur in any order during 

existing Phase 2 (Years 2012 – 2021).  No change to the 10-year master plan duration or end date 

of 2021 is requested. 

 

COMPARISON OF 2012 APPROVED MASTER PLAN AND 2015 PROPOSED MASTER PLAN 

 2012 APPROVED MASTER PLAN 2015 PROPOSED MASTER PLAN 

Total Site Area 746,513 sf 

Existing = 746,513 sf 

New =        44,763 sf 

Total =     791,276 sf 

Building Square Footage 

Existing = 351,181 sf 

New =      104,000 sf 

Total =     455,181 sf 

Existing = 351,181 sf 

New =        89,000 sf 

Total =      440,181 sf 

Floor Area Ratio 0.61 0.56  

Total Impervious Area 78% 78% 

Total Landscaping 22% 22% 

Total Parking Supply  
888 spaces 

(PWF campus-wide parking ratio 

= 1.95 spaces/1,000sf) 

874 – 894 spaces 

(PWF campus-wide parking ratio 

= 1.96 – 2.03 spaces/1,000sf) 

 

B. Comprehensive Plan Amendment / Zone Change for 1714 & 1716 Division Street. 
These two properties, which are two of the six proposed to be brought into the master plan 

boundary per the master plan modification request, are proposed for a Comprehensive 

Plan/Zone Change from Residential/R-6 to MUE.  The existing R-6 zone does not allow for medical 

office uses or associated parking.  Rezoning these properties to MUE will allow for these 

properties to be included in the site for the modified West MOB and associated parking. 

The MUE zone permits employment-intensive uses such as offices, research and development, 

light manufacturing, and associated commercial uses, to include hospitals and medical office 

buildings.  This zone is currently applied within the entire master plan boundary, as well as the 

west side of Division Street for a depth of one to two blocks from 12th and 17th Streets.  The two 

properties proposed for rezoning are bordered by MUE-zoned properties to the east and north, 

and partially to the south. 
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Although PWF does not propose to increase the amount of new development approved in the 

2012 Master Plan, and in fact, proposes to reduce it by 15,000 sf for a net total of 89,000 sf new 

campus buildout, for purposes of addressing Oregon’s Transportation Planning Rule (TPR) a traffic 

analysis is required to demonstrate whether the Comprehensive Plan and Zone Change could 

result in a significant impact on the transportation system developed for stand-alone MUE uses.  

Accordingly, a 2015 Transportation Impact Analysis (Appendix C) has been submitted with this 

application and demonstrates there are no significant impacts associated with the zone change, 

even under these circumstances which PWF does not propose. 
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III. MASTER PLAN MODIFICATION SUBMITTAL REQUIREMENTS 
AND RESPONSES TO APPROVAL CRITERIA 
 

SUBMITTAL REQUIREMENTS 
 

17.65 – Master Plans 

17.65.050 - General Development Plan. 

A.  Existing Conditions Submittal Requirements. 

1. Narrative statement. An applicant must submit a narrative statement that describes the 

following:  

a. Current uses of and development on the site, including programs or services. 

b. History or background information about the mission and operational characteristics of 

the institution that may be helpful in the evaluation of the general development plan.  

RESPONSE:  PWF is a full service medical center that provides emergency medicine, labor and 

delivery, surgical services, inpatient treatment, as well as many other inpatient and outpatient 

services. Since opening in 1954, PWF has grown and gone through numerous developments, 

additions, and remodels to better provide healthcare services to Oregon City and Clackamas 

County.  

In 2012, Oregon City approved the Master Plan which defined the growth and development 

strategies for PWF over a 10-year period including public improvements to be made as conditions 

of approval.  (Appendix D)  The Master Plan consists of updates and modernization projects, 

Birthplace expansion, and two medical office buildings for outpatient procedures.  In total, the 

Master Plan approved 104,000 sf of new hospital and medical office uses with associated parking. 

Since the time the master plan was approved, PWF developed the 66-space Division Street Parking 

Lot and made public improvements per the master plan conditions of approval.  No other 

development in the 2012 Master Plan has been initiated to date. 

c. A vicinity map showing the location of the General Development Plan boundary relative to 

the larger community, along with affected major transportation routes, transit, and parking 

facilities. At least one copy of the vicinity map must be eight and one-half inches × eleven 

inches in size, and black and white reproducible.  

d. Non-institutional uses that surround the development site. May also reference submitted 

maps, diagrams or photographs.  

 

RESPONSE:  See Figure 01:  Vicinity Map and Figure 07:  Proposed Site Plan: Circulation/Access & 

Parking. 
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e. Previous land use approvals within the General Development Plan boundary and related 

conditions of approval.  

 

RESPONSE:  The PWF Master Plan was approved in 2012 per CP-11-01:  Master Plan.  A concurrent 

application for Phase 1 of the master plan, the Division Street Parking Lot, was also approved in 

2012 per DP11-03:  Detailed Development Plan; NR 11-05:  Natural Resource Overlay Exemption; 

and LL-07:  Lot Line Adjustment.  Conditions of Approval associated with the approval of those 

concurrent applications are provided in Appendix D:  Notice of Land Use Decision. 

Prior to the 2012 Master Plan, PWF received approvals for Site Plan and Design Review and 

Conditional Use Permit for Hospital Building Expansion with Hospital and Nursing Home Site 

Improvements.  File numbers: CU 03-03 & SP 03-19. 

 

f.  Existing utilization of the site. May also reference submitted maps, diagrams or 

photographs. 

g.  Site description, including the following items. May also reference submitted maps, 

diagrams or photographs.  

1. Physical characteristics; 

2. Ownership patterns; 

3. Building inventory; 

4. Vehicle/bicycle parking; 

5. Landscaping/usable open space; 

6. FAR/lot coverage; 

7. Natural resources that appear on the city's adopted Goal 5 inventory; 

8. Cultural/historic resources that appear on the city's adopted Goal 5 inventory; and 

9. Location of existing trees six inches in diameter or greater when measured four feet 

above the ground. The location of single trees shall be shown. Trees within groves may 

be clustered together rather than shown individually.  

 

RESPONSE:  This information is in photographs provided in Appendix E and the following 

figures.  No cultural or historic resources that appear on the city’s adopted Goal 5 inventory 

are located on the site. 

Figure 01:  Vicinity Map and Existing Zoning 

Figure 02:  Existing Ownership Patterns 

Figure 03:  Existing Natural Resources, Hazards, and Topography 

Figure 04:  Existing Light Locations 

Figure 05:  2012 Approved Master Plan 
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h. Existing transportation analysis, including the following items. May also reference 

submitted maps, diagrams or photographs.  

1. Existing transportation facilities, including highways, local streets and street 

classifications, and pedestrian and bicycle access points and ways;  

2. Transit routes, facilities and availability; 

3. Alternative modes utilization, including shuttle buses and carpool programs; and 

4. Baseline parking demand and supply study (may be appended to application or 

waived if not applicable).  

 

RESPONSE:  See Figure 07: Proposed Site Plan:  Circulation/Access & Parking which shows both 

existing and proposed conditions, and site photos in Appendix E.  See also Appendix A which 

includes the Transportation Impact Analysis and Parking Study submitted with 2012 Master Plan.  

This analysis demonstrated sufficient transportation and capacity is available, or can be made 

available, with buildout of the master plan.  As the proposed master plan modification will result 

in a net reduction in buildout square footage, the previously-submitted documentation remains 

in effect and provides the required documentation.  

i. Infrastructure facilities and capacity, including the following items. 

1.Water; 

2.Sanitary sewer; 

3.Stormwater management; and 

4.Easements. 

RESPONSE:  See Appendix B for Civil Engineering (public infrastructure) Narratives submitted with 

2012 Master Plan and which demonstrate that sufficient capacity is available, or can be made 

available, for the master plan.  As the proposed improvements will result in a net reduction in 

campus development, the previously-submitted narratives are still applicable to the modified 

master plan. 

B.  Proposed Development Submittal Requirements. 

1.  Narrative statement. An applicant shall submit a narrative statement that describes the 

following:  

 

a. The proposed duration of the general development plan. 

 

RESPONSE:   No change is proposed with this modification.  The duration remains 10 years 

with an end date of 2021. 

 

b. The proposed development boundary. May also reference submitted maps or diagrams. 
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RESPONSE:  The proposed boundary expansion is shown on Figure 06. 

 

c. A description, approximate location, and timing of each proposed phase of development, 

and a statement specifying the phase or phases for which approval is sought under the 

current application. May also reference submitted maps or diagrams. 

 

RESPONSE:   See Figure 06:  2015 Proposed Master Plan which shows that all remaining 

master plan development is to occur under Phase 2, which runs from Years 2012 – 2021.  

Phase 3 (Years 2014 – 2021) is proposed to be eliminated as it is redundant with Phase 2.  

The modification also seeks to clarify that improvements within Phase 2 may be undertaken 

in any order. 

 

d. An explanation of how the proposed development is consistent with the purposes of 

Section 17.65, the institutional zone, and any applicable overlay district.  

 

RESPONSE:  The 2012 Master Plan demonstrated consistency with the purposes of Section 

17.65 which states the intent of master plans is to foster the growth of major institutions 

and other large-scale development, while identifying and mitigating the impacts of such 

growth on surrounding properties and public infrastructure. The proposed modification of 

the 2012 Master Plan remains consistent with this intent.  

 

e. A statement describing the impacts of the proposed development on inventoried Goal 5 

natural, historic or cultural resources within the development boundary or within two 

hundred fifty feet of the proposed development boundary.  

 

RESPONSE:   The proposed master plan modification does not impact inventoried natural, 

historic, or cultural resources within the proposed development boundary.  See Figure 03:  

Existing Natural Resources, Hazards, and Topography which shows the existing approved 

Master Plan relative to these inventoried resources.  Removal of the East MOB and 

consolidation of medical office uses at the West MOB location will provide a greater 

distance from both natural resources and natural hazards mapped on the east side of the 

campus. 

 

f. An analysis of the impacts of the proposed development on the surrounding community 

and neighborhood, including:  

1. Transportation impacts as prescribed in subsection g. below; 

2. Internal parking and circulation impacts and connectivity to sites adjacent to the 

development boundary and public right-of-ways within two hundred fifty feet of the 

development boundary;  
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3. Public facilities impacts (sanitary se[w]er, water and stormwater management) both 

within the development boundary and on city-wide systems;  

4. Neighborhood livability impacts; 

5. Natural, cultural and historical resource impacts within the development boundary 

and within two hundred fifty feet of the development boundary.  

 

RESPONSE:   Existing analyses for the approved 2012 Master Plan have documented 

transportation impacts, parking and circulation impacts, connectivity, public facilities, and 

natural resource impacts which remain applicable and unchanged by the proposed master 

plan modification, especially as the proposed master plan will result in less 15,000 sf less 

development  than is currently approved. 

 

Regarding item 4. Neighborhood livability impacts, PWF representatives attended a meeting 

with the McLoughlin Neighborhood Association (MNA) on June 4, 2015 to present the 

proposal and seek to solicit neighborhood input.  Documentation of the first meeting, which 

satisfied the neighborhood meeting requirement, is included in Appendix F.  At the request 

of the MNA, PWF representatives met a second time with a subgroup of the MNA on June 

30, 2015 at which time PWF presented a modified proposal which removed property on 14th 

Street from the proposal. 

 

There are no anticipated impacts to neighborhood livability from this proposal as the overall 

amount of development and associated traffic and parking impacts will decrease from the 

current master plan. 

 

g. A summary statement describing the anticipated transportation impacts of the proposed 

development. This summary shall include a general description of the impact of the entire 

development on the local street and road network, and shall specify the maximum projected 

average daily trips, projected AM and PM peak hour traffic and the maximum parking 

demand associated with build-out each phase of the master plan.  

 

RESPONSE:  As noted in the existing conditions section, Appendix A includes the Transportation 

Impact Analysis and Parking Study submitted with 2012 Master Plan.  This analysis 

demonstrated sufficient transportation and capacity is available, or can be made available, 

with buildout of the master plan.  As the proposed improvements will result in a net reduction 

in campus development, no further documentation is needed for the requested master plan 

modification.  

h. In addition to the summary statement of anticipated transportation impacts, an applicant 

shall provide a traffic impact study as specified by city requirements. The transportation 

impact study shall either:  
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1.  Address the impacts of the development of the site consistent with all phases of the 

general development plan; or  

2.  Address the impacts of specific phases if the city engineer determines that the traffic 

impacts of the full development can be adequately evaluated without specifically 

addressing subsequent phases.  

 

RESPONSE:  A traffic impact study for the Comprehensive Plan and Zone Change application 

for two of the subject properties has been prepared (Appendix C) and is addressed in the 

approval criteria for that land use request.  As previously noted, development of the West 

MOB and associated parking will be subject to a future traffic study specific to this 

development when an application for development review is submitted. 

 

i. If an applicant chooses to pursue option h.1., the applicant may choose among three 

options for implementing required transportation capacity and safety improvements:  

1.  The General Development Plan may include a phasing plan for the proposed interior 

circulation system and for all on-site and off-site transportation capacity and safety 

improvements required on the existing street system as a result of fully implementing 

the plan. If this option is selected, the transportation phasing plan shall be binding on 

the applicant.  

2.  The applicant may choose to immediately implement all required transportation 

safety and capacity improvements associated with the fully executed general 

development plan. If this option is selected, no further transportation improvements 

will be required from the applicant. However, if a general development plan is later 

amended in a manner so as to cause the projected average daily trips, the projected 

AM or PM peak hour trips, or the peak parking demand of the development to increase 

over original projections, an additional transportation impact report shall be required 

to be submitted during the detailed development plan review process for all future 

phases of the development project and additional improvements may be required.  

3.  The applicant may defer implementation of any and all capacity and safety 

improvements required for any phase until that phase of the development reaches the 

detailed development plan stage. If this option is selected, the applicant shall submit a 

table linking required transportation improvements to vehicle trip thresholds for each 

development phase.  

 

RESPONSE:   A traffic study for the master plan modification request is not required; 

therefore, this is not applicable. 

 

j.  The applicant or city staff may propose objective development standards to address 

identified impacts that will apply within the proposed development on land that is controlled 

by the institution. Upon approval of the general development plan, these standards will 
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supersede corresponding development standards found in this code. Development standards 

shall address at least the following:  

1.  Pedestrian, bicycle and vehicle circulation and connectivity; 

2.  Internal vehicle and bicycle parking; 

3.  Building setbacks, landscaping and buffering; 

4.  Building design, including pedestrian orientation, height, bulk, materials, ground 

floor windows and other standards of Chapter 17.62; and  

5.  Other standards that address identified development impacts. 

 

RESPONSE:   No alternate development standards are proposed. 

 

2.  Maps and diagrams. The applicant must submit, in the form of scaled maps or diagrams, as 

appropriate, the following information:  

a. A preliminary site circulation plan showing the approximate location of proposed 

vehicular, bicycle, and pedestrian access points and circulation patterns, parking and loading 

areas or, in the alternative, proposed criteria for the location of such facilities to be 

determined during detailed development plan review.  

b. The approximate location of all proposed streets, alleys, other public ways, sidewalks, 

bicycle and pedestrian access ways and other bicycle and pedestrian ways, transit streets 

and facilities, neighborhood activity centers and easements on and within two hundred fifty 

feet of the site. The map shall identify existing subdivisions and development and un-

subdivided or unpartitioned land ownerships adjacent to the proposed development site and 

show how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways and 

utilities within two hundred fifty feet may be extended to and/or through the proposed 

development.  

c. The approximate location of all public facilities to serve the proposed development, 

including water, sanitary sewer, stormwater management facilities.  

d. The approximate projected location, footprint and building square footage of each phase 

of proposed development.  

e. The approximate locations of proposed parks, playgrounds or other outdoor play areas; 

outdoor common areas and usable open spaces; and natural, historic and cultural resource 

areas or features proposed for preservation. This information shall include identification of 

areas proposed to be dedicated or otherwise preserved for public use and those open areas 

to be maintained and controlled by the owners of the property and their successors in 

interest for private use. 

RESPONSE:  See the following figures which show the proposed 2015 Master Plan elements.   

Figure 06:  2015 Proposed Master Plan 

Figure 07:  Proposed Site Plan:  Circulation/Access & Parking 
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Figure 08:  Proposed Site Plan:  Landscaped and Impermeable Area 

 

See also Appendix A in the Transportation Impact Analysis and Parking Study submitted with 2012 

Master Plan and Appendix B which includes the Civil Engineering (Public Infrastructure) Narrative, 

which remain in effect with the modified 2015 Master Plan. 

 

RESPONSES TO APPROVAL CRITERIA 
 

17.04 Definitions 

17.04.710 - Major modification.  

"Major modification" means any of the following changes from a previously approved permit, 

requiring the application to return through the same process as the original review:  

3.  For any site plan or design review approval, a reduction in the amount of landscaping, open 

space or land reserved for a protected feature of ten percent or more or the relocation of 

buildings, streets, access points onto the existing public right-of-way, utility easements, 

pedestrian/bicycle accessways, parking lots, landscaping, or other site improvements away from 

the previously approved general location;  

RESPONSE:  The proposed modification to the Master Plan meets the definition of a major 

modification as it involves modifications to building and parking locations. 

 

17.65 Master Plans 

17.65.040 - Procedure.  

A. Preapplication Review. Prior to filing for either general development plan or detailed development 

plan approval, the applicant shall file a pre-application conference pursuant to Section 17.50.030.  

RESPONSE:  A preapplication meeting was held on May X, 2015. Preapplication notes are provided in 

Appendix G. 

B. General Development Plan. An application for a General Development Plan describing the long-term 

buildout of the site shall be reviewed through a Type III procedure. An applicant must have an approved 

General Development Plan before any detailed development plan may be approved, unless both are 

approved or amended concurrently. Amendments to an approved General Development Plan shall be 

reviewed under a Type III procedure pursuant to Section 17.65.080.  

RESPONSE:  The Master Plan modification is proposed concurrently with a Comprehensive Plan 

Amendment and Zone Change, a Type IV review, which elevates the review of the master plan 

modification to a Type IV review. 
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C. Detailed Development Plan. An application for a detailed development plan, is processed through a 

Type II procedure, as long as it is in conformance with the approved general development plan. 

Amendments to an approved detailed development plan shall be processed pursuant to Section 

17.65.080. Once a development has an approved detailed development plan, Chapter 17.62 Site Plan 

and Design Review is not required.  

RESPONSE:  Subject to approval of the concurrent master plan modification and Comprehensive Plan 

Amendment and Zone Change, PWF intends to submit a detailed development plan for the West MOB 

and associated parking in conformance with the 2015 Master Plan. 

D. Concurrent Review. An applicant may concurrently apply for a general development plan and a 

detailed development plan, or any phase of a detailed development plan. Such a concurrent application 

is reviewed through a Type III procedure. (Ord. 03-1014, Att. B3 (part), 2003)  

RESPONSE:  PWF has not applied for concurrent review of the master plan modification and detailed 

development plan. 

 

17.65.80 - Amendments to approved plans.  

A. When Required. An amendment to an approved General Development Plan or detailed development 

plan is required for any use or development that is not in conformance with the applicable plan, as 

provided below. The approval criteria contained in Section 17.65.050 will apply to general development 

plan amendments, the approval criteria contained in Section 17.65.060 will apply to detailed 

development plan amendments. The thresholds and procedures for amendments are stated below.  

B. Type III Procedure. Unless the approved general development plan or detailed development plan 

specifically provides differently, amendments to either plan that require a Type III procedure are:  

RESPONSE:  The Master Plan modification is subject to the approval criteria contained in Section 

17.65.060 as demonstrated in the following section.  Although the proposal meets the threshold for 

a Type III review, because it is proposed concurrently with a Comprehensive Plan Amendment and 

Zone Change, a Type IV review, this elevates the review of the master plan modification to a Type IV 

procedure.   

C. Approval Criteria for a General Development Plan. The planning commission shall approve an 

application for general development plan approval only upon finding that the following approval 

criteria are met.  

1. The proposed General Development Plan is consistent with the purposes of Section 17.65. 

RESPONSE:  The 2012 Master Plan demonstrated consistency with the purposes of Section 17.65 which 

states the intent of master plans is to foster the growth of major institutions and other large-scale 

development, while identifying and mitigating the impacts of such growth on surrounding properties 
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and public infrastructure. The proposed modification of the 2012 Master Plan remains consistent with 

this intent; therefore this criterion is met. 

2. Development shall demonstrate compliance with Chapter 12.04, Streets, Sidewalks and Public 

Places 

RESPONSE:  The 2012 Master Plan was found to be in compliance with Chapter 12.04 as proposed or 

through conditions of approval. The proposed modification of the master plan reduces the total 

amount of campus development, and makes otherwise de minimis changes; therefore, the master 

plan remains in compliance with Chapter 12.04 and this criterion is met. 

3. Public services for water supply, police, fire, sanitary waste disposal, and storm-water disposal are 

capable of serving the proposed development, or will be made capable by the time each phase of 

the development is completed. 

RESPONSE: The 2012 Master Plan was found to capable of serving the proposed development, or able 

to be made capable with future detailed development plans.  As the proposed modification reduces 

the amount of overall campus development, the finding that public services can be provided remains 

in effect with the master plan modification and this criterion is met.  

4. The proposed General Development Plan protects any inventoried Goal 5 natural, historic or 

cultural resources within the proposed development boundary consistent with the provisions of 

applicable overlay districts. 

RESPONSE: Removal of the East MOB and consolidation of medical office uses at the West MOB 

location will provide a greater distance from natural resources and natural hazards mapped on the 

east side of the campus, thereby providing greater protection of natural resources than the current 

Master Plan.  There are no historic or cultural resources within the proposed development boundary.  

This criterion is met. 

5. The proposed General Development Plan, including development standards and impact mitigation 

thresholds and improvements adequately mitigates identified impacts from each phase of 

development. For needed housing, as defined in ORS 197.303(1), the development standards and 

mitigation thresholds shall contain clear and objective standards. 

RESPONSE:  The 2012 Master Plan Notice of Decision includes conditions of approval that address 

mitigation that will remain in effect except where revisions are made to reflect removal of the East 

MOB, the increased size of the West MOB, the parking to be provided on the west side of the campus, 

and the overall reduction in campus development and related trip generation and parking demand. 

No housing is proposed.  This criterion is met. 

6. The proposed general development plan is consistent with the Oregon City Comprehensive Plan 

and its ancillary documents. 
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RESPONSE:  The approved 2012 Master Plan was deemed to be consistent with the Oregon City 

Comprehensive Plan and its ancillary documents.  The de minimis modifications proposed for the 2015 

Master Plan do not change this consistency; therefore, this criterion is met.   
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IV. COMPREHENSIVE PLAN AMENDMENT AND ZONE CHANGE 
SUBMITTAL REQUIREMENTS AND RESPONSES TO APPROVAL 
CRITERIA 

 

SUBMITTAL REQUIREMENTS 
 
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 city 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.  

D. A Legislative request by the Planning Division. 

RESPONSE:  A complete application has been filed with the planning division to initiate the request. 

 
RESPONSES TO APPROVAL CRITERIA 
 

17.68 Zoning Changes and Amendments 

17.68.020 - Criteria.  

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

RESPONSE:  The properties on 16th Street which are proposed for a Comprehensive Plan 

Amendment from Residential to Employment and Zoning District change from R-6 to Mixed Use 

Employment are subject to the following Oregon City Comprehensive Plan polices as identified 

at the Preapplication conference. 

 

Goal 1.1 Citizen Involvement Program Implement a Citizen Involvement Program that will provide an 

active and systematic process for citizen participation in all phases of the land-use decisionmaking 

process to enable citizens to consider and act upon a broad range of issues affecting the livability, 

community sustainability, and quality of neighborhoods and the community as a whole. 

Policy 1.1.1 - Utilize neighborhood associations as the vehicle for neighborhood-based input to meet the 

requirements of the Land Conservation and Development Commission (LCDC) Statewide Planning Goal 1, 
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Citizen Involvement. The Citizen Involvement Committee (CIC) shall serve as the officially recognized 

citizen committee needed to meet LCDC Statewide Planning Goal 1. 

Goal 1.2 Community and Comprehensive Planning - Ensure that citizens, neighborhood groups, and 

affected property owners are involved in all phases of the comprehensive planning program. 

Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use 

planning. 

Goal 1.3 Community Education - Provide education for individuals, groups, and communities to ensure 

effective participation in decision-making processes that affect the livability of neighborhoods. 

Goal 1.4 Community Involvement - Provide complete information for individuals, groups, and communities 

to participate in public policy planning and implementation of policies. 

Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 

RESPONSE:  Section 1 establishes goals and policies that the City should strive to implement and meet 

but it does not impose requirements on a master plan application. The application will be advertised in 

the local newspaper, the master plan site will be posted with a notice of the Planning Commission 

hearing and surrounding property owners, and the CIC will be mailed notice of the application and the 

public hearing. This section can be satisfied.  

 

Goal 2.4 Neighborhood Livability - Provide a sense of place and identity for residents and visitors by 

protecting and maintaining neighborhoods as the basic unit of community life in Oregon City while 

implementing the goals and policies of the other sections of the Comprehensive Plan. 

Policy 2.4.2 Strive to establish facilities and land uses in every neighborhood that help give vibrancy, a 

sense of place, and a feeling of uniqueness; such as activity centers and points of interest. 

Policy 2.4.4 Where environmental constraints reduce the amount of buildable land, and/or where 

adjacent land differs in uses or density, implement Comprehensive Plan and zoning designations that 

encourage compatible transitional uses. 

Policy 2.4.5 - Ensure a process is developed to prevent barriers in the development of neighborhood 

schools, senior and childcare facilities, parks, and other uses that serve the needs of the immediate area 

and the residents of Oregon City. 

RESPONSE:   

Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban Growth Boundary to 

meet local, regional, and state requirements for accommodating growth. 

Policy 2.7.2 Use the following 11 land-use classifications on the Oregon City Comprehensive Plan Land-

Use Map to determine the zoning classifications that may be applied to parcels: 
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RESPONSE:   This Goal and policies directs the City to maintain neighborhood livability while 

implementing other goals and policies of other sections of the Comprehensive Plan.  This proposal is 

consistent with this policy by reinforcing the role of the hospital in the community and focusing growth 

in an established location which will promote vibrancy and access to care while remaining compatible 

with the surrounding residential areas.  The rezoning of two properties will not negatively affect the 

City’s 870 acre supply of R-6 zoned property, and is a de minimis addition of MUE zoned property in a 

location which the City has already identified for such uses. 

 

Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 

Oregon City. 

Policy 6.1.1 Promote land-use patterns that reduce the need for distance travel by single-occupancy 

vehicles and increase opportunities for walking, biking and/or transit to destinations such as places of 

employment, shopping and education. 

Goal 6.4 Noise- Prevent excessive noise that may jeopardize the health, welfare, and safety of the 

citizens or degrade the quality of life. 

RESPONSE:  The proposed comprehensive plan amendment and rezoning of two of the subject 

properties will support a land use pattern that facilitates the development of the West MOB building 

directly on Division Street where it has direct access to public transit and sidewalks. As the overall 

master plan building square footage will be decreased and the medical office uses will be consolidated 

in one location, no impacts on air quality or noise are anticipated. 

 

Goal 9.1 Improve Oregon City’s Economic Health - Provide a vital, diversified, innovative economy 

including an adequate supply of goods and services and employment opportunities to work toward an 

economically reasonable, ecologically sound and socially equitable economy. 

RESPONSE:  Section 9 establishes goals and policies that the City should strive to implement and meet 

but does not impose mandatory approval standards for a master plan application. The comprehensive 

plan amendment and rezoning of the two subject properties with concurrent master plan modification 

will reinforce the role of the hospital in the community and contribute to the community’s economic 

development.  

 

Goal 10.1 Diverse Housing Opportunities - Provide for the planning, development and preservation of a 

variety of housing types and lot sizes. 

RESPONSE:  The proposal will remove two single family homes from the City’s housing stock which will 

have de minimis effect on the City’s housing opportunities.  The City has a current inventory of 870.34 

acres of R-6 zoned property in the City which will not be affected by the approximate 0.5 acres of R-6 

rezoned to MUE in this location. 
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Policy 11.1.4 - Support development on underdeveloped or vacant buildable land within the city where 

public facilities and services are available or can be provided and where land-use compatibility can be 

found relative to the environment, zoning, and Comprehensive Plan goals. 

Policy 11.1.6 - Enhance efficient use of existing public facilities and services by encouraging development 

at maximum levels permitted in the Comprehensive Plan, implementing minimum residential densities, 

and adopting an Accessory Dwelling Unit Ordinance to infill vacant land. 

Goal 11.6 Transportation Infrastructure - Optimize the City’s investment in transportation infrastructure. 

RESPONSE:  This section addresses the need for the City to provide public services in accordance with 

the community’s needs as a whole rather than be forced to respond to individual developments as they 

occur. Oregon City has adopted master plans to address public infrastructure. The master plan 

application will satisfy these master plans and the Oregon City Municipal Code. Appropriate conditions 

of approval can be included to address any needed mitigation to ensure that adequate infrastructure is 

provided.  

 

Goal 12.1 Land Use-Transportation Connection - Ensure that the mutually supportive nature of land use 

and transportation is recognized in planning for the future of Oregon City. 

Policy 12.1.4 - Provide walkable neighborhoods. They are desirable places to live, work, learn and play, 

and therefore a key component of smart growth. 

RESPONSE:  

This section provides for a safe, convenient and economic transportation system that functions well 

and contributes to the city’s well-being, enhances the quality of life and increases the opportunity for 

growth and development. The July 23, 2015 Transportation Impact Analysis provided in Appendix C 

demonstrates that the proposed comprehensive plan amendment and rezoning will not adversely 

affect public streets.  

 

Goal 13.2 Energy Conservation- Plan public and private development to conserve energy. 

Policy 13.2.1- Promote mixed-use development, increased densities near activity centers, and home-

based occupations (where appropriate). 

RESPONSE:  This section requires the conservation of energy in all forms through efficient land-use 

patterns, public transportation, building siting and construction standards, and city programs, facilities 

and activities. The policies promote energy conservation through the promotion of mixed-use 

developments and increased densities near activity centers, and the construction of bikeways and 

sidewalks to improve connectivity. The proposed comprehensive plan amendment and rezoning meets 

this section because it encourages the continued development of the medical campus at a location 

which is easily reached from other city areas.  
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Goal 14.2 Orderly Redevelopment of Existing City Areas- Reduce the need to develop land within the 

Urban Growth Boundary by encouraging redevelopment of underdeveloped or blighted areas within the 

existing city limits. 

Policy 14.2.1 - Maximize public investment in existing public facilities and services by encouraging 

redevelopment as appropriate. 

Policy 14.2.2 - Encourage redevelopment of city areas currently served by public facilities through 

regulatory and financial incentives. 

Policy 14.3.1 - Maximize new public facilities and services by encouraging new development within the 

Urban Growth Boundary at maximum densities allowed by the Comprehensive Plan. 

RESPONSE:  The addition of properties and rezoning will facilitate the PWF master plan development 

and allow for at the densities intended for MUE that maximize public investment in existing public 

facilities and services. 

 

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.  

RESPONSE:  The site is currently served by public facilities and services and the range of uses and 

development allowed by the zone is capable of being served prior to issuance of a certificate of 

occupancy.   

 

C. The land uses authorized by the proposal are consistent with the existing or planned function, 

capacity and level of service of the transportation system serving the proposed zoning district.  

RESPONSE:  As documented in the July 23, 2015 Transportation Impact Analysis provided in Appendix 

C, the proposed rezoning will not result in significant impacts on the transportation system.   

 

D. Statewide planning goals shall be addressed if the comprehensive plan does not contain specific 

policies or provisions which control the amendment.  

RESPONSE:  The Oregon City Comprehensive Plan contains specific policies and provisions which 

control the proposed Comprehensive Plan Amendment and Zone Change; therefore, statewide 

planning goals do not need to be addressed. 
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Cl Annexation 
Q Code Interpretation I Slmllar Use 
Cl Concept Development Plan 
CJ Condlt1on1I Use 
CJ Comprehensive Plan Amendment (Text/Map) 
CJ Detailed Development Plan 
CJ Historic Review 
CJ Municipal Code Amendment 
tJ Variance 
tJ Zone Change 

Fiie Number(s): __________________ _ 

Proposed Land Use or Activity: Master Plan Modification and Comprehensive Plan Amendment/Zone Change 

Project Name: Providence Willamette Falls (PWF) Medical Center Number of Lots Proposed (If Applicable) :-----

Physical Address of Site: 1500 Division Street, Oregon City, OR 97045 

Cl k C M d T L N b ( ) 
22E32AB TL 3100, 3000; 22E32AB TL 3900, 4000, 4100, 4200 

ac amas ounty ap an ax ot um er s : --------------------------

Appllcant(s): /) /1/J /) . J / 
Applicant(s) Signature:~~~ 
Applicant(s) Name Printed: Ru~sell Reinhard, Chief Executive; PWF Medical Center Date: _8_/_?_/_2_0_l_5 ____ _ 

Malling Address: 1500 Division Street, Oregon City, OR 97045 

Phone: 503-656-1631 Fax: ______ .....,. ___ Email: Russell Reinhard@prov1dence.org 

Property Ownerlsl: /} . /l/JJ/J J I 
Property Owner(s) Signature: ~~ 

1AUSSeliRe1nhard, Chief Executive; PWF Medical Center 
Property Owner(s) Name Printed: Date: 8/712015 

M II
. Add 1500 Division Street, Oregon City, OR 97045 a 1ng ress: _________________________________________ _ 

Phone: 503-656-1631 Fax: Email: Russell.Reinhard@prov1dence.org 
-----------

Rmresentattvefsl; Ye .a.-_. ..... , I-\ ./'::...- _ 
Representatfve(s) Slsnature: ------------------------------

Representatfve (s) Name Printed: Stefanie Slyman, AICP; Harper Houf Peterson Righellis Inc. Date: 8/7/2015 

Malling Address: 205 SE Spokane Street, Suite 200; Portland, OR 97202 

Phone: 503·221-1131 Fax: Email: stefanies@hhpr.com 

AN signatures rrpresmtl!d mu$t ~ tht fu/l ltgal capacity ond htrtby outhorlze the filing of this opplicatfon ond ~rtify that tht 
lnjonnat1on ond vchlblts htrewftfl are corrut ond Indicate the partfes w/11/ngness to comply wlt:ft oll code requlrtmt!llts. 

www.orcity.org/planning 
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Date:  December 15, 2015 
 
To:  Laura Terway, AICP 
  Planning Division, City of Oregon City 
 
From:  Stefanie Slyman, AICP 
 
Subject: CP15-02 AND ZC15-04 SUPPLEMENTAL FINDINGS OF COMPLIANCE WITH 

OREGON STATEWIDE PLANNING GOALS 
      E-mail     Mail   Hand Deliver   Interoffice 
 
The following Oregon Statewide Planning Goals are applicable to the proposed comprehensive 
plan and zone change requests (CP15-02 and ZC15-04) and are satisfied by the proposal. 
 
Statewide Planning Goal 1: Citizen Involvement.  Goal 1 calls for "the opportunity for citizens to 
be involved in all phases of the planning process." It requires each city and county to have a 
citizen involvement program containing six components specified in the goal. It also requires 
local governments to have a committee for citizen involvement (CCI) to monitor and encourage 
public participation in planning. 
 

RESPONSE:  Representatives of Providence Willamette Falls (PWF) attended a 
meeting with the McLoughlin Neighborhood Association (MNA) on June 4, 2015 to 
present the proposal and solicit neighborhood input.  Documentation of the first meeting, 
which satisfied the neighborhood meeting requirement, is included in Appendix F of the 
application.  At the request of the MNA, PWF representatives met a second time with a 
subgroup of the MNA on June 30, 2015 at which time a modified proposal was 
presented that removed property on 14th Street from the concurrent master plan 
boundary expansion request.  A third informational meeting with the MNA was held on 
September 3, 2015 following submittal the application to the City of Oregon City.  PWF 
representatives also presented the proposal and solicited input at the August 3, 2015 
meeting of the City’s Citizen Involvement Committee (CIC). 
 
Following submittal of the application, the City of Oregon City provided public notice of 
the application in accordance with the City’s noticing requirements including notification 
of the McLoughlin Neighborhood Association and property owners within 300’ of the site 
to attend and/or participate in the public hearing held by the planning commission and 
the city commission; posting of the PWF site; and notice on the City website. 

 
Statewide Planning Goal 2:  Land Use Planning.  Goal 2 outlines the basic procedures of 
Oregon's statewide planning program. It says that land use decisions are to be made in 
accordance with a comprehensive plan, and that suitable "implementation ordinances" to put 
the plan's policies into effect must be adopted. It requires that plans be based on "factual 
information"; that local plans and ordinances be coordinated with those of other jurisdictions and 
agencies; and that plans be reviewed periodically and amended as needed. 
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RESPONSE:  The comprehensive plan amendment and zone change requests are 
being reviewed for consistency with all applicable City Code sections, the City 
Comprehensive Plan, and Statewide Planning Goals as provided in this supplemental 
submittal.  The application has been prepared pursuant to the applicable Administration 
and Procedures codified in OCMC Chapter 17.50 and the process for Zone Changes 
and Plan Amendments in OCMC 17.68.  

 
Statewide Planning Goal 3:  Agricultural Lands.  Goal 3 defines "agricultural lands." It then 
requires counties to inventory such lands and to "preserve and maintain" them through farm 
zoning. Details on the uses allowed in farm zones are found in ORS Chapter 215 and in Oregon 
Administrative Rules, Chapter 660, Division 33. 
 

RESPONSE:  The site is located within existing urbanized lands, not agricultural lands.  
Goal 3 does not apply.   
 

Statewide Planning Goal 4:  Forest Lands.  This goal defines forest lands and requires counties 
to inventory them and adopt policies and ordinances that will "conserve forest lands for forest 
uses." 
 

RESPONSE:  The site is located within existing urbanized lands, not forest lands.  Goal 
4 does not apply.   

 
Statewide Planning Goal 5:  Open Spaces, Scenic and Historic Area, and Natural Resources.  
Goal 5 covers more than a dozen natural and cultural resources such as wildlife habitats and 
wetlands. It establishes a process for each resource to be inventoried and evaluated. If a 
resource or site is found to be significant, a local government has three policy choices: preserve 
the resource, allow proposed uses that conflict with it, or strike some sort of a balance between 
the resource and the uses that would conflict with it. 
 

RESPONSE:  The proposed zone change and comprehensive plan amendment do not 
amend or affect any City-designated open space, scenic and historic area, or natural 
resource inventories which have been previously deemed consistent with Statewide 
Planning Goal 5. 

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

RESPONSE:  The proposed zone change and comprehensive plan amendment do not 
alter existing city protections provided by overlays for natural resources, stormwater 
rules, or other environmental protections which have been previously deemed consistent 
with Statewide Planning Goal 6.  

 
Statewide Planning Goal 7:  Areas Subject to Natural Hazards.  Goal 7 deals with development 
in places subject to natural hazards such as floods or landslides. It requires that jurisdictions 
apply "appropriate safeguards" (floodplain zoning, for example) when planning for development 
there. 
 

RESPONSE:  The proposed zone change and comprehensive plan amendment do not 
alter existing city protections provided the city’s Geologic Hazards Overlay, OCMC 
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17.44.  These city regulations are consistent with Goal 7 and protect development from 
inappropriate development on steep slopes. 

 
Statewide Planning Goal 8:  Recreational Needs.  This goal calls for each community to 
evaluate its areas and facilities for recreation and develop plans to deal with the projected 
demand for them. It also sets forth detailed standards for expedited siting of destination resorts. 
 

RESPONSE:  The proposal has no effect on recreational resources in the City. 
 

Statewide Planning Goal 9:  Economic Development.  Goal 9 calls for diversification and 
improvement of the economy. It asks communities to inventory commercial and industrial lands, 
project future needs for such lands, and plan and zone enough land to meet those needs. 
 

RESPONSE: This proposal is consistent with Goal 9 as it reinforces the role of the 
hospital in the community and focuses growth in an established location which will 
promote economic vibrancy in the City.  The request to plan and zone 0.5 acres to Mixed 
Use Employment (MUE) will facilitate site development that PWF has identified can best 
serve patients, which will in turn support the continued success of the hospital and yield 
economic benefits for the City through job creation, community partnerships, and access 
to care. 
 

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

RESPONSE:  As of June 8, 2015 the City had a total buildable lands inventory of 
6,132.07 acres, excluding rivers and road areas.  Of the 6,132.07 acres, 4,210.17 acres 
(68.66%) are zoned for residential uses in the following districts:  R-2. R-3.5, R-6, R-8, 
and R-10.  The proposed rezoning of 0.5 acres of R-6 zoned property to Mixed Use 
Employment (MUE) will decrease this residential inventory to 4,209.67 acres or 68.64% 
of the City’s total buildable lands inventory, a 0.02% reduction. Moreover, this residential 
inventory understates housing opportunities in the City as housing is also permitted by 
right in non-residential zones not counted toward the residential lands acreages, such as 
live/work units permitted in the Mixed-Use Downtown District and multifamily residential 
units permitted in the Mixed Use Corridor District.  The resulting reduction of 0.5 acres in 
the residential lands inventory has no effect on the City’s continued compliance with 
Goal 10 as a result of the proposed Comprehensive Plan and Zone Change. 

 
Statewide Planning Goal 11:  Public Facilities and Services.   Goal 11 calls for efficient planning 
of public services such as sewers, water, law enforcement, and fire protection. The goal's 
central concept is that public services should to be planned in accordance with a community's 
needs and capacities rather than be forced to respond to development as it occurs. 
 

RESPONSE:  The site is currently served by public facilities and services provided by 
the City.  Existing analyses for the approved 2012 Master Plan have documented 
impacts on public facilities which remain applicable and unchanged by the proposed 
master plan modification, especially as the proposed master plan will result in less 
15,000 sf less development than is currently approved in the Master Plan, 
notwithstanding the rezoning of 0.5 acres of R-6 zoned property to MUE. 
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Statewide Goal 12: Transportation.  The goal aims to provide "a safe, convenient and economic 
transportation system." It asks for communities to address the needs of the "transportation 
disadvantaged." 
 

RESPONSE: The proposal is located in an area currently served by City transportation 
facilities.  A traffic analysis has been submitted with the application which analyzed the 
proposed zone change in compliance with the Transportation Planning Rule (TPR), OAR 
660-012-0060.  The analysis determined that there will be no significant impacts on 
surrounding transportation facilities due to the comprehensive plan amendment and 
zone change. 

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

RESPONSE:  The proposed comprehensive plan and zone change will allow for mixed 
use development generally and a medical office building specifically in an urban location 
already served by transportation and other public infrastructure which provides for 
efficient and accessible uses within the City that maximize energy conservation.  The co-
location of medical uses on a single campus instead of multiple sites reduces vehicular 
travel which particularly conserves energy. 

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

RESPONSE: The site is located within the urban growth boundary and no expansion of 
the boundary is requested. Goal 14 does not apply. 

 
Statewide Planning Goal 15:  Willamette River Greenway.  Goal 15 sets forth procedures for 
administering the 300 miles of greenway that protects the Willamette River. 
 

RESPONSE The site is not located with the Willamette River Greenway.  Goal 15 does 
not apply. 

 
Statewide Planning Goal 16:  Estuarine Resources 
 
Statewide Planning Goal 17:  Coastal Shorelands 
 
Statewide Planning Goal 18:  Beaches and Dunes 
 
Statewide Planning Goal 19:  Ocean Resources  

 
RESPONSE The site is not located within any of these coastal resource areas.  None of 
these remaining Statewide Planning Goals apply. 
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ID:583247
Area: 58806sq.ft.

ID:583167
Area: 55321sq.ft.

ID:583256
Area: 74293sq.ft.

ID:583265
Area: 363726sq.ft.

ID:1324258
Area: 50529sq.ft.

ID:583577
Area: 38332sq.ft.

A:
ID:583489
Area: 6098sq.ft.

Tax Lot ID’s

B:
ID:583461
Area: 5277sq.ft.
C:
ID:583274
Area: 15681sq.ft.

D:
ID:583292
Area: 4791sq.ft.

E:
ID:583309
Area: 7405sq.ft.

F:
ID:583336
Area: 4791sq.ft.

J:
ID:583434
Area: 5662sq.ft.

K:
ID:583504
Area: 8712sq.ft.

G:
ID:583327
Area: 7840sq.ft.

H:
ID:583452
Area: 5662sq.ft.

I:
ID:583443
Area: 5662sq.ft.

L:
ID:C149966
Area: 7499sq.ft.

M:
ID:C150283
Area: 7500sq.ft.

N:
ID:C150271
Area: 15000sq.ft.

A

K

BC

D

H

I

JE

F G

ID:583023
Area: 57499sq.ft.

LM

N

LEGEND
Existing Hospital

Existing Medical Office

Tax Lots Owned By PWF

MUE Boundary
2012 Existing Master Plan 
Development Boundary



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB03900Providence Health & Services - Or
NWNE3202E02S

005834341806 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 3

$57,595
$103,990
$161,585
64
$108,171
18.1800
062002
$1,966.5514-15
18.1800

1,1521,1523
.141,1521.00
5,9001
19251,152
Concrete1,152
CompositionElec Baseboard
GableCarpet
Bevel Siding1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02500Providence Health & Services - Or
NWNE3202E02S

005833091807 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
300 Farm
Old Oregon Trail Summer Hm Sit
Oregon City Older
100 Vacant,Residential Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02500

$39,689

$39,689

$29,147
18.1800
062002
$529.9014-15
18.1800

.17
7,500

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB04000Providence Health & Services - Or
NWNE3202E02S

005834431808 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 4

$57,595
$81,550
$139,145
59
$97,359
18.1800
062002
$1,769.9914-15
18.1800

9169162
.149161.00
5,9001
1923916
Concr Blk916
CompositionForced Air-Gas
GableFir
Rustic1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02400Division Street Prop II LLC
NWNE3202E02S

005832921809 15th St Oregon City 97045
Clackamas (OR)1505 Division St Oregon City Or 97045

1224.00
131 Sgl Family,R1-3,1-Story

Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02400

$56,188
$94,270
$150,458
63
$100,240
18.1800
062002
$1,822.3614-15
18.1800

1,0341,0342
.111,0341.00
5,0001
19461,034
Concrete1,034
CompositionForced Air-Gas
GableCarpet
Bevel Siding1

Bargain & Sale002-09838110/15/2002Division Street Prop II LLC
Warranty$1,131,000002-09838210/15/2002Willamette Falls Hospital
Warranty$140,0000098-8358409/01/1998Division Street Prop II LLC
Bargain & Sale0094-4252405/23/1994Ramsour Robert G/Judith J Tr



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB04100Providence Health & Services - Or
NWNE3202E02S

005834521810 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 5

$56,327
$150,680
$207,007
73
$143,178
18.1800
062002
$2,602.9814-15
18.1800

1,3151,3153
.141,1041.00
5,9001
19251,315
Concr Blk1,315Single Fireplce
CompositionForced Air-Gas
GableCarpet
Bevel Siding1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02300Providence Health & Services - Or
NWNE3202E02S

005832831811 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
470 Medical Buildings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 02300 SEE EXEMPT
PORTION 02300E1

$59,971
$106,390
$166,361
64
$133,872
18.1800
062002
$2,433.8014-15
18.1800

.17
7,500
1974

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB04200Providence Health & Services - Or
NWNE3202E02S

005834611812 15th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

2224.00
131 Sgl Family,R1-3,1-Story
Crooks Add
Oregon City Older
101 Res,Residential Land,Improved
389 CROOKS ADD LT 6

$56,188
$40,970
$97,158
42
$67,586
18.1800
062002
$1,228.7214-15
18.1800

1,0341,0342
.121,0341.00
5,2471
19251,034
Post Pier1,034
CompositionStove
GableFir
Rustic1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB03100Providence Health & Services - Or
NWNE3202E02S

005833541714 16th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
141 Sgl Family,R1-4,1-Story

Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 03100

$95,032
$196,450
$291,482
67
$186,317
18.1800
062002
$3,387.2514-15
18.1800

1,6401,6403
.341,2622.00
15,0003782
19201,640
Concrete1,640Single Fireplce
Composition378Forced Air-Gas
GableTile
Bevel Siding1

444

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB03000Providence Health/Services-O
NWNE3202E02S

005833451716 16th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
131 Sgl Family,R1-3,1-Story
Debbie Acres
Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 03000

$69,136
$131,450
$200,586
66
$138,300
18.1800
062002
$2,514.3014-15
18.1800

1,4011,4013
.171,4011.00
7,5001
19041,401
Post Pier1,401Single Fireplce
CompositionForced Air-Oil
GableTile
Bevel Siding1

Warranty$255,000015-02837105/15/2015Providence Health/Services-O
Warranty$159,900002-12373212/17/2002Wright Andre P
Warranty$70,500001-06964808/30/2001Andrilenas Edward J
Bargain & Sale0098-8141109/01/1998House Robert L/Linda K
Warranty$55,0000097-4209706/04/1997House Robert L



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02900Providence Health & Services - Or
NWNE3202E02S

005833361720 16th St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
131 Sgl Family,R1-3,1-Story

Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02900

$51,684
$120,720
$172,404
70
$117,518
18.1800
062002
$2,136.4814-15
18.1800

1,4901,4903
.111,1381.00
4,9863521
19201,490
Concrete1,490
Composition352Forced Air-Gas
GableCarpet
Aluminum1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02100Providence Health & Services - Or
NWNE3202E02S

005832651500 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*
Aldercrest Acres
Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02100

$2,017,225
$45,016,480
$47,033,705
96
$43,309,308
18.1800
062002

14-15
18.1800

8.36
364,193
1961



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02200Providence Health & Services - Or
NWNE3202E02S

005832741505 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
470 Medical Buildings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 02200 SEE EXEMPT
PORTION 02200E1

$13,168
$23,010
$36,178
64
$28,802
18.1800
062002
$523.6214-15
18.1800

.37
16,025
1974

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02000Providence Health & Services - Or
NWNE3202E02S

005832561508 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 02000 SEE EXEMPT
PORTION 02000E1

$317,846
$10,092,870
$10,410,716
97
$9,364,280
18.1800
062002
$169,801.9114-15
18.1800

1.72
75,094
1962

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB01900Providence Health & Services - Or
NWNE3202E02S

005832471510 Division St Oregon City 97045
Clackamas (OR)1510 Division St Oregon City Or 97045

1224.00
564 Medical Office Buidings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
TOWNSHIP 2S RANGE 2E SECTION 32
QUARTER AB TAX LOT 01900 SEE EXEMPT
PORTION 01900E2

$298,571
$3,323,980
$3,622,551
92
$3,375,144
18.1800
062002
$60,552.5014-15
18.1800

1.35
58,725
1995

Deed009-00546500/00/2009Providence Health & Services 
Deed078-05113400/00/1978Strickland Caroline E Trste



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB02800Providence Health & Services - Or
NWNE3202E02S

005833271511 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
121 Sgl Family,R1-2,1-Story
Old Oregon Trail Summer Hm Sit
Oregon City Older
100 Vacant,Residential Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 02800

$75,328

$75,328

$72,998
18.1800
062002
$1,272.0414-15
18.1800

.18
7,990
1900
Post Pier
CompositionStove
GableFir
Rustic1

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AB01201Providence Health & Services - Or
NWNE3202E02S

005831671600 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
131 Sgl Family,R1-3,1-Story
Emerald Mdws D
Oregon City Older
101 Res,Residential Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AB TAX LOT 01201 SEE EXEMPT
PORTION 01201E1

$177,507
$84,930
$262,437
32
$262,437
18.1800
062002
$4,447.4014-15
18.1800

1.18
51,388
1969
Concrete
CompositionForced Air-Gas
GableCarpet
Bevel Siding1

Providence Health & Services 



no liability for variations, if any, in dimensions, area or location of the premises or the location of improvements.
This map is a copy of public record and is provided solely for informational purposes.  WFG National Title assumes

Parcel # :  /  

E-mail: cs@wfgnationaltitle.com
Fax: 888.833.6840
Phone: 503.603.1700
Portland, OR 97223 
12909 SW 68th Pkwy # 350
Customer Service Department
WFG National Title

22E32AB0420000583461



1J TICOR TITLE INSURANCE 

--zrrr========================================:;i e WARRANTY DEED 

\ 0 GRANTOR: Robert G. Ramsour, Trustee 

-;f) GRANTEE: Division Street Properties II, L.L.C. 

Until a change is requested, all tax statements shall be 
sent to the following address: 
Division Street Properties II, L.L.C. 
I SOS Division Street 
Oregon City, OR 97045 

Escrow No. 678889CD Title No. C678889-RH 

After recording return to: 
Divisiun Str-eet Pruporties II, L.L.C. 
I SOS Division Street 
Oregon City, OR 9704S 

This Space Reserved for Recorder's Use 

STATUTORY WARRANTY DEED 

ROBERT G. RAMSOUR and JUDITH J, RAMSOUR, TRUSTEES for the ROBERT G, RAMSOUR TRUST u/d/t 4/3/91, 
and ROBERT G, RAMSOUR and JUDITH J, RAMSOUR, TRUSTEES for the JUDITH J. RAMSOUR TRUST u/dlt 
4/3/91 as tenants In common, each with an undivided one-half Interest Grantor, conveys and warrants to DMSION STREET 
PROPERTIES II, L.L.C., an Oregon limited llablllty company Grantee, the following described real property ftee Of 
encumbrances except as specifically set forth herein situated In Clackamas County, Oregon, to wit: 

SEE 'LEGAL DESCRIPTION' ATTACHED HERETO AND BY REFERENCE MADE A PART HEREOF. 

THIS INSTRUMENT WILL NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION 
OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, 
THE PERSON ACQUIRING FEE TITLE TO THB PROPERTY SHOULD CHECK WITH THB APPROPRIAIB CITY OR 
COUNTY PLANNING DEPARTMENT TO VERIFY APPROVED USES AND TO DEIBRMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES AS _DEFINED IN O~S 30.930. The said prope~ Is free from 

' . . 
Easements of Record, if any; 1998-99 taxes which are a lien due but not yet payable. 

The true consideration for this conveyance is $140,000.00** (Hero comply with the requirements of ORS 93.030) 
••which Is paid to an acco':'.iodator as }.,,art of a I 031 deferred exchange. 

Datedthis_L_dayof ~pbm'& 19~ ~ ?Sif:lu · ~ M 
. ~4/ (lie/; f;;, ~Ramsour, Trustee fo the ao'/..rt 

G. Ramsour Trust u/d/t 4/3/91 and the 
Judith J. Ramsour Trust u/d/t 4/3/91 

,19Kby 

·------- ____ ... _ .... 

1

-. D~~mA~R~JFF ·1 
NOTARY PUBLIC.OREGON 
COMMISSION NO. 047385 

. MY COMMISSION EXPIRES SEPT 26, 1999 . 

~:<i 

98-083584 



~1 

i1 

111J TICOR TITLE INSURANCE 

EXHIBIT 'A' 

LEGAL DESCRIPTION 
That portion of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the 
Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, described 
as follows: 

Beginning I 00 feet Easterly at right angles from a point which is 200 feet Southerly at right angles 
from a point on a Southerly line of I 6th Street, which is 1220 feet Easterly from the NortbQll!lt comer 
of Block 173, Oregon City, Oregon; thence running Southerly at right angles from said Easterly line 
100 feet; thence Westerly at right angles SO feet; thence Northerly at right angles JOO feet; thence 
Easterly al right angles 50 feet io the place of beginning. 

STATE OF OREGON 98-083684 
CLACKAMAS COUNTY 
Reoelved and p1aoed In the publ 10 
raoorde of Cl aokam11 County 
RECE I PT# AND FEE: 7Bl48 $49' ee 
DATE AND TIME: 09/08/98 10113 AM 
JOHN KAUFFMAN• COUNTY CLERK 



c 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Clackamas County Official Records 2012-003000 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

6
?. OO 

$25.00 $16.00 $10.00 $16.00 

1° ! Until a change is requested. all tax 
~ statements shall be sent to: 
::i 

E o Same as above. z 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), ' .. . . . .. 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739!04_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CtJ'.APTER 855, 
OREGON LAWS 2009. . 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

Title: L.Fo 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this /)fl'"' day o~ll1;Jj, 2012, S/ve{f11A ~~/!vi 
who, being duly sworn, did say that he/she is the ~ ~f Willamette 
Falls Hospital, an Oregon nonprofit corporation, that fue foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

.--~~~~~~~~~--

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 46111 i 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher Donation Land Claim in Section 32, Township 2 South, Range 2 East of the 
Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, described as 
follows: 

Beginning at a granite stone 18 inches by 12 inches by 10 inches marked "A" and set in the West line of 
the said Fisher Donation Land Claim, 23.15 chains North 0°38' East from the Southwest corner thereof, 
which point is the Southwest corner of a tract conveyed to George O. Jewell by Deed recorded November 
2, 1925 in Book 181, page 632, Deed Records; thence South 87°53' East 950 feet to a point; thence 
North 0°38' East parallel with the West line of said Donation Land Claim 400 feet to a point; thence North 
87°54' West 950 feet to a point on the West line of said Donation Land Claim; thence South 0°38' West 
along said West line 400 feet to the point of beginning. 

EXCEPTING THEREFROM that portion thereof included in a tract described in Deed to Rivergate 
Development Company, an Oregon corporation recorded April 25, 1997 as Fee No. 97030876, Records of 
Clackamas County and described as follows: 

All of that property lying West of the East line of the tract described in deed to Willamette Falls 
community Hospital recorded January 15, 1979, Clackamas County Deed as Fee No. 79-1768, and East of 
the followin described West line of the parcel conveyed herein which is part of the Ezra Fisher and wife 
Donation Land Claim No. 44, in the Northeast 1/4 of Section 32, Township 2 South, Range 2 East, of the 
Willamette Meridian, in the County of Clackamas and State of Oregon: 

Commencing at the Northeast corner of that tract of land described in deed to Mountain Park Health care 
Facilities, Inc., recorded July 23, 1985, Clackamas County Recorders Deed as Fee No. 85-25376, which 
corner is on the South line of that tract described in deed to doctors Hospital Association, Inc., recorded 
December 27, 1957 in Clackamas County Book 534, page 590; thence, continuing 144.60 feet along said 

- oo ra 1us curv ri , 
43°26'56" East, 142.01 feet to a point of reverse curvature; thence 130.41 feet along the arc of a curve 
left, the radius of which is 180.00 feet, the central angle is 41°30'37, and the long chord bears North 
41°32'22" East, 127.58 feet to the East line of said Doctors Hospital Association, Inc. tract, which is also 
the West line of that tract described in deed to willamette Falls Community Hospital recorded January 15, 
1979, clackamas County Deed as Fee No. 79-1768; thence continuing 63.25 feet along said 180-foot 
radius curve left through a central angle of 20°08'03", the long chord of which bears North 10°42'02" . . . . 

I 

to, the East line of said Willamette Falls Community Hospital tract; thence, parallel with an 40.00 feet 
from the East line of said Willamette Falls Community Hospital tract, North 00°38'00" East, 339.07 feet to 
the North line thereof, being on the South line of David Road and the terminus of the line described said 
line, including the arc length, central angles, and long chords, to be adjusted as necessary to insure that 
it passes through the tract corners called, and runs parallel with and immediately adjacent to the tract 
lines cited and the Easterly and Westerly lines of said strip to lengthen and shorten as necessary to begin 
and terminate on the tract lines cited. 

EXCEPTING THEREFROM that portion lying within the boundaries of Trillium Park Drive. 

ALSO EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded October 24, 2007 as Fee No. 2007-091355. 

The legal description was created prior to January 01, 2008. 



Parcel Number: 00583265 
Ref Parcel Number: 22E32AB02100 
Site Address: 1500 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Clackamas County Official Records 2012-003001 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

-o = a sey ree 
g ~ Portland, OR 97213 
Eo 

~~ i Until a change is requested, all tax 
~ j statements shall be sent to: 
~ 2' Same as above. 
·i::._ 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

, · · , i e, an in eres in e rea prope y an 
all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, 1!is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010,TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY: LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN' ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY q>WNERS, IF 

~~ ' 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CH;APTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

· Personally appeared before me this (;'fh day o~ , 2012, g,,,v ~, fklfttit,s 
who, being duly sworn, did say that he/she is the ~ f Willamette 
Falls Hospital, an Oregon nonprofit corporation, that tlie foregoing instrument Jas signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her

1

voluntary act 
~~ . i 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

A portion of the Northwest quarter of the Northeast quarter of Section 32, Township 2 South, Range 2 
East of the Willamette Meridian, in the City of Oregon City, Clackamas County, Oregon, described as 
follows: 

Beginning at the intersection of the Northerly line of 15th Street and the Westerly line of Division Street 
in the City of Oregon City; thence Northwesterly along the Northerly line of said 15th Street, 185 feet, 
more or less, to the most Westerly corner of that tract of land conveyed to LP. Gambee, et ux, by deed 
recorded July 18, 1972, under Recorder's Fee No. 72-20949; thence at right angles to said roadway and 
along the Westerly line of said Gambee tract, 100 feet to the most Northerly corner thereof; thence at 
right angles to the last mentioned line, 50 feet to the most Westerly corner of that tract of land conveyed 
to L Phaon Gambee, et ux, by deed recorded May 1 7, 1973, under Recorder's Fee No. 73-15330; thence . . 

I I 

corner thereof; thence tracing the Northerly line of said tract, 136 feet to the West line of Division Street; 
thence Southerly along the Westerly line of said Division Street, 185 feet, more or less, to the place of 
beginning. 

Excepting Therefrom that parcel contained in a Quitclaim Deed to the City of Oregon City, a municipal 
corporation, recorded April 11, 1963, in Book 620, Page 8. 

And Further Excepting Therefrom that parcel conveyed to LP. Gambee and Patricia I Gambee, husband 
and wife, by deed recorded July 18, 1972, Recorder's No. 72 20949, which said excepted parcel is 
described as follows: 

Beginning at the Northeast corner of Block 173, Oregon City; thence Southeasterly along the Southerly 
line of Sixteenth Street 1220 feet; thence at right angles Southeasterly 200 feet; thence Southeasterly at 
right angles 100 feet to the true point of beginning; thence continuing Southeasterly 75 feJt; thence at 
rig t ang es Sout wester y ee o o er y s1 e o 1 een ree ; ence o wes er y a rig 
angles along Northerly side of Fifteenth Street 75 feet; thence Northeasterly at rjght angle~ 100 feet to 
the true point of beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583274 

Site Address: 1505 Division St., Oregon City 97045 



·c 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

Clackamas County Official Records 2012-003002 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

:8~ 
~ ~ After recording return to: 
E :::i Providence Health & Services - Oregon 
Eo § :z Providence Real Estate/Property Management 
~ ~ Providence Office Park Building 1, Suite 160 

~Cl 
·c: .!:: 
QI "E 

~ ~ Until a change is requested, all tax 
~ a: · statements shall be sent to: 

Same as above. 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), ' . . . . . 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739!04_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this {;'f'h. day oKflUU1Jt1~ 2012, SM/~ f,}M~/i,,,5 
who, being duly sworn, did say that he/she is the CP'JJ of Willamette 
Falls Hospital, an Oregon nonprofit corporation, that thtfOregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

.....-~~~~~~~~~--

OFFICIAL SEAL 
GLENDA L FOSSUM-$. MITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 
I 

[See attached.] I 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher Donation Land Claim situated in the Northeast one-quarter of Section 32, 
Township 2 South, Range 2 East, of the Willamette Meridian, in the City of Oregon City, County of 
Clackamas and State of Oregon, being more particularly described as follows, to-wit: 

Beginning at an iron rod in the Easterly right of way line of Division Street, which iron rod is the 
Northwest corner of that certain tract of land conveyed to the Doctor's Hospital Association, Inc. by Deed 
recorded December 27, 1957 in Deed Book 534, page 590, Deed Records, Clackamas County, Oregon. 
From said place of beginning; thence South 87°51'07" East along the North line of said Doctor's Hospital 
Association Inc. Tract, 324.99 feet to an iron pipe; thence continuing South 87°51'07" East along said 
Doctor's Hospital Association Inc. Tract North line 325.01 feet to an iron pipe; thence leaving said North 
line North 0°38' East 209.03 feet to an iron pipe in the Southerly right of way line of Davis Road; thence 

I • • • • • • 

I 

thence leaving said Southerly right of way line of Davis Road, South 0°38' West 187.44 feet to an iron 
pipe; thence North 87°51'07" West 324.99 feet to an iron rod set in the Easterly right of way line of said 
Division Street; thence South 0°38' West along said Easterly right of way line of Division Street 30.02 feet 
to the place of beginning. 

TOGETHER WITH an easement for underground drainage line as set forth in document recorded 
Se tember 5 1962 in book 610 a e 19 bein 5 feet in width I in and bein 2 1 2 feet on either side of 
the following described center line: 

Beginning at an iron rod in the Easterly right of way line of Division Street, in the Northeast 1/4 of 
Section 32, Township 2 South, Range 2 East of the Willamette Meridian, in the Ezra Fisher donation Land 
Claim, which iron rod is the Northwest corner of that certain tract of land conveyed to the Drs. Hospital 
Association, Inc., by Deed recorded December 27, 1957 in Deed Book 534, page 590, Deed Records of 
Clackamas County, Oregon; running thence North 0°38' East, along said Easterly right of way line of 
Division Street ee o an iron ro ; ence ou as , ee o e es er y 
boundary of the tract above described; thence North 0°38' East, tracing said Westerly boundary, 60 feet 
to the point of beginning of the easement center line to be described; thence North 45° West, 22 feet to 
a point and terminus of said easement center line. 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City for road and utility purposes 
by instrument recorded February 13, 2002 as Fee No. 2002-014847. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583256 
Ref Parcel Number: 22E32AB02000 
Site Address: 1508 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office ·Park Building 1, Suite 160 

Clackamas County Official Records 2012-003003 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

~ ~ Portland, OR 97213 

~~ 
w E Until a change is requested, all tax 
I§ j statements shall be sent to: 
B ci Same as above. ·c.5 
cu "E 

1!! a: 
u:: QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEALTH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

I 

Personally appeared before me this ft/h day o~titj, 2012, S/a/ ~ ~,hJj 
who, being duly sworn, did say that he/she is the ' -- Willamette 
Falls Hospital, an Oregon nonprofit corporation, thattefuregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM·S .. MITH 

NOTARY PUBUC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher Donation Land Claim situated in the Northeast quarter of Section 32, Township 2 
South, Range 2 East of the Willamette Meridian, in the City of Oregon City, County of Clackamas and 
State of Oregon, more particularly described as follows: 

Beginning at an iron rod in the Easterly right of way line of Division Street, which rod marks the 
Northwest corner of that 30 foot strip of land described in that deed to Graeme Strickland, et ux, 
recorded in Clackamas County Deed Book 610, page 19; thence South 87°51'07" East along the Northerly 
line of said 30 foot strip 324.99 feet to an angle corner in said tract of land; thence North 0°38' East 
along the West line of said tract 187.44 feet to the most Northerly Northwest corner of said Strickland 
tract and a point in the Southerly line of Davis Road; thence North 86°23' West along said Southerly line 
325 feet, more or less, to a point in the Easterly line of said Division Street; thence South 0°38' West 196 
ee , more or ess, o 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded March 8, 2004 as Fee No. 2004-019351. 

The legal description was created prior to January 01, 2008. 

Ref Parcel Number: 22E32AB01900 & 22E32AB1900E2 
Site Address: 1510 Division St. & 1510 Division St #A, Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services -Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003004 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR 

62
_
00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 
ANY UNDE , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this /# /'o day orJMutU!;j 2012, G/ve/ ~ ~ :V, 
who, being duly sworn, did say that he/she is the. ~ ~ o Willamette 
Falls Hospital, an Oregon nonprofit corporation, that~ foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



' 

Exhibit A 

Legal Description of the Property 

[See attached.] 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning in the Easterly extension of the Southerly line of 16th Street, 1280.00 feet, more or less, 
Easterly, along Easterly extension, from the Northeast corner of Block 173, Oregon City; thence at right 
angles Southerly 80.00 feet to the Southwest corner of a tract conveyed to Gerald T. Shaw, et ux, 
recorded October 6, 1964, in Book 647, Page 407, Deed Records, also being the most Northerly corner of 
that tract conveyed to William O. Moore, et ux, recorded June 9, 1964, in Book 641, Page 235, Deed 
Records and the true point of beginning of the tract herein to be described; thence Southeasterly along 
the Northerly boundary of said Moore tract 89.00 feet to the Westerly line of Division Street; thence 
Southerly along the Westerly line of Division Street, a distance of 83.00 feet to the Northeast corner of a . . 

I I I I I I 

Records; also being the most Southerly corner of said Moore tract; thence Northwesterly along the 
Southerly line of said Moore tract a distance of 136.00 feet to the Southwest corner thereof; thence 
Northeasterly along the Northwesterly line of said Moore tract a distance of 70.00 feet to the point of 
beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583327 
Ref Parcel Number: 22E32AB02800 
Site Address: 1511 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office ·Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested. all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003006 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR 

72
_
00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), . . . . . 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DA TED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this /Jfh day oK. lu1UMJj ,2012, SJul 41 ~ ;1/S 
who, being duly sworn, did say that he/she is the [/fY ~f Willamette .. 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

--~~~~~~~~~----. 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIR~S AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

TRACT A: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at a point North 1°5' East 264 feet and South 85°57' East 231 feet from the Southwest corner 
of a tract conveyed to John Naught by deed recorded in Book "X", page 397, Deed Records; thence 
continuing South 85°57' East 91.90 feet to the Northwest corner of a tract conveyed to Orlie M. Hemphill, 
et ux, by deed recorded in Book 321, page 51, Deed Records; thence South 1°00' West 120 feet; thence 
North 85°57' West 91. 90 feet; thence North 1°00' East 120 feet to the true point of beginning. 

EXCEPTING THEREFROM the North 20 feet, being situated in Penn Lane. 

ALSO EXCEPTING THEREFROM that portion conveyed to the City of Oregon City by Deed of Dedication 
recorded April 25, 2011 as Instrument No. 2011-024837 

TRACT B: 

A tract of land in the Northwest one-quarter of the Northeast one-quarter of Section 32, Township 2 
South, Range 2 East of the Willamette Meridian, and being within the Ezra Fisher Donation Land Claim, in 
the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning on the West line of said Donation Land Claim at the Northwest corner of the tract of land 
described in a Deed to J.E. Boyer recorded in Book 100, page 275, which corner is established by said 
deed as being South 1°05' West 1716 feet (26 chains) from the Northwest corner of said Donation Land 

aim; t ence ou as a ong e o me o sa1 eyer rac ee; ence ou 
West, parallel with said claim line, 52 feet to the Northeast corner of the tract described in Deed to Donn 
J. Crone recorded under Fee No. 67-002664; thence North 87°57' West along the North line of said Crone 
tract 100 feet to the West line of said Donation Land Claim; thence North 1°05' East along said claim line 
52 feet to the point of beginning. 

EXCEPTING THEREFROM that portion conveyed to the City of Oregon City by Deed of Dedication 

TRACTC: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at the Northwest corner of a tract of land described in Book 100, page 275, Deed Records of 
Clackamas County, Oregon, which corner is on the west line of the Ezra Fisher Donation Land Claim No. 
44 at a point South 1 °05' West 26 chains from the Northwest corner of said Donation Land Claim; thence 
South 1°05' West along the West line of said Fisher Donation Land Claim 52.0 feet to the true point of 
beginning; thence South 85°57' East 100 feet; thence South 1°05' West 50.00 feet; thence North 85°57 
West 100 feet to the West line of said Fisher Donation Land Claim; thence North, tracing the West line of 



said Fisher Donation Land Claim, 50.0 feet to the point of beginning. 

EXCEPTING THEREFROM that portion conveyed to the City of Oregon City by Deed of Dedication 
recorded April 25, 2011 as Instrument No. 2011-024837 

TRACT D: 

Part of the Ezra Fisher Donation Land Clai.m situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at a point 112.00 feet North 1°5' East from the Southwesterly corner of a tract of land deeded 
to J.E. Boyer by deed recorded September 30, 1907 in Book 100, page 275, Clackamas County Deed 

· · · · · r di tance of 50.00 feet· 
thence South 85°57' East 165.00 feet to the Easterly line of said tract; thence South 1°5' West along the 
Easterly line of said tract a distance of 50.00 feet; thence North 85°57' West 165.00 feet to the point of 
beginning. 

TRACT E: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
the Willamette Meridian, in the City of Oregon City, ounty o regon, more 
particularly described as follows: 

Beginning at a point that is South 1°05' West 30 chains from the Northwest corner of the Ezra Fisher 
Donation Land Claim; thence South 85°57' East 124.5 feet; thence North 1°05' East 112 feet; thence 
North 85°57' West 124.5 feet to the Donation Land Claim line; thence South 1°05' West 112 feet to the 
point of beginning. 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded March 8, 2004 as Fee No. 2004-019351. 

TRACT F: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 
· · · f re on Ci Coun of Clackamas and State of Ore on more 

particularly described as follows: 

Beginning on the West line of said Donation Land Claim at the Northeast corner of the tract of land 
described in Deed to J.E. Boyer recorded in Book 100, page 275, Clackamas County Deed Records, which 
corner is established by said Deed as being South 1°05' West 1716 feet (26 chains) from the Northwest 
corner of said Donation Land Claim; thence South 85°57' East along the North line of said Boyer tract 100 
feet to the true point of ~eginning; thence South 1°05' West, parallel with said claim line, 102 feet to the 
Southeast corner of the tract described in Deed to Donn J. Crone recorded under Fee No. 67-002664; 
thence South 85°57' East, parallel with the North line of said Boyer tract, 65 feet to a point on the East 
line thereof; thence North 1°05' East along the said East line 102 feet to the Northeast corner thereof; 
thence North 85°57' West 65 feet to the true point of beginning. 

TRACT G: 

Part of the Ezra Fisher Donation Land Claim situated in Section 32, Township 2 South, Range 2 East of 



the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of Oregon, more 
particularly described as follows: 

Beginning at the Northwest corner of that certain tract of land conveyed to August Schunk and Minnie 
Schunk by deed recorded July 20, 1920 in Book 159, page 315, Deed Records of Clackamas County, 
Oregon; thence South 1° West along the West line of the tract described in said deed 152 feet, more or 
less, to the Northwest corner of that tract of land conveyed to A.O. Alldrege and wife by deed recorded in 
Book 107, page 126, Deed Records of Clackamas County, Oregon; thence South 85°57' East 66 feet; 
thence North 1° East 152 feet, more or less, to the North line of the said Schunk tract; thence North 
85°57' West along the North line of said Schunk tract to the point of beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 0583167 
Ref Parcel Number: 22E32AB01201 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003007 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this {/fh. day ot\.Jlif!IAAM~2012, {)vej ~ ~I~~ 
who, being duly sworn, did say that he/she is the C;fi) of Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed.· 

.---~~~~------~--0FFIC1 AL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

That portion of the Northwest one-quarter of the Northeast one-quarter of Section 32, Township 2 South, 
Range 2 East of the Willamette Meridian, in the City of Oregon City, County of Clackamas and State of 
Oregon, described as follows: 

Beginning at the Northeast corner of Block 173, Oregon City; thence Southeasterly along the Southerly 
line of Sixteenth Street 1220 feet; thence at right angles Southeasterly 200 feet; thence Southeasterly at 
right angles 100 feet to the true point of beginning; thence continuing Southeasterly 75 feet; thence at 
right angles Southwesterly 100 feet to Northerly side of Fifteenth Street; thence Northwesterly at right 
angles along Northerly side of Fifteenth Street 75 feet; thence Northeasterly at right angles 100 feet to 
the true point of beginning. 

1 ne 1ega1 aescnpuon was creacea pnor co JdllUdry u1, LUUlj. 

Parcel Number: 00583309 
Ref Parcel Number: 22E32AB02500 
Site Address: 1807 15th St., Oregon City 97045 



+-'OJ 
!!! a:: 
ii: 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 

Clackamas County Official Records 2012-003009 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 

Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon . 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

D-D Cnt=1 Stn=7 BARBARASTR 
$20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

$62.00 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

, , , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

ounty o ,L.;....!._""'-L.-1..!...!..:_:_.!__c.:..:__;__; 

~ersonally appeare? before me this fi'!' day oJ~~ 2012,f)ve//v ~t~ 
who, bemg duly sworn, did say that he/she is the ~ ~ Wiilamette 
Falls Hospital, an Oregon nonprofit corporation, thatilie foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. .1 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning at a point which is 150.00 feet Southerly at right angles from a point on the Southerly line of 
16th Street, which is 1220.00 feet Easterly from the Northeast corner of Block 173, in Oregon City; 
thence running Southerly on said Southerly right angle line 50.00 feet; thence Easterly at right angles 
50.00 feet; thence Northerly at right angles 50.00 feet; thence Westerly at right angles 50.00 feet to the 
place of beginning. 

Also: Commencing at the most Easterly corner of Block 173 in Oregon City; thence running Easterly along 
the Southerly line of 16th Street, 1220 feet; thence Southerly at right angles 200 feet to the true point of . . . . 

I I 

angles SO feet; thence Northerly at right angles 100 feet; thence Westerly at right angles sp feet to the 
place of beginning. 

The legal description was created prior to January 01, 2008. 

Ref Parcel Number: 22E32AB02300 
Site Address: 1811 15th St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

y ree 
Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-00301 0 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), . . . . . 

' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS. A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

oun y o .!.....:.....'..=..!....!....!....:...!-.1!.LL:.=-:....L.-, 

Personally appeared before me this /JJfh day otC:.h4~ 2012, S/ve,/f;A ~ tv!J 
who, being duly sworn, did say that he/she is the C/-pl{'J Q Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM~SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas,, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning at a point on the Southerly line of 16th Street, produced, which is 1120 feet Easterly from the 
Northeast corner of Block 173, OREGON CITY, according to the maps and plats thereof on file in the 
office of the County Recorder of said County and State; thence running Southerly, at right angles to said 
16th Street 150 feet; thence Easterly, at right angles, 100 feet; thence Northerly, at right angles, 150 
feet to the 16th Street, produced; thence Westerly, along said 16th Street, 100 feet to the point of 
beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583354 
Ref Parcel Number: 22E32AB03100 
Site Address: 1714 16th St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

Clackamas County Official Records 2012-003012 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, TH;E PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S:: RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

oun yo L.:....!..!!..Ll...:....:...!:..:.....:.!....:!:....___, 

Personally appeared before me this /# j}I day~~ 2012, fAf: / fu ~ ;,,,.., . 
who, being duly sworn, did say that he/she is the ~ ~Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. ,...-------------, 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 46111 i 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Oregon City Claim in Section 32, Township 2 South, Range 2 East of the Willam¢tte Meridian, 
in the City of Oregon City, County of Clackamas and State of Oregon, described as follows: 

Beginning on the Easterly extension of the southerly line of 16th Street in Oregon City, 1260 feet Easterly 
from the most Easterly corner of Block 173, OREGON CITY; thence Southerly, at right angles to 16th 
Street, 80 feet; thence Easterly, at right angles to the last line, 89 feet to the Westerly line of Division 
Street; thence Northerly, on said Westerly line, 97 feet to the intersection with the Southerly line of said 
16th Street extended Easterly; thence Westerly, along said Southerly line, 31.5 feet to the point of 
beginning. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583336 
Ref Parcel Number: 22E32AB02900 
Site Address: 1720 16th., Oregon City 97045 



~~ 

Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Clackamas County Official Records 2012-003015 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

w E 
F ::J 
:-= ~ After recording return to: 
.§ -~ Providence Health & Services - Oregon 
~ ~ Prov~dence Real Estate!Pro_re~y Mana~ement 
i, ~ Providence Office Park Bmldmg 1, Smte 160 

Portland, OR 97213 

Until a change is requested, all tax 
statements shall be sent to: 
Same as above. 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this f1'1h day o£-.Jll(l/UM!f4 2012, ShtlhJ t/M~IJ/.1-S 
who, being duly sworn, did say that he/she is the CPD of Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
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Exhibit A 

Legal Description of the Property 

Page 3 of 3 - QUIT CLAIM DEED FOR MERGER 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Lots 3, 4, 5, 6, 8 and 10, CROOKS ADDillON TO THE CITY OF OREGON CITY, in the City of Oregon City, 
County of Clackamas and State of Oregon. 

Parcel Number: 00583434, 00583443, 00583452, 00583461, 00583487 & 00583504 
Ref Parcel Number 22E32AB03900, 22E32AB04000, 22E32AB04100, 22E32AB04200, 22E32AB04400 & 
22E32AB04600 
Site Address: 1806 15th St., 1808 15th St., 1810 15th St., 1812 15th St., 1405 Division St. & 1903 14th St., 
Oregon City 97045 



Clackamas County Official Records 2015-028371 
Sherry Hall, County Clerk 

05/15/2015 08:58:25 AM 
D-D Cnt=1 Stn=8 CINDY 
$10.00 $16.00 $10.00 $22.00 $58.00 

After recording return and send tax 
statements to: 
Providence Health & Services -
Oregon 
4400 NE Halsey, Bldg 2, Suite 190 
Portland , OR 97213 

Date: May 11, 2015 

STATUTORY WARRANTY DEED . 

Andre P. Wright, as an Individual, Granter, conveys and warrants to Providence Health &. Services -. . . 

' liens and encumbrances, except as specifically set forth herein: 

LEGAL DESCRIPTION: Real property in the County of Clackamas, State of Oregon, described as 
follows: 

PART OF THE OREGON CITY CLAIM IN SECTION 32, TOWNSHIP 2 SOUTH, RANGE 2 EAST, OF 
TTE MERIDIAN IN THE CITY OF OREGON CITY, COUNTY OF CLACKAMAS AND 

STATE OF OREGON, DESCRIBED AS: I 

BEGINNING IN THE EXTENSION OF THE SOUTHERLY LINE OF 16TH STREET OF OREGON 
CITY, 1280 FEET EASTERLY FROM THE NORTHEAST CORNER OF BLOCK 173 IN SAID CITY; 

· THENCE AT RIGHT ANGLES SOUTHERLY lSO FEET; 
THENCE AT RIGHT ANGLES WESTERLY SO FEET; 
THENCE NORTHERLY AT RIGHT ANGLES lSO FEET TO THE SOUTHERLY LINE OF 16TH 
STREET; 
THENCE EASTERLY AT RIGHT ANGLES SO FEET TO THE PLACE OF BEGINNING, BEING THE 
WEST SO FEET OF THAT TRACT OF LAND DESCRIBED IN A CERTAIN DEED FROM JOHN W. 
LODER, ET UX, RECORDED IN BOOK lSO, PAGE OS67, DEED RECORDS. 

THE LEGAL DESCRIPTION WAS CREATED PRIOR TO JANUARY 01, 2008. 

Subject to: Covenants, conditions, restrictions and/or easements, if any, affecting title, which may 
appear in the public record, including those shown on any recorded plat or survey. 

The true consideration for this conveyance is $2SS,OOO.OO. (Here comply with requirements of ORS 93.030) 

Page 1 of 2 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON TRANSFERRING FEE TITLE SHOULD 
INQUIRE ABOUT THE PERSON'S RIGHTS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 
195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, 
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. THIS 
INSTRUMENT DOES NOT ALLOW USE OF THE PROPERTY DESCRIBED IN THIS INSTRUMENT IN 
VIOLATION OF APPLICABLE LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING 
THIS INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD CHECK WITH THE 
APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO VERIFY THAT THE UNIT OF LAND BEING 
TRANSFERRED IS A LAWFULLY ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, 
TO VERIFY THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON LAWSUITS 
AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, AND TO INQUIRE ABOUT THE 
RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF ANY, UNDER ORS 195.300, 195.301 AND 195.305 
TO 195.336 AND SECTIONS 5 TO 11, CHAPTER 424, OREGON LAWS 2007, SECTIONS 2 TO 9 AND 17, 
CHAPTER 855, OREGON LAWS 2009, AND SECTIONS 2 TO 7, CHAPTER 8, OREGON LAWS 2010. 

Dated this~- day of May, 2015. 

Andre P. Wright ::::::::::::: ____ _ 

STATE OF Oregon ) 
)ss. 

County of Multnomah ) ~ 

This instrument was acknowledged before me on this~ day of May, 2015 by Andre P. Wright 

Name: I .e:__ 
Notary Public for Oregon 
My commission expires: 2 - \ y · d-ot t 

··.. ..· NOTARY PUBLIC· OREGON 
COMMISSION NO. 475738 

MY COMMISSION EXPIRES MARCH 16, 2017 
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 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AA00400Providence Health & Services - Or
NENE3202E02S

00583023*no Site Address*
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*

Area 03 Commercial Oregon City
200 Vacant,Commercial Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AA TAX LOT 00400

$331,674

$331,674

$232,800
18.1800
062002

14-15
18.1800

1.32
57,604

Providence Health & Services 



no liability for variations, if any, in dimensions, area or location of the premises or the location of improvements.
This map is a copy of public record and is provided solely for informational purposes.  WFG National Title assumes

Parcel # :  /  

E-mail: cs@wfgnationaltitle.com
Fax: 888.833.6840
Phone: 503.603.1700
Portland, OR 97223 
12909 SW 68th Pkwy # 350
Customer Service Department
WFG National Title

22E32AA0040000583023



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Clackamas County Official Records 2012-003005 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

,8 ~ After recording return to: 
-8 ~ Providence Health & Services - Oregon 
~ ~ Providence Real Estate/Property Management 

:z Providence Office Park Building 1, Suite 160 
lB 

(I) -

~ j Portland, OR 97213 
~Cl 
·c: .5 
~ ~ Until a change is requested, all tax 
~ ~ statements shall be sent to: 
u:: Same as above. 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' , , 

all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 
hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page 1 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

, , , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009 . 

./ 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

oun y o ....___'-"-"-.__._._ ............. ~_, 

Personally appeared before me this k/71 day oJP41M~ 2012, S/ai!&titnJfu1~~ 
who, being duly sworn, did say that he/she is the l(f?t2 ~ Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed. 

r-:::::-~~----~~--~ 
OFFICIAL SEAL 

GLENDA L FOSSUM-SMITH 
NOTARY PUBLIC-OREGON 
COMMISSION NO. 46111 i 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of3 -QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 



Exhibit A 

Legal Description of the Property 

Page 3 of3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 

[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

Part of the Ezra Fisher D.L.C. in the Northeast one-quarter of Section 32, Township 2 South, Range 2 
East, of the Willamette Meridian, in the Cm OF OREGON cm, in Clackamas County, Oregon, described 
as follows: 

Beginning at a granite stone 18" x 32" x 10", marked "A" and set in the West line of the said Fisher 
D.L.C., 23.15 chains North 0°38' East from the Southwest corner thereof, said point also being the 
Southwest corner of a tract of land conveyed to Doctors Hospital Association, Inc., by Deed recorded in 
Book 534, Page 590, Clackamas County Deed Records; thence South 87°53' East along the South line of 
said tract, 950 feet to the Southeast corner thereof and the true point of beginning of the tract herein to 
be described; thence continuing South 87°53' East along an Easterly extension of the South line of said 
Doctors Hospital Association, Inc. tract, 51 feet to a point; thence North 0°38' East parallel with the East 
me o sa1 o ors osp1 a ssoc1a ton, nc. ra a o r y x i , 
point in the south line of Davis Road; thence North 85°51' West along the South line of Davis Road to the 
Northeast corner of a tract of land conveyed to Hospital Convalescent and Nursing Manor, Inc. by Deed 
recorded in Book 660, Page 789, Clackamas County Deed Records; thence South along the East line of 
said tract, 209.03 feet to a point in the North line of the said Doctors Hospital Association, Inc. tract; 
thence South 87°53' East along said North line 300 feet to the Northeast corner thereof; thence South 00 
38' West along the East line of said Doctors Hospital Association, Inc. tract, 400 feet to the true point of 

EXCEPTING THEREFROM that portion conveyed to Rivergate Development Company, an Oregon 
corporation by Warranty Deed recorded December 12, 1996 as Fee No. 96-091470. 

ALSO EXCEPTING THEREFROM that property conveyed to the City of Oregon City by Deed recorded 
February 13, 2002 as Fee No. 2002-014847 in the records of Clackamas County, Oregon. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583023 & 01644386 
Ref Parcel Number: 22E32AA00400 & 22E32M00401 
Site Address: No Site Address 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AC00101Providence Health & Services - Or
SWNE3202E02S

00583577*no Site Address*
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
*unknown Improvement Code*
Brooks Add
Area 03 Commercial Oregon City
200 Vacant,Commercial Land
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AC TAX LOT 00101

$99,546

$99,546

$94,891
18.1800
062002

14-15
18.1800

.88
38,410

Providence Health & Services 



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AC07200Trillium Pk Est Hmwnr Assn
SWNE3202E02S

01833378*no Site Address*
Clackamas (OR)PO Box 464 Oregon City Or 97045

1224.00
*unknown Improvement Code*
Trillium Park 03
Oregon City Newer Subdivisions
100 Vacant,Residential Land
3458 TRILLIUM PARK #3 TR F OPEN
SPACE COMMON AREA

18.1800
062002

14-15
18.1800

.08
3,537



 only benefiting intermediaries will not be permitted.  Said services may be discontinued.  No liability is assumed for any errors in this report.
 Commissioner.  The Insurance Division cautions intermediaries that this service is designed to benefit the ultimate insureds.  Indiscriminate use

This title information has been furnished, without charge, in conformance with the guidelines approved by the State of Oregon Insurance

: : : :
: : : :
: : : :
: : : :
: : : :
: : : :
Owner(s) Date  Doc # Price Deed

TRANSFER INFORMATION

Bsmt Total SqFt : 
Garage SF : Bsmt Unfin SqFt : 
Stories : Bsmt Fin SqFt : Exterior Fin : 
Floor : UnFinUpStySqFt : Roof Shape: 
Heat Type : UpperTotSqFt : Roof Type : 
Fireplace : AbvGrdSqFt : Foundation : 
Half Baths : Finished SqFt : Year Built : 
Full Baths : UpperFinSqFt : Lot SqFt : 
Bathrooms : 1st Floor SqFt : Lot Acres : 
Bedrooms : BldgLivingSqFt : BldgSqFt : 

PROPERTY CHARACTERISTICS

Millage Rate : 
     Taxes : 
Levy Code : 
Mill Rate : 
M50AssdTotal : 
%Improved : 
Mkt Total : 
Mkt Structure : 

 Mkt Land : 

ASSESSMENT AND TAX INFORMATION

: 
: 

 Legal : 
 Land Use : 
 Neighborhood Code : 
 Subdivision/Plat : 
 Improvement Type : 
 Census Tract : Block: 
 Map Page & Grid : 

PROPERTY DESCRIPTION

Mail Address : County : 
Site Address : Parcel Number : 
CoOwner : T:   R:   S: Q:        QQ: 
Owner : Ref Parcel Number : 

OWNERSHIP INFORMATION

Prepared For:

 E-mail: cs@wfgnationaltitle.com
 Phone: 503.603.1700 Fax: 888.833.6840
 12909 SW 68th Pkwy # 350  Portland, OR 97223 
 WFG National Title - Customer Service Department
 Prepared By: Prepared Date: 9/10/2015Heather Listy

22E32AC00201Providence Health & Services - Or
SWNE3202E02S

013242581404 Division St Oregon City 97045
Clackamas (OR)4400 NE Halsey St #2 Portland Or 97213

1224.00
470 Medical Buildings

Area 03 Commercial Oregon City
201 Com,Commercial Land,Improved
SECTION 32 TOWNSHIP 2S RANGE 2E
QUARTER AC TAX LOT 00201

$353,978
$4,842,410
$5,196,388
93
$4,947,249
18.1800
062002

14-15
18.1800

1.16
50,688
1975

Providence Health & Services 



no liability for variations, if any, in dimensions, area or location of the premises or the location of improvements.
This map is a copy of public record and is provided solely for informational purposes.  WFG National Title assumes

Parcel # :  /  

E-mail: cs@wfgnationaltitle.com
Fax: 888.833.6840
Phone: 503.603.1700
Portland, OR 97223 
12909 SW 68th Pkwy # 350
Customer Service Department
WFG National Title

22E32AC0020101324258
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fOIM No. 723-IAROAIN AND SAU flHD llncllvidual or CorpMOl•I· 

"'NA 
BARGAIN AND SALi DEED 

KNOW ALL MEN BY THESE PRESENTS, That Ri.verq<~ te Development Company' 

,,,, 
" 

.an. Oregon corporalio.n.. , hereinafter called grantor, 
lot the consideration hereinafter stated, does hereby grant, batllain, sell and convey unto . 
Tri lliwn Park Estates Homeowner.' s Association, Inc., an Oregon corpo:ra1;iO!"l ... , 

hereinafter called ~tantee, and unto grantee's heirs, successors and assiAns all of that certain real property with the 
tenements, hereditaments and appurtenances thereunto belonAinA or in anywise appertaining, situated in the County 
of ClJlc)q;\11113,13.... . .. , State of Oregon, described as follows, to-wit: 

Tract "E" being an open space tract shown on the The Trillium Park 
plat #3458 as Lot ')_loo. and consi.sting of approximately 

_J.~ acres. 

Tract "B" being an open space tract shown on The Trillium Park 
plat #3239 as Lot ~ and consisting of approximately l/lOth 
of an acre. 

Tract "F" being an open space tract shown on The 'l'rillium Park 
No. 3 plat #3458 as Lot _?._?,__•()_ and consisting of approximately 
.077 of an acre. 

{IF SPACE INSUFflCIENT, CONTINUE [)ESCRIPTION ON REVERSE SIDE! 
To Havo and to Hold the same unto the said 'tantee and Arantee's heirs, successors and assi~ns forever. 
The true and actual consideration paid lot this transfer, stated in terms of dollars, is I .. .... }19~e. 

©However, the actual consideration comists of or includes other property or value given or promised which iB 
:J:t.;:,:J;, consideration (indicate which).©(The 1entence between the 1ymbo/1©,JI not applicable, should be deleted. See ORS 93.030.) 

In construing this deed and where the context ao requires, the singular include-J the plural and al/ grammatical 
chanll•• shall be implied to make the provisions hereof apply equally to eorporations and to individuals. 

In Witness Whereof, the grantot has executed this instrument this .1.6.thlsy of ...... N.QY..'il!!!P.l:l:i;' ............... , 19.'!JJ. .. ; 
if a corporate Arantot, it has caused its name to be siAned and its seal affixed by an officer or other person duly author ... 
ized to do so by order of its board of directors. 
THIS I ENT WILL NOT AL 
SCRIB RUMENT IN 
USE L LATIONS. 
THIS INSTR HE PERSON 

ll 
/i 
,1 

JI 

!J 
'\ 

u 
Ii 
I' 

!I 
!i 

' 

,, ,, 
!! 
I' 

I\ 

'I 
11 I 

ll ,. 
--i----c--~~co'!'u'-'N~Tl'!Y:<h-PL EPARTMEJT 

[ 
'I 

AND TO DETERMINE ANY LIMITS ON LAWSUITS AGAINST FARMING 
OR FOREST PRACTICES AS DEFINED IN ORS 30.930. 

STAT~~:;~~!~~~· ~::::,:;j~dA:-~;:~rr:;~~-~~~~:~::~~::::~:~.:: ............................. , 19.: ...... , 
by .................................................................................................................................................................. .. 

This instrument was acknowledAed before me on .......... N..9.Y.~.m\?.@.:r .... !.9-......... ., 19 .. ~ .. ~ .. , 
by ............. .Jam.es ... H ..... Bean. .......................................................................... _ .. ,. ............................ . 
as .............. l?r.eside.nl:. ....................................... _ ...................................................................... .. 
of .............. .Riv.ergate. ... D.e.v.e.l.opmen:t._C.QlllP..<UIY. ....... .. .. ........... OFFrolllt'SEAl:"""' 

I. 
ll 
" Ii 
.! 

................... ~ ... g .. ~~ ................ .. 
Notary Public for Oregon 

UNDA R. CLANTON 
NOTARYPUBLIC-OREGON 1 

COMMISSION N0.042881 " 
My commission expires ....... ~.'f..:.'?.l., .. '1..'l. ............................... .. MY COMMISSION EXPIRES APR. 09, 1999 :i 

.Rl.Y.~.W.i'!Ul ... !&Y!?.!!?f!1¥;1P..t ... ~Y. ................. . 

.lJ.!l.Q1.~ .. Q?Mr.t ........................................... . 

. ~QP. ... \:;itY.r ... 9.!l.. ... nM.?. .................................. . 
Oninlor't NaN aftd Addreu 

.T.l'.i..U.i..\l!!\ .. P.i!r.~ ... ~.~t~§. .. ~1 ... 1!¥.:'.: ............. . 

.lJ.!l.Q~ ... ~!l .. Q?.l!J;".t. .......................................... .. 

.9.t!l'Slm .. (;.i.J::Y ..... 9.!L .. ~.7.9.~.?. .................................. . SPACE RE&ll!:RY£D 

CkantH't Name cind Addre11 

After rctonSlng ,.,.,. to IN.-., Add,..., Zlph Rl:CORDllR'S UH 

.!I~!? ... !!., ... ~ ....................................................... . 

·~-~&~~; .... -~~-~?~.~~-.- ....................................................... . 
Untll ,..,..,. olfMiwlM •Md call lax llCllelMnb to INoMO, Addnu. Zlph 

Trillium Park Estates IDA, Inc. 

:j~:!i9:f (,".?i)i.i~::c;:c;tiif ::::::::::::::::::::::::::::::::::::::::::: 
.Q1'.:g99.!l .. ~iJY.1 ... .9F-.... no.~.? ................................ .. 

!i ,. 
1! 
·' s::::: °..~.::::: ........................ } .. · 

I certify that tl1e witltin instru-

.. day of .................................... , 19 ........ , 
at ................ o'clock . -
in book/reel/volum- 98-119898 
page --······-· 0.1a~11;1.c1•uo;-; 1 ... ~ ...... -
ment/microlilm/reception No .. ___ _ 

STATE Of OREGON 28-119898 
CLACKAMAS COUNTY 
Recel ved and Pl aced In the Pub I 1c 
records of Ci eckamas County 
RECE I PTI ANO FEE: 84468 $36. ee 
DATE AND TIME: 12/16/98 01 :19 PM 
JOHN KAUFFMAN, COUNTY CLERK 



Clackamas County Official Records 2012-002879 
Sherry Hall, County Clerk 

Grantor's name and address: 01/23/2012 02:37:59 PM 

c: 
B >m :!:: 
"8i 

Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

D-D Cnt=1 Stn=6 KARL YNWUN 
$20.00 $16.00 $10.00 $16.00 

E:.:.J 
E o Until a change is requested, all tax 
.~ ~ statements shall be sent to: 
'u E S b E ::l ame as a ove. 
I-

Cl 
·c: .5 
Cl) "E 
~ ~ QUIT CLAIM DEED FOR MERGER 
~a: 
u:: WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 

releases and quitclaims to PROVIDENCE HEALTH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("<;Jrantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

' ' ' CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. . 

DATED: Effective as of the date first written above. 

GRANT OR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

By:...;;>/J~Clfl-dk..,~ 
Printed Narfl:Si1t_j/ 1\.11. Ha..n 
Title: C.. Fo 1 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this ///vi day o~1J, 2012, \<jw) ~ +bvnJ0n:, 
who, being duly sworn, did say that he/she is the tr.o ' Willamette 
Falls Hospital, an Oregon nonprofit corporation, that the foregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her •voluntary act 
and deed. · ' 

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461117 

MY COMMISSION EXPIRES AUGUST 18, 2015 

Page 2 of 3 - QUIT CLAIM DEED FOR MERGER 
DCAPDX_739104_vl 
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Exhibit A 

Legal Description of the Property 

[See attached.] 
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Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

A tract of land in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, in the City of 
Oregon City, County of Clackamas and State of Oregon, being a portion of the Ezra Fisher Donation Land 
Claim No. 44, more particularly described as follows: 

Commencing at the 5/8 inch diameter iron rod on the West line of said claim that is North 01°49'03" East 
a distance of 1538.75 feet, more or less, from the Southwest corner of said claim, said iron rod also 
coincident with the East right-of-way of Division Street and marking the Southwest corner of that tract 
conveyed by deed to Doctors Hospital Association, recorded December 27, 1957 as Book 534, page 590, 
Clackamas County Records, and the true point of beginning; thence coincident with the South boundary 
of said Doctors Hospital Association tract South 86°08'51" East a distance of 269.62 feet to a 5/8 inch 

, 
West a distance of 55.00 feet to a 5/8 inch diameter iron rod with a yellow plastic cap engraved "Haner, 
Ross & Sporseen"; thence North 86°08'51" West a distance of 8.00 feet to a 5/8 inch diameter iron rod 
with a yellow plastic cap engraved "Haner, Ross & Sporseen"; thence South 01°49'03" East a distance of 
139.98 feet to a 5/8 inch diameter iron rod with a yellow plastic cap engraved "Haner, Ross & Sporseen"; 
thence North 86°08'51" West a 'distance of261.62 feet to a 5/8 inch diameter iron rod with a yellow 
plastic cap engraved "Haner, Ross & Sporseen" on the line that is the West line of Claim No. 44 and the 

· ivi i n Street· thence North 01°49'03" East a distance of 194.98 feet alon the line 
that is the West line of Claim No. 44 and the East right-of-way of Division Street to an iron rod, said iron 
rod being the true point of beginning. 

EXCEPTING THEREFROM that portion dedicated to the City of Oregon City by Deed of Dedication 
recorded October 24, 2007 as Fee No. 2007-091354. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 01324258 
Ref Parcel Number 22E32AC00201 
Site Address: 1404 Division St., Oregon City 97045 



Grantor's name and address: 
Willamette Falls Hospital 
c/o Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halsey Street 
Portland, OR 97213 

Grantee's name and address: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 
4400 NE Halse Street 
Portland, OR 97213 

After recording return to: 
Providence Health & Services - Oregon 
Providence Real Estate/Property Management 
Providence Office Park Building 1, Suite 160 

Clackamas County Official Records 2012-003011 
Sherry Hall, County Clerk 

01/24/2012 08:39:38 AM 
D-D Cnt=1 Stn=7 BARBARASTR $

62
_
00 $20.00 $16.00 $10.00 $16.00 

!B ~ E Portland, OR 97213 
E :l 

F~ 
.B gi Until a change is requested, all tax 
r;;:._ 

~ ~ statements shall be sent to: 
ii! a: Same as above. 
u:: 

QUIT CLAIM DEED FOR MERGER 

WILLAMETTE FALLS HOSPITAL, an Oregon nonprofit corporation ("Grantor"), hereby 
releases and quitclaims to PROVIDENCE HEAL TH & SERVICES - OREGON, an Oregon 
nonprofit corporation, doing business as Providence Willamette Falls Medical Center ("Grantee"), 

' . . . . . 
' ' ' all improvements thereon in Clackamas County, Oregon, legally described in Exhibit A attached 

hereto and incorporated herein (the "Property"). . 

The purpose of this deed is to document the correct fee title holder of the Property in the 
real property public records, resulting from the merger of Grantor into Grantee effective as of 
December 31, 2011. 

The true and actual consideration for this transaction, stated in terms of dollars, is $1, and 
other good and valuable consideration. 

Page I of 3 - QUIT CLAIM DEED FOR MERGER 
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BEFORE SIGNING OR ACCEPTING THIS INSTRUMENT, THE PERSON 
TRANSFERRING FEE TITLE SHOULD INQUIRE ABOUT THE PERSON'S RIGHTS, IF 
ANY, UNDER ORS 195.300, 195.301 AND 195.305 TO 195.336 AND SECTIONS 5 TO 11, 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. THIS INSTRUMENT DOES NOT ALLOW USE OF THE 
PROPERTY DESCRIBED IN THIS INSTRUMENT IN VIOLATION OF APPLICABLE 
LAND USE LAWS AND REGULATIONS. BEFORE SIGNING OR ACCEPTING THIS 
INSTRUMENT, THE PERSON ACQUIRING FEE TITLE TO THE PROPERTY SHOULD 
CHECK WITH THE APPROPRIATE CITY OR COUNTY PLANNING DEPARTMENT TO 
VERIFY THAT THE UNIT OF LAND BEING TRANSFERRED IS A LAWFULLY 
ESTABLISHED LOT OR PARCEL, AS DEFINED IN ORS 92.010 OR 215.010, TO VERIFY 
THE APPROVED USES OF THE LOT OR PARCEL, TO DETERMINE ANY LIMITS ON 
LAWSUITS AGAINST FARMING OR FOREST PRACTICES, AS DEFINED IN ORS 30.930, 
AND TO INQUIRE ABOUT THE RIGHTS OF NEIGHBORING PROPERTY OWNERS, IF 

, , , 
CHAPTER 424, OREGON LAWS 2007, AND SECTIONS 2 TO 9 AND 17, CHAPTER 855, 
OREGON LAWS 2009. 

DATED: Effective as of the date first written above. 

GRANTOR: 

WILLAMETTE FALLS HOSPITAL 
an Oregon nonprofit corporation 

STATE OF OREGON ) 
) SS. 

Personally appeared before me this h'ih day ofJ{__UJ,1.1.M1j, 2012, fivetfM ~~ 
who, being duly sworn, did say that he/she is the ( _,;:r::.:v ~ Willamette 
Falls Hospital, an Oregon nonprofit corporation, th~oregoing instrument was signed on 
behalf of said company, and that he/she acknowledged said instrument to be his/her voluntary act 
and deed . 

..--~~~~~~~~~--

OFFICIAL SEAL 
GLENDA L FOSSUM-SMITH 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 461i17 

MY COMMISSION EXPIRES AUGUST 18, 2015 
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Exhibit A 

Legal Description of the Property 
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[See attached.] 



Exhibit "A" 

Real property in the County of Clackamas, State of Oregon, described as follows: 

A tract of land in Section 32, Township 2 South, Range 2 East of the Willamette Meridian, in the County 
of Clackamas and State of Oregon, being a portion of the Ezra Fisher Donation Land Claim No. 44, 
described as follows: 

Beginning at a granite stone, 18" x 12" x 10" marked "A", in the West line of said Claim, North 0°38' East 
23.15 chains, more or less, from the Southwest corner of said Claim, said stone marks the Southwest 
corner of that tract conveyed to Doctors Hospital Association, Inc., recorded December 27, 2957 in Book 
534, page 590, Deed Records; thence South 0°38' West along said claim line 340.00 feet to the 
Northwest corner of that tract of land conveyed to Mountain View Health Care Facilities, Inc., recorded 
December 6, 1974 as Fee No. 74-34104, Film Records; thence South 87°37' East 620 feet to the 

I I I 

No. 74-13171, Film Records and the true point of beginning of the tract herein to be described; thence 
North 0°38' East along the East line of said Cumbo tract 340.00 feet to the Southerly line of said Doctors 
Hospital Association, Inc., tract; thence South 87°37' East along the Southerly line of said Doctors 
Hospital tract 149.00 feet, more or less, to the Northeast corner of that tract of land conveyed to 
Mountain View Health care Facilities, Inc., recorded May 15, 1973 as Fee No. 73-15022, Film Records; 
thence South along the Easterly boundary thereof 340 feet (345.00 feet by Deed) to the most Easterly 

of that tract conveyed to Hilltop Investors LP., a Washington Limited Partnership by Deed recorded 
October 31, 1994, as Fee No. 94-86166, Clackamas County Records; thence North 87°35'51" West along 
the North line thereof 115 feet to the true point of beginning. 

EXCEPTING THEREFROM that portion platted as TRILLIUM PARK III, being that portion lying Easterly of 
the Westerly boundary of Trillium Park Drive. 

The legal description was created prior to January 01, 2008. 

Parcel Number: 00583577 
Ref Parcel Number 22E32AC00101 
Site Address: No Site Address 



REPLINGER & ASSOCIATES LLC 
TRANSPORTATION ENGINEERING 

October 19, 2015 
 
 
Ms. Laura Terway 
City of Oregon City 
PO Box 3040 
Oregon City, OR  97045 
 
SUBJECT: REVIEW OF TRANSPORTATION IMPACT ANALYSIS – PROVIDENCE 

WILLAMETTE FALLS MEDICAL CENTER – CP15-02 & ZC15-04  
Dear Ms. Terway: 

In response to your request, I have reviewed the materials submitted in support of the proposed 
comprehensive plan amendment and zone change associated with the revision of the master 
plan for the Providence Willamette Falls Medical Center. The relevant materials included the 
project narrative and the Transportation Impact Analysis (TIA). The TIA is dated July 23, 2015 
and was prepared under the direction of Julia Kuhn, PE of Kittelson & Associates, Inc. 
 
The proposed comprehensive plan amendment and zone change involves two parcels on the 
south side of 16th Street west of Division Street. The parcels are currently occupied by single-
family residences. The comprehensive plan amendment and zone change would involve 
changing them to Mixed Use Employment (MUE). The likely development scenario would be for 
the property being rezoned to serve as parking facilities for the nearby medical facilities. The 
worst case analysis for the zone change assumed the site would be developed as a 6,000 
square foot medical office building. A specific development is not proposed at this time. 
 
The TIA provides a basis upon which the zone change can be evaluated for transportation 
impacts. 
 
Comments 
 
1. Study Area. The study addresses the appropriate intersection. The engineer evaluated 

traffic patterns and traffic volumes and evaluated one location: 15th Street and Division 
Street. The study area is appropriate. 

 
2. Traffic Counts.  The traffic counts were conducted in June 2015 at the intersection of 15th 

Street and Division Street. Traffic counts were conducted during the AM and PM peak 
periods. The base year traffic volumes appear reasonable.  

 
3. Trip Generation. The TIA presents information on trip generation from the construction of a 

6,000 square foot medical office building in comparison to residential use of the site. The 
trip generation rates were taken from the Institute of Transportation Engineers’ Trip 
Generation Manual. A medical office building is predicted to produce 14 AM peak hour trips; 
21 PM peak hour trips; and 216 total weekday trips. 



Ms. Laura Terway 
October 19, 2015 
Page 2 
 
 

 
4. Trip Distribution.  The engineer’s trip distribution shows 37 percent of the traffic going to 

and from the west on 16th Street; 33 percent to and from the north on Division Street; and 
30 percent to and from the south on Division Street. The trip distribution seems reasonable. 

 
5. Traffic Growth.  To account for background traffic growth, the traffic counts were adjusted 

by 0.5 percent per year through 2035 plus the increase in traffic from the build-out of the 
medical center as identified in the adopted master plan. The traffic growth assumptions and 
methodology appear reasonable. 

 
6. Analysis.  Traffic volumes were calculated for the intersection of 15th Street and Division 

Street. The level of service (LOS) and delay calculations were provided to assess 
operations relative to the city’s operational standard. The analysis was undertaken for the 
AM and PM peak hours and included year 2015 existing conditions and 2035 total traffic 
conditions.  

 
According to the engineer, the intersection of 15th Street and Division Street is predicted to 
operate at LOS “A” during the AM peak hour and the PM peak hour under both existing 
conditions and year 2035 conditions. The performance of this intersection is predicted to 
meet city standards during the peak hours. 
 
The engineer concluded no mitigation measures were necessary. I concur with her 
conclusions. 
 

7. Turn Lanes at Site Entrance(s). The TIA did not address operations as site entrances 
since there is not a current development proposal. Site access should be reviewed in 
connection with a specific development plan. 

 
8. Crash Information. Because this proposal was not based on a specific development 

proposal, the TIA did not provide crash information. Crash information should be reviewed 
in a subsequent development proposal.   
 

9. Pedestrian and Bicycle Facilities. The TIA summarizes the presence of bicycle, 
pedestrian and transit facilities in the vicinity. In connection with a specific development 
proposal the site frontage should be reviewed for appropriate features. 
 

10. Site Plan and Access.  The proposal does not address site access. Site access should be 
addressed with a specific development plan. 

 
11. Intersection Spacing.  No new intersections are created by this proposal. The issue need 

not be addressed. 
 
12. Sight Distance. The proposal does not involve a specific development. Sight distance at 

the access points should be reviewed in connection with a specific development proposal. 
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13. Consistency with the Transportation System Plan (TSP). Frontage improvements 

should be reviewed in connection with a specific development proposal.  
 

14. Transportation Planning Rule (TPR) Analysis. Because the applicant is proposing to 
rezone the property from residential to MUE, a TPR analysis is also included. The engineer 
provided an analysis of the trip generation under the proposed zoning and concluded the 
impact was negligible. During the AM peak hour, a medical office building would generate 
12 additional trips due to the proposed rezoning. During the PM peak hour, a medical office 
building would generate 18 additional trips due to the proposed rezoning. The engineer 
states that the proposal does not change the functional classification of any existing or 
planned transportation facility; does not alter the standards for implementing the functional 
classification system; and does not alter the level of travel or degrade the performance of 
the transportation system such that it would not meet applicable performance standards. I 
concur.  

 
15. Conclusions and Recommendations.  The engineer concludes that traffic operations 

would be adequate at the analyzed intersection. She concludes no mitigation is needed for 
traffic operations. I concur with the conclusions of the applicant’s engineer. 
 

Conclusion and Recommendations 
 
I find that the TIA provides an adequate basis upon which to assess the impacts of the 
proposed rezoning. The impact of the rezoning is minor and the proposal does not have a 
significant impact as described in the Transportation Planning Rule. When a specific 
development proposal is presented, a few items not dealt with in this analysis will need to be 
addressed in a supplement or a new TIA.  
 
If you have any questions or need any further information concerning this review, please 
contact me at replinger-associates@comcast.net.   
 
Sincerely, 

 
John Replinger, PE 
Principal 
 
Oregon City\2015\CP15-02 ZC15-05 

mailto:replinger-associates@comcast.net�


From: Wes Rogers
To: Laura Terway
Subject: RE: Land Use Review: ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan & CP 15-02:

 Master Plan Amendment
Date: Monday, September 14, 2015 11:37:05 AM

no direct issues here.
.wes
 
Wes Rogers, Director of Operations
Oregon City School District
PO Box 2110
Oregon City, OR  97045
503-785-8423
wes.rogers@orecity.k12.or.us

From: Laura Terway [lterway@ci.oregon-city.or.us]
Sent: Monday, September 14, 2015 11:33 AM
Subject: Land Use Review: ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan
 & CP 15-02: Master Plan Amendment

Good Morning,

Please review the proposed development posted here and provide your comments by October 9th.
 
COMMENTS DUE BY:                                            3:30 PM, October 9, 2015
HEARING DATE:                                                    November 9, 2015
HEARING BODY:                                                    ___Staff Review; ___XX__PC; _____CC
FILE # & TYPE:                       ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan & CP

 15-02: Master Plan Amendment
PLANNER:                              Laura Terway, AICP, Planner (503) 496-1553
APPLICANT:                           Providence Willamette Falls Medical Center, Russell Reinhard
REPRESENTATIVE:                 Harper Houf Peterson Righellis Inc., Stefanie Slyman, AICP
REQUEST:                               Providence Willamette Falls Medical Center (PWF) is seeking amend a previously

 approved Master Plan and change the Oregon City Comprehensive Plan and
 Zoning Map for two properties from Low Density Residential/”R-6” Single-family
 Dwelling District to Mixed Use Employment/”MUE”  Mixed Use Employment
 District.

LOCATION:                            1500 Division Street, Oregon City, Oregon 97045,
Clackamas County 2-2E-32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2300, 2400,
 2500, 2800, 2900, 3000, 3100, 3900, 4000, 4100, 4200, Clackamas County 2-2E-
32AA, Tax Lot 400, Clackamas County 2-2E-32AC, Tax Lots 101, 201, 7200

PA RERERANCE:                    PA 15-03, 5/13/2015
 
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200

mailto:Wes.Rogers@orecity.k12.or.us
mailto:lterway@ci.oregon-city.or.us
mailto:wes.rogers@orecity.k12.or.us
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-


Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.

 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 

http://www.orcity.org/
https://mail.orecity.k12.or.us/owa/UrlBlockedError.aspx
http://www.facebook.com/
http://twitter.com/orcity


From: Alex Bursheim
To: Stefanie Slyman; Laura Terway; Josh Kolberg
Subject: Re: Providence Willamette Falls Zone Change
Date: Wednesday, October 21, 2015 12:22:53 PM

Thank you for letting us know.

Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041

From: Stefanie Slyman <stefanies@hhpr.com>
Sent: Wednesday, October 21, 2015 11:14 AM
To: Laura Terway; Josh Kolberg
Cc: Alex Bursheim
Subject: RE: Providence Willamette Falls Zone Change
 
Hi Laura – Josh and I are not directly involved with responding to this tenant concern, but I do know
 that Providence is working on getting the tenant the information they need. 
 
Thanks –
 
Stefanie
 

Stefanie Slyman, AICP | Senior Planner | Public Involvement Lead
 
HARPER HOUF PETERSON RIGHELLIS INC.
ENGINEERS :: PLANNERS :: LANDSCAPE ARCHITECTS :: SURVEYORS
205 SE Spokane Street, Suite 200 | Portland, Oregon | 97202
p: (503) 221-1131 | f: (503) 221-1171 |  stefanies@hhpr.com
HHPR.com
 

From: Laura Terway [mailto:lterway@ci.oregon-city.or.us] 
Sent: Wednesday, October 21, 2015 11:10 AM
To: Josh Kolberg <josh@pkaarchitects.com>; Stefanie Slyman <stefanies@hhpr.com>
Cc: Alex Bursheim <AlexB@cccchs.org>
Subject: RE: Providence Willamette Falls Zone Change
 
Josh and Stefanie,
I spoke with Alex a minute ago and she has not yet heard from you or the hospital.  I have copied her
 on this email so you may contact her directly.  Thank you
 
 

mailto:AlexB@cccchs.org
mailto:stefanies@hhpr.com
mailto:lterway@ci.oregon-city.or.us
mailto:josh@pkaarchitects.com
mailto:stefanies@hhpr.com
http://www.hhpr.com/


Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.

 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.
 
 
 
From: Alex Bursheim [mailto:AlexB@cccchs.org] 
Sent: Thursday, October 15, 2015 1:06 PM
To: Laura Terway
Cc: Stefanie Slyman; Josh Kolberg
Subject: Re: Providence Willamette Falls Zone Change
 
Laura, 
Thank you for the quick reply. It would be helpful if the applicants could provide me with a
 timeline. When I read the application, it seems like there is nothing planned at this time for
 that property, but possible use of the properties could take place before 2021? Am I right
 about that? Also how likely is it that those properties be changed into a parking lot within the
 next ten years? 
 
Thank you,
Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041
 
 

From: Laura Terway <lterway@ci.oregon-city.or.us>
Sent: Thursday, October 15, 2015 12:46 PM
To: Alex Bursheim
Cc: Stefanie Slyman; Josh Kolberg
Subject: RE: Providence Willamette Falls Zone Change
 

http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity
mailto:AlexB@cccchs.org
mailto:lterway@ci.oregon-city.or.us


Alex,

Thank you for your email.  The property located at 1810 15th street is included in the development
 application. The complete application may be found online here with a general timeline for the
 implementation of the Master Plan.  I have copied the applicant on this email response so you may
 contact them directly for a more specific timeline.  Please feel free to contact me with any
 additional questions or concerns.

ZC 15-04: Zone
 Change, PZ 15-02:
 Amendment to
 the ...
Tuesday October 6th ...

Read more...

 
 
 

Laura Terway, AICP
Planner
Planning Division
City of Oregon City
PO Box 3040 
221 Molalla Avenue, Suite 200
Oregon City, Oregon 97045
Direct - 503.496.1553
Planning Division - 503.722.3789
Fax 503.722.3880

Website: www.orcity.org | webmaps.orcity.org | Follow us on:  Facebook!|Twitter
Think GREEN before you print.

 
Please visit us at 221 Molalla Avenue, Suite 200 between the hours of 8:30am-3:30pm Monday through Friday. 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the State Retention Schedule and may be made
 available to the public.

 
 
 

From: Alex Bursheim [mailto:AlexB@cccchs.org] 
Sent: Thursday, October 15, 2015 12:33 PM
To: Laura Terway
Subject: Providence Willamette Falls Zone Change
 
Hello Laura, 
My name is Alex and I am a family coach for Clackamas County Early Head Start, and I was

http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/planning/landusecase/zc-15-04-zone-change-pz-15-02-amendment-comprehensive-plan-and-cp-15-02-master-
http://www.orcity.org/
file:////c/webmaps.orcity.org
http://www.facebook.com/
http://twitter.com/orcity
mailto:AlexB@cccchs.org


 hoping that you could give me some details about the Providence Willamette Falls proposed
 changing of the Master Plan in the area around the hospital. I have a family on my case load
 that lives at 1810 15th St. Oregon City, OR 97045, and they are wondering if they are in
 danger of losing their home because of this plan change. Also, is there a timeline for
 construction if the plan goes through? They intend to be at the City Council meeting, but
 would also like as much information as possible before hand, so that if they need to start
 planning a move they can do so with ample time. The family includes a recently single Mother
 and four young children, along with family pets, so a time frame for the project is crucial for
 their well-being. If you can not provide me with this information, I would greatly appreciate it
 if you could point me in the right direction.
 
Thank you,
Alex Bursheim
Early Head Start Family Coach
Clackamas County Children's Commission
109 2nd Street Canby, OR
971 295 7041

 



From: Tiffany
To: Laura Terway
Subject: Public Comment on ZC 15-04: Zone Change
Date: Wednesday, October 28, 2015 10:23:58 AM

City of Oregon City -  Planning Division
Attn:  Laura Terway
221 Molalla Ave, Ste. 200
Oregon City, OR  97045
 
Re: FILE NUMBER:  ZC 15-04: Zone Change 
 
Dear Laura,
Thank you for accepting electronic version of public comments. This is such a helpful way for us to
 participate!

I wanted to voice my support for the proposed zoning changes near Providence Willamette Falls Hospital
 campus. As a home owner just blocks from this site, I am sincerely pleased to see this proposal. While I
 understand that this fundamentally transforms this part of the neighborhood, I see much more positive
 impacts than potential drawbacks. The improvements to the area really are needed including sidewalks
 where there currently are not (I am a runner and really appreciate the safety sidewalks provide),
 expanded traffic controls and visibility, as well as lighting for safety. 

Our neighborhood grew up around the hospital, really putting many constraints on their ability to meet the
 needs of the community. It is high time we answer their call for support. My husband and I wish to throw
 our voice of support behind their request.

We purchased our property on Division Street in 2004. Since that time, we have been hopeful to see
 investment in the hospital campus to expand it's offerings and provide a hub of healthcare that would
 draw in economic impacts for our community. I am hopeful that this step of expansion may allow for a
 community of businesses and services to surround the hospital, supporting families who are there. This
 may be a pie in the sky vision but wouldn't it be wonderful for kids to learn to ride their bike in the safety
 of an empty parking lot on weekends? A coffee shop/cafe in one of the great houses to serve families
 waiting for a new arrival or a destination to walk to, a gathering place as a resident in the area? Someone
 with a great business acumen could really make this a warm and inviting extension of our community! 

Full disclosure here, we have purchased a second home in the Park Place neighborhood and currently
 reside there. We have another family living at the property on Division Street as their forever home. 

Would you please include us when the decision has been made? Our email address is
 gill0488@yahoo.com and our mailing address: 15981 Leo Court, Oregon City, OR 97045.  Thank you!

Sincerely,
Craig and Tiffany Gillespie
503-722-1539

mailto:gill0488@yahoo.com
mailto:lterway@ci.oregon-city.or.us


OREGON Community Development - Planning 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 
Ph (S03) 722-3789 I FaK (503) 722-3880 

LAND USE APPL/CATION TRANSMITTAL 
September 14, 2015 

IN-HOUSE DISTRIBUTION MAIL-OUT DISTRIBUTION 
a BUILDING OFFICIAL a CITIZEN INVOLVEMENT COUNCIL (CIC) 
a DEVELOPMENT SERVICES MANAGER Q NEIGHBORHOOD ASSOCIATION---------

0 N.A. CHAIR a PUBLIC WORKS- OPERATIONS 
a CITY ENGINEER/PUBLIC WORKS DIRECTOR Q N.A. LAND USE CHAIR 
a TECHNICAL SERVICES (GIS) a CLACKAMAS COUNTY TRANSP. & PLANNING 

0 CLACKAMAS FIRE DISTRICT #1 a PARKS MANAGER 
a ADDRESSING Q ODOT - Division Review 
CJ POLICE 0 OREGON CITY SCHOOL DISTRICT 
TRAFFIC ENGINEER 
CJ REPLINGER AND ASSOCIATES 

cf.it. TRl·MET 
CJ METRO 

Mailed Notice to County CPO's 
0 OREGON CITY POSTMASTER 
CJ DLCD 

a Central Pt-New Era-Leland I Holcomb-Outlook/Beavercreek 
Malled Notice 

CJ CITY ATTORNEY 
CJ OTHER:------

a Within 300' 

COMMENTS DUE BY: 
HEARING DATE: 
HEARING BODY: 
FILE# & TYPE: 

PLANNER: 
APPLICANT: 
REPRESENTATIVE: 
REQUEST: 

LOCATION: 

PA RERERANCE: 

3:30 PM, October 9, 2015 
November 9, 2015 
_staff Review; xx PC; __ cc 

ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive Plan & CP 15-02: Master Plan 
Amendment 
Laura Terway, AICP, Planner (503) 496-1553 
Providence Willamette Falls Medical Center, Russell Reinhard 
Harper Houf Peterson Righellis Inc., Stefanie Slyman, AICP 
Providence Willamette Falls Medical Center (PWF) is seeking amend a previously approved Master Plan and 
change the Oregon City Comprehensive Plan and Zoning Map for two properties from Low Density 
Residential/"R~6" Single-family Dwelling District to Mixed Use Employment/"MUE" Mixed Use Employment 
District. 
1500 Division Street, Oregon City, Oregon 97045, 
Clackamas County 2-2E-32AB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2300, 2400, 2500, 2800, 2900, 3000, 
3100, 3900, 4000, 4100, 4200, Clackamas County 2·2E·32AA, Tax Lot 400, Clackamas County 2-2E-32AC, Tax 
LotslOl,201, 7200 
PA 15-03, 5/13/2015 

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 ensure prompt consideration of your recommendations. Please check the appropriate spaces below. 

L 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-~ ............. Q-w-_f2_~_;x;eu__ __ , ----



OREGON Community Development - Planning 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 
Ph 1503) 722·3789 I Fax (5031722· 3880 

Title_ p ___ L_fr_f-!_Nf __ (C_ :t("_- --T,, _ \1_'2. ___ X_ M_ E;_r ___ _ 

PLEASE RETURN YOUR COPY OF THE APPLICATION AND MATERIAL WITH THIS FORM. 



 

 

 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  
Ph (503) 722-3789 | Fax (503) 722-3880 | Inspection (503) 496-1551 

Community Development – Building 

 

Building Division 
Date: September 15, 2015 
 
Planning Reference:  ZC 15-04 
Address: 1500 Division St 
Map Number: 2-2E-32AB 
Tax Lot: 1201, 1900, 2000, 2100, 2200, 2300, 2400, 2500, 2800, 2900, 3000, 
3100, 3900, 4000, 4100, 4200, 
Project Name: Willamette Falls Hospital 
Date Needed: October 9, 2015 
Reviewer: Mike Roberts – Building Official 
 
 
GENERAL COMMENTS 
 
1. Any construction documents for the above referenced project shall be reviewed for 

conformance with the current Oregon Specialty Codes as adopted by the State of Oregon and 
administered by the City of Oregon City when submitted for permit applications. 

 
 

Current Oregon Specialty Codes 
 

Oregon Structural Specialty Code (OSSC) 2014 
Oregon Energy Efficiency Code (OEEC) 2014 
Oregon Fire Code (OFC) 2014 
Oregon Mechanical Specialty Code (OMSC) 2014 
Oregon Plumbing Specialty Code (OPSC) 2014 
Oregon Electrical Specialty Code (OESC) 2014 
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TYPE III LAND USE RECOMMENDATION 
Staff Report and Decision 

 February 20, 2012 
 

 

FILE NO.:   CP 11-01: Master Plan 

    DP 11-03: Detailed Development Plan           

NR 11-05: Natural Resource Overlay Exemption 

LL 11-07: Lot Line Adjustment                         

 

APPLICATION TYPE: Type III 

 

APPLICANT/ Providence Willamette Falls Medical Center 

OWNER: C/o Russell Reinhard 

 1500 Division Street 

Oregon City, Oregon 97045 

 

REPRESENTATIVE: Peterson Kolberg & Associates 

C/o Steve Kolberg 

6969 SW Hampton Street 

   Portland, Oregon 97223 

 

REQUEST: The applicant submitted a Concept (General) Development Plan, Detailed 

Development Plan, Lot Line Adjustment and Natural Resource Overlay District 

Exemption to analyze the build out of the Providence Willamette Falls Hospital 

over the next 10 years and construct a parking lot. 

 

LOCATION:  1500 Division Street, Oregon City, OR 97045 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 

2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600 

 Clackamas County Map 2-2E-32AA, TL 400 and  

 Clackamas County Map 2-2E-32AC, TL 101, 201 

 

ZONING:    “MUE” Mixed Use Employment District 

 

REVIEWERS: Laura Terway, AICP, Planner 

                                         Bob Cullison, EIT, Development Services Manager 

 

RECOMMENDATION:    Planning Commission Approval with Conditions.  

 

PROCESS:   Type III decisions involve the greatest amount 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 and Master Plans 

for which discretion is provided. In the event that any decision is not classified, it shall be treated as a Type 

 

 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  

Ph (503) 722-3789 | Fax (503) 722-3880 

Community Development – Planning 
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III decision. The process for these land use decisions is controlled by ORS 197.763. Notice of the application 

and the planning commission is published and mailed 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 least seven days pre-hearing. At the evidentiary hearing held before the 

planning commission all issues are addressed. The decision of the planning commission is appealable to the 

city commission, on the record. A city-recognized neighborhood association requesting an appeal fee waiver 

pursuant to 17.50.290(c) must officially approve the request through a vote of its general membership or 

board at a duly announced meeting prior to the filing of an appeal.  The city commission decision on appeal 

from the planning commission is the city's final decision and is appealable to LUBA within twenty-one days of 

when it becomes final. 

 

 

A city-recognized neighborhood association requesting an appeal fee waiver pursuant to 17.50.290(C) must 

officially approve the request through a vote of its general membership or board at a duly announced meeting prior 

to the filing of an appeal. 

 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE PLANNING 

DIVISION OFFICE AT (503) 722-3789. 

 

DECISION CRITERIA:  
The development proposal will be analyzed for compliance with the following Chapters of the Oregon City 

Municipal Code: 

   

Streets, Sidewalks and Public Places in Chapter 12.04,  

Public and Street Trees in Chapter 12.08,  

Property Line Adjustments and Abandonment Process and Standards in Chapter 16.20, 

“MUE” Mixed Use Employment District in Chapter 17.31, 

Tree Protection Standards in Chapter 17.41,  

Geologic Hazards in Chapter 17.44, 

Natural Resource Overlay District in Chapter 17.49,  

  Administration and Procedures are set forth in Chapter 17.50,  

Off-Street Parking and Loading in Chapter 17.52,  

Supplemental Zoning Regulations and Exception in Chapter 17.54,  

Site Plan and Design Review in Chapter 17.62 and 

Master Plans in Chapter 17.65. 

 

PROJECT BA CONCEPT (GENERAL) DEVELOPMENT PLAN: 

The proposed Concept (General/Master) Development Plan identifies the layout, maximum intensity, phasing 

and public improvements associated with the Providence Willamette Falls Medical Center over a 10 year 

period.  Approval of the General (Concept) Plan is followed by a series of Detailed Development Plan 

applications with refined building details including building design, landscaping, etc. which comply with the 

Oregon City Municipal Code and the approved Concept (General) Plan.   

 

EXISTING USE: 

The property located at 1500 Division Street is utilized as Providence Willamette Falls (PWF) Medical Center 

and contains numerous medical related facilities within a hospital campus (Exhibits 1 and 2).  Since 1954, 

PWF has provided a full service medical center including emergency medicine, labor and delivery, surgical 

services, inpatient treatment, as well as many other inpatient and outpatient services to Oregon City and 

Clackamas County.   

 

PROPOSED DEVELOPMENT: 

Providence Willamette Falls Medical Center (PWF) is seeking approval of a ten (10) year General 
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Development Master Plan as well as a Detailed Development Plan to implement Phase 1 of the 3 Phase 

Master Plan.  Phase 1 includes alteration and expansion of an existing parking lot at the corner of Davis Road 

and Division Street.  The phases of the Master Plan include the following development: 

 

Project Phase 1 – Division St. Parking Lot (Subject To Detailed Development Plan Approval) 
The first project of the master plan consists of an alteration and expansion of the existing parking lot at 

the intersection of Davis Road, Division Street and Penn Lane.  The applicant submitted a Detailed 

Development Plan for the construction of the parking lot which would be implemented subsequent to 

approval in 2012. 

 

Project Phase 2 – Hospital Additions and Remodels 
Phase 2 of the Master Plan includes the addition of approximately 54,000 square feet to the site including 

expanding the Medical Center building, the construction of a new central utility plant, and the remodeling 

of other areas of the facility.  More particularly, these projects include:  

 

Outpatient Surgery Expansion:  The outpatient surgery expansion will add approximately two new 

operating rooms and short stay recovery space.   

 

New Front Entry:  The main entry to PWF will be remodeled and will include a new patient drop-off.  

The new entry will replace a section of the 1961 building which is currently sub-standard and houses 

hospital office spaces among other uses.  This project will provide a more direct and unified entry into the 

hospital.  A new canopy will welcome visitors into a large, high volume lobby that will provide physical 

and visual connections to corridors serving patient care, imaging, day surgery, birthplace, and the gift 

shop. 

 

Second Floor Patient Room and Pharmacy Remodel:  Several spaces on the second floor of the hospital 

will be converted from their current use as offices back to their original function as patient rooms.  This 

patient room remodel will not increase the number of licensed beds, the staffing levels for the hospital, 

nor increase trip generation. The pharmacy will also be relocated.   

 

Birthplace Expansion:  Six additional Labor, Delivery, Recovery and Postpartum rooms will be added to 

the west end of the existing Birthplace wing.  The addition would increase the number of labor and 

delivery/postpartum beds from 14 to 20. 

 

Central Utility Plant:  In order to centralize the system utilities for the campus and make them more 

efficient, PWF is planning for a central utility plant to house the appropriate mechanical, electrical, and 

plumbing systems to serve the medical campus.  The development of this project is located within the 

Natural Resource Overlay District requiring review and mitigation . 

 

Second Floor Shell Space Tenant Improvements:  There is approximately 16,100 square feet of 

unfinished space above the Emergency Department planned for build out to house expanded hospital 

services.  There is no definitive hospital program scheduled for this space but it is anticipated to be an 

expansion of outpatient services. 

 

The applicant may complete the phase 2 projects in any order, provided they are all completed prior to 

initiating Phase 3.  Phase 2 is projected to be implemented from 2012-2021. 

 

Project Phase 3 – Medical Office Buildings (MOB) 
Phase 3 of the Master Plan will add approximately 40,000 - 50,000 square feet of square footage to the 

medical campus including the construction of two new buildings including:    

 

MOB Additions:  PWF has identified two (East and West) sites for 20,000 - 25,000 square foot medical 
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Office Buildings (MOB‟s) which will house general physician‟s practices.  The order of implementation 

for the two MOB‟s in this phase will depend upon Hospital strategic goals, project funding, and 

community needs.  Phase 3 would be implemented from 2014-2021. 

 

The applicant shall construct this development as proposed in this application and as required by the attached 

conditions of approval. The applicant can satisfy this standard by complying with Condition of Approval 

1. 

 

OREGON CITY MUNICIPAL CODE CRITERIA: 

 

CHAPTER 17.50 – ADMINISTRATION AND PROCEDURES 

Finding: Complies.  The Concept (General) Development Plan and Detailed Development Plan applications 

were processed as Type III applications.  Multiple neighborhood association meetings were held and a pre-

application conference took place on July 13, 2011 with Oregon City staff.  Notice of the development was 

mailed to property owners within 300 feet of the site, the McLoughlin Neighborhood Association, Citizen 

Involvement Commission and affected agencies on January 9
th
, 2012.  The property was posted with a land 

use action sign providing details and requesting comments about the development from January 13
th
, 2012 to 

after the Planning Commission hearing(s).  The following public comments were received:   

 

Gail Curtis, Senior Planner of the Oregon Department of Transportation submitted comments (Exhibit 7), 

including concerns regarding the transportation impact study.  The comments are addressed within this 

report. 

 

Denyse McGriff of the McLoughlin Neighborhood Association submitted comments (Exhibit 8), 

regarding the attendance list at the McLoughlin Neighborhood Association meeting and forwarding the 

report to the appropriate chair. 

 

Paul Edgar of the Citizen Involvement Committee submitted a request (Exhibit 9) for a hard copy of the 

application.  

 

Tim Powell, Chair of the McLoughlin Neighborhood Association submitted comments from the 

Neighborhood Association expressing concern about hospital employees parking within the public right-

of-way near the facility.  He suggested the City limit the on-street parking to 2 hours and work with the 

hospital to develop a good neighbor plan (Exhibit 10).  In response to this comment the applicant 

submitted a letter, dated February 16, 2012 indicating that Providence Willamette Falls Hospital recently 

adopted a policy restricting employees from parking on the street (Exhibit 11).  In addition, Nancy Bush, 

Code Enforcement Manager submitted comments identifying the process to limit on-street parking to 2 

hours as well as the resident parking program and suggested the neighbors apply (Exhibit 12).  

Furthermore, the applicant is required to demonstrate adequate parking to facilitate each new phase of 

development.  

 

Other comments were submitted prior to initiating the public comment period which were not included in the 

analysis of this report. Comments received after February 13
th
, 2012 will be forwarded to the Planning 

Commission at the February 27
th
, 2012

 
public hearing. The public record will remain open until the Planning 

Commission closes the public hearing. 

 

CHAPTER 17.31 “MUE” MIXED USE EMPLOYMENT DISTRICT 

 

17.31.020 Permitted Uses 

Finding: Complies as Proposed.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      5 

  

 

17.31.030 Limited Uses 

Finding: Not Applicable.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 

 

17.31.040 Conditional Uses 

Finding: Not Applicable.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 

 

 

17.31.050 Prohibited Uses 

Finding: Not Applicable.  The subject site is currently utilized as a hospital with medical clinics, uses 

permitted in OCMC 17.31.020.F and C of the Oregon City Municipal Code.  The application did not include 

any alteration to the use of the site. 

 

17.31.060.A Minimum lot areas: None. 

Finding: Complies as Proposed.  The applicant proposed to consolidate lots on the subject site.  The 

subsequent lots exceed a minimum lot area of zero. 

 

17.31.060.B Minimum Floor Area Ratio: 0.25. 

Finding: Complies with Condition.  The application did not identify the floor area ratio, as the exact square 

footage to be constructed will be refined during future Detailed Development Plans.  Prior to issuance of the 

first Detailed Development Plan for Phase 3, the applicant shall submit documentation demonstrating the 

master plan complies with the minimum floor area ratio of 0.25. The applicant can meet this standard by 

complying with Condition of Approval 2. 

 

17.31.060.C Maximum building height: except as otherwise provided in subsection C.1. of this section building 

height shall not exceed sixty feet.  

1. In that area bounded by Leland Road, Warner Milne Road and Molalla Avenue, and located in this 

zoning district, the maximum building height shall not exceed eighty-five feet in height.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.31.060.D Minimum required interior and rear yard setbacks if abutting a residential zone: twenty feet, plus 

one foot additional yard setback for every one foot of building height over thirty-five feet.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.31.060.E Maximum allowed setbacks: No maximum limit provided the Site Plan and Design Review 

requirements of Section 17.62.055 are met. Development of a campus with an approved Master Plan in the 

MUE zone is exempt from Section 17.62.055D.1 of Site Plan and Design Review. All other standards are 

applicable.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.31.060.F Maximum site coverage of the building and parking lot: Eighty percent. 

Finding: Complies with Condition.  The application indicted that approximately 64% of the site is covered 

with buildings and parking lots.  However, the site plan inaccurately displayed the location of the proposed 

parking lot as landscaped.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 1, the applicant shall submit a revised calculation demonstrating the Master Plan does not have more 

http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.62SIPLDERE.html#TIT17ZO_CH17.62SIPLDERE_17.62.055INCOBUST
http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.62SIPLDERE.html#TIT17ZO_CH17.62SIPLDERE_17.62.055INCOBUST
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than eighty percent site coverage of buildings and parking lots.  All future construction shall demonstrate 

compliance with this standard. The applicant can meet this standard by complying with Condition of 

Approval 3. 
 

17.31.060.G Minimum landscape requirement (including the parking lot): Twenty Percent. 

The design and development of the landscaping in this district shall:  

1. Enhance the appearance of the site internally and from a distance; 

2. Include street trees and street side landscaping; 

3. Provide an integrated open space and pedestrian way system within the development with appropriate 

connections to surrounding properties;  

4. Include, as appropriate, a bikeway walkway or jogging trail; 

5. Provide buffering or transitions between uses; 

6. Encourage outdoor eating areas appropriate to serve all the uses within the development; 

7. Encourage outdoor recreation areas appropriate to serve all the uses within the development. 

Finding: Complies with Condition.  A site plan displaying all landscaping onsite demonstrates that 277,623 

square feet of the 769,757 square foot site (36%) is landscaped.  However, the site plan inaccurately displays 

the location of the proposed parking lot as landscaped.  Prior to issuance of permits associated with the 

Detailed Development Plan for Phase 1, the applicant shall submit a revised calculation demonstrating 

compliance with the minimum landscaping standards in Chapter 17.31.060.G of the Oregon City Municipal 

Code. The applicant can meet this standard by complying with Condition of Approval 4. 

 

CHAPTER 16.12 Property Line Adjustments and Abandonment Process and Standards  

Findings: Complies as Proposed. The tax lot located on the corner of Penn Lane and Division Street 

(Clackamas County Map 2-2E-32AB-01201) consists of multiple building lots, though only a single tax lot is 

present.  The applicant proposed to consolidate building lots into a single building lot which mirrors the tax lot 

displayed in Exhibit D of the application.  Subsequent to the consolidation, the lot would contain a parking lot 

and a structure where the future East medical office building would be located.  As demonstrated within this 

report, the consolidated lots were reviewed for compliance with the Oregon City Municipal Code. 

 

Chapter 17.65 – MASTER PLANS 

 

17.65.050.A Existing Conditions Submittal Requirements 

 

17.65.050.A.1.a  Current uses of and development on the site, including programs or services.  

Findings: Complies as Proposed. The site is currently being utilized as Providence Willamette Falls Medical 

Center (PWF).  The applicant provided a site plan identifying the existing layout of the site (Exhibit 2). 

 

17.65.050.A.1.b  History or background information about the mission and operational characteristics of the 

institution that may be helpful in the evaluation of the concept development plan.  

Findings: Complies as Proposed. The applicant submitted a narrative with a variety of information about the 

subject site (Exhibit 2).  

 

17.65.050.A.1.c    A vicinity map showing the location of the Concept Development Plan boundary relative to 

the larger community, along with affected major transportation routes, transit, and parking facilities.  

Findings: Complies as Proposed. The applicant submitted a vicinity map displaying the subject site relative 

to the larger community, including major transportation routes, transit stops and parking facilities (Exhibit 2).   

 

17.65.050.A.1.d   Non-institutional uses that surround the development site.  May also reference submitted 

maps, diagrams or photographs.  

Findings: Complies as Proposed. The applicant submitted a map displaying the adjacent buildings and 

zoning designations.  Though primarily adjacent to the “MUE” Mixed Use Employment District, a portion of 

the site boarders residential zoning designations (Exhibit 2). 
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17.65.050.A.1.e   Previous land use approvals within the Concept Development Plan boundary and related 

conditions of approval.   

Findings: Complies as Proposed. The subject site has received approval of multiple land use applications.  

Two prior applications (Conditional Use CU 03-03 and Site Plan and Design Review SP 03-19) resulted in the 

requirement to receive Master Plan approval prior to proceeding with any additional land use applications 

(Exhibits 3 and 4). 

o Condition of approval #5 for Conditional Use CU 03-03: The hospital shall receive a comprehensive city 

master plan approval prior to any future city land use approval or site development permit issuance (other 

than those approved or conditioned for approval as part of this conditional use permit or the associated 

site plan and design review, SP03-19). The master plan shall be based on all hospital properties in the 

Division Street area and include; phased development projects, full area traffic analysis, infrastructure 

evaluation and plans, multi-model planning (on and off-site) , vehicle and bicycle parking evaluation, 

evaluation of non-conformance, proposed timing and other required items. 

o Condition of approval #31 for Site Plan and Design Review SP 03-19: The hospital shall receive a 

comprehensive city master plan approval prior to any future city land use approval or site development 

permit issuance (other than those approved as part of the associated Condition Use Permit CU 03-03, this 

Site Plan and Design Review or required in Conditions 2, 3 and 4 of this approval). The master plan shall 

be based on all hospital properties in the Division Street area and include; phased development projects, 

full area traffic analysis, infrastructure evaluation and plans, multi-model planning (on and off-site), 

vehicle and bicycle parking evaluation, evaluation of non-conformance, proposed timing and other 

required items. 

 

17.65.050.A.1.f  Existing utilization of the site.  May also reference submitted maps, diagrams or photographs. 

Findings: Complies as Proposed. The applicant provided a narrative statement describing the existing uses of 

the site and a series of maps (Exhibit 2).  The site is currently being utilized as Providence Willamette Falls 

Medical Center.  The subject site contains Clackamas County Map2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 

2200, 2400, 2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600, Clackamas County Map 2-2E-

32AA, TL 400 and Clackamas County Map 2-2E-32AC, TL  101, 201.  The Master Plan is within the Mixed 

Use Employment District (MUE).  PWF Medical Center is a permitted use in the MUE Zone under OCMC 

17.31.010 and 17.31.020.F. 

 

17.65.050.A.1.g  Site description, including the following items.  May also reference submitted maps, 

diagrams or photographs.  

(1)  Physical characteristics,  

(2)  Ownership patterns,  

(3)  Building inventory,   

(4)  Vehicle/bicycle parking,   

(5)  Landscaping/usable open space,   

(6)  FAR/lot coverage,  

(7)  Natural resources that appear on the City’s adopted Goal 5 inventory,  

(8)  Cultural/historic resources that appear on the City’s adopted Goal 5 inventory, and,  

(9)  Location of existing trees 6‖ in diameter or greater when measured 4’ above the ground. The location of 

single trees shall be shown. Trees within groves may be clustered together rather than shown individually.  

Findings: Complies as Proposed. The applicant provided a narrative including a description of the site and a 

series of maps displaying the above existing conditions (Exhibit 2).  As discussed in Chapter 17.65.050.C.4 of 

this report, no City-designated cultural or historic resources are located on the subject site.  A small portion of 

the subject site includes two Overlay Districts; Natural Resource Overlay District (NROD), and Geologic 

Hazards.  Both districts are on the eastern edges of the subject property where no additional development is 

proposed.   
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17.65.050.A.1.h  Existing transportation analysis, including the following items.  May also reference 

submitted maps, diagrams or photographs.  

(1)  Existing transportation facilities, including highways, local streets and street classifications, and 

pedestrian and bicycle access points and ways;  

(2)  Transit routes, facilities and availability;  

(3)  Alternative modes utilization, including shuttle buses and carpool programs; and  

(4)  Baseline parking demand and supply study (may be appended to application or waived if not applicable).  

Findings: Complies as Proposed. The applicant provided a narrative statement describing the existing 

transportation conditions of the site.  A Transportation Impact Analysis (TIA) was submitted by Kittelson & 

Associates, Inc. (Exhibit 2).   

1. Sidewalks are provided along Redland Road to the south of Holcomb Boulevard-Abernethy Road. 

2. Sidewalks and bicycle lanes are provided along Anchor Way west of Redland Road (for approximately   

     250 feet only). 

3. Sidewalks are provided along Division Street to the south of 16th Street. 

4. Bicycle lanes are provided along Division Street between 13th Street and 15th Street. 

5. On-street parking is available along Division Street to the west of 9th Street and between 16th Street  

     and Gilman Drive. 

6. Not posted; assumed to be 25 miles per hour. 

 

Bicycle Facilities and Connectivity. Bicycle lanes are currently provided on Division Street between 13th 

Street and 15th Street and along some of the major surrounding roadways, including Redland Road and 

Molalla Avenue. According to the TSP, bicycle lane improvements are needed on Division Street, 15th Street, 

Cascade Highway (OR 213), Anchor Way, Holcomb Boulevard- Abernethy Road, 7th Street, and Molalla 

Avenue. 

 

Pedestrian Facilities and Connectivity. The PWF campus and surrounding neighborhood are generally well 

served by a grid network of streets and sidewalks today. Sidewalks are available adjacent to the campus on a 

majority of both Division Street and Davis Road, as well as along the major connecting roadways near the 

campus, including Molalla Avenue, 7th Street, and 15th Street. Additional sidewalk connectivity is planned in 

the vicinity of the PWF campus, as identified in the City of Oregon City TSP.  

 

Transit Routes, Facilities and Availability. The primary bus route serving the site is Tri-Met with bus stops 

located adjacent to the subject site. Two fixed-route bus stops are located within one block of the main entrance 

of the PWF campus on Division Street; a total of four stops are located within one block of the overall PWF 

campus. Service to these stops is provided by Tri-Met Bus Route 32. Route 32 provides service between 

Clackamas Community College, Oregon City, Gladstone, and Milwaukie. As of August 2011, the bus operates 

Monday through Friday between 5:30 a.m. and 7:30 p.m. on 30-minute headways, Saturdays between 9:30 a.m. 

and 5:30 p.m. on 60-minute headways, and does not offer service on Sundays. The Oregon City Transit Center 

provides connections to several additional bus routes and services. Other bus service in the area of the PWF 

campus is provided by Tri-Met Bus Routes 33, 34, and 99. 

 

Baseline Parking Demand and Supply. The applicant indicated that the campus has an existing supply of 749 

parking stalls with an existing demand for 653 stalls. 

 

17.65.050.A.1.i  Infrastructure facilities and capacity, including the following items.  

(1)  Water,  

(2) Sanitary sewer, 

(3)  Stormwater management, and  

(4)  Easements.  

Findings: Complies as Proposed.  The site is surrounded by adequate City water mains on all four sides 

including through the interior of the main property.  Adequate sanitary sewer mains exist around the site while 

stormwater mains are located appropriately on the perimeter of the site.   
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17.65.050.A.2.a Existing conditions site plan.  

Findings: Complies as Proposed. The applicant submitted a site plan of the existing conditions of the site 

(Exhibit 2). 

 

17.65.050.A.2.b. Vicinity map.   

Findings: Complies as Proposed. The applicant submitted a vicinity map of the development site (Exhibit 2). 

 

17.65.050.A.2.c.  Aerial photo.  

Findings: Complies as Proposed. The applicant submitted an aerial photo depicting the subject site and 

adjacent property (Exhibit 2).  

 

17.65.050.B. Proposed Development Submittal Requirements 

 

17.65.050.B.1.a  The proposed duration of the concept development plan. 

Findings: Complies as Proposed. The General (Master) Plan is anticipated to be implemented over a period 

of 10 years. 

 

17.65.050.B.1.b The proposed development boundary.  May also reference submitted maps or diagrams.  

Findings: Complies as Proposed. The project boundaries include Clackamas County Map2-2EAB, Tax Lots 

1201, 1900, 2000, 2100, 2200, 2400, 2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600, Clackamas 

County Map 2-2E-32AA, TL 400 and Clackamas County Map 2-2E-32AC, TL  101, 201.  A map of the 

subject site was submitted (Exhibit 2).   

 

17.65.050.B.1.c   A description, approximate location, and timing of each proposed phase of development, and 

a statement specifying the phase or phases for which approval is sought under the current application. May 

also reference submitted maps or diagrams.  

Findings: Complies as Proposed. The applicant indicated that phases would generally include the following: 

 

Project Phase 1 – Division St. Parking Lot (Subject To Detailed Development Plan Approval) 

The first project of the master plan consists of an alteration and expansion of the existing parking lot at 

the intersection of Davis Road, Division Street and Penn Lane.  The applicant submitted a Detailed 

Development Plan for the construction of the parking lot which would be implemented subsequent to 

approval in 2012. 

 

Project Phase 2 – Hospital Additions and Remodels 

Phase 2 of the Master Plan includes the addition of approximately 54,000 square feet to the site including 

expanding the Medical Center building, the construction of a new central utility plant, and the remodeling 

of other areas of the facility.  More particularly, these projects include:  

 

Outpatient Surgery Expansion:  The outpatient surgery expansion will add approximately two new 

operating rooms and short stay recovery space.   

 

New Front Entry:  The main entry to PWF will be remodeled and will include a new patient drop-off.  

The new entry will replace a section of the 1961 building which is currently sub-standard and houses 

hospital office spaces among other uses.  This project will provide a more direct and unified entry into the 

hospital.  A new canopy will welcome visitors into a large, high volume lobby that will provide physical 

and visual connections to corridors serving patient care, imaging, day surgery, birthplace, and the gift 

shop. 

 

Second Floor Patient Room and Pharmacy Remodel:  Several spaces on the second floor of the hospital 

will be converted from their current use as offices back to their original function as patient rooms.  This 
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patient room remodel will not increase the number of licensed beds, the staffing levels for the hospital, 

nor increase trip generation. The pharmacy will also be relocated.   

 

Birthplace Expansion:  Six additional Labor, Delivery, Recovery and Postpartum rooms will be added to 

the west end of the existing Birthplace wing.  The addition would increase the number of labor and 

delivery/postpartum beds from 14 to 20. 

 

Central Utility Plant:  In order to centralize the system utilities for the campus and make them more 

efficient, PWF is planning for a central utility plant to house the appropriate mechanical, electrical, and 

plumbing systems to serve the medical campus.  The development of this project is located within the 

Natural Resource Overlay District requiring review and mitigation . 

 

Second Floor Shell Space Tenant Improvements:  There is approximately 16,100 square feet of 

unfinished space above the Emergency Department planned for build out to house expanded hospital 

services.  There is no definitive hospital program scheduled for this space but it is anticipated to be an 

expansion of outpatient services. 

 

The applicant may complete the phase 2 projects in any order, provided they are all completed prior to 

initiating Phase 3.  Phase 2 is projected to be implemented from 2012-2021. 

 

Project Phase 3 – Medical Office Buildings (MOB) 

Phase 3 of the Master Plan will add approximately 40,000 - 50,000 square feet of square footage to the 

medical campus including the construction of two new buildings including:    

 

MOB Additions:  PWF has identified two (East and West) sites for 20,000 - 25,000 square foot medical 

Office Buildings (MOB‟s) which will house general physician‟s practices.  The order of implementation 

for the two MOB‟s in this phase will depend upon Hospital strategic goals, project funding, and 

community needs.  Phase 3 would be implemented from 2014-2021. 

 

17.65.050.B.1.d An explanation of how the proposed development is consistent with the purposes of Section 

17.65, the institutional zone, and any applicable overlay district.  

Findings: Refer to the findings within this report. 

 

17.65.050.B.1.e A statement describing the impacts of the proposed development on inventoried Goal 5 

natural, historic or cultural resources within the development boundary or within 250 feet of the proposed 

development boundary.  

Findings: Complies as Proposed. The applicant provided a map displaying all nearby Goal 5 resources.  The 

subject site is not within a historic district or include an individually designated historic structure.  The 

property is within the Geologic Hazards Overlay District and the Natural Resource Overlay District.   

 

17.65.050.B.1.f An analysis of the impacts of the proposed development on the surrounding community 

and neighborhood, including:  

(1)  Transportation impacts as prescribed in Subsection ―g‖ below;  

(2)  Internal parking and circulation impacts and connectivity to sites adjacent to the development boundary 

and public right-of-ways within 250 feet of the development boundary;   

(3)  Public facilities impacts (sanitary sewer, water and stormwater management) both within the 

development boundary and on city-wide systems;  

(4) Neighborhood livability impacts;  

(5)  Natural, cultural and historical resource impacts within the development boundary and within 250 feet of 

the development boundary.  

Findings: The applicant submitted documentation on the impacts of the proposed development.  Please refer 

to the analysis within this report. 
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17.65.050.B.1.g A summary statement describing the anticipated transportation impacts of the proposed 

development.  This summary shall include a general description of the impact of the entire development on the 

local street and road network, and shall specify the maximum projected average daily trips, projected AM and 

PM peak hour traffic and the maximum parking demand associated with build-out each phase of the master 

plan.  

Findings: Please to the analysis in OCMC Chapter 17.65.050.B.1.i of this report. 

 

17.65.050.B.1.h In addition to the summary statement of anticipated transportation impacts, an applicant 

shall provide a traffic impact study as specified by City requirements. The transportation impact study shall 

either:  

(1)  address the impacts of the development of the site consistent with all phases of the concept development 

plan; or  

(2)  address the impacts of specific phases if the City Engineer determines that the traffic impacts of the full 

development can be adequately evaluated without specifically addressing subsequent phases.  

Findings: Complies as Proposed. The applicant identified the transportation impact of the development with 

traffic impact analysis prepared by Kittleson and Associates (Exhibit 2) discussing the transportation impacts 

of the proposed development.  The transportation study was reviewed by John Replinger, transportation 

consultant for the City from Replinger and Associates (Exhibit 5). 

 

17.65.050.B.1.i If an applicant chooses to pursue option h(1), the applicant may choose among three 

options for implementing required transportation capacity and safety improvements:  

(1)  The concept development plan may include a phasing plan for the proposed interior circulation system 

and for all on-site and off-site transportation capacity and safety improvements required on the existing street 

system as a result of fully implementing the plan. If this option is selected, the transportation phasing plan 

shall be binding on the applicant.  

(2)  The applicant may choose to immediately implement all required transportation safety and capacity 

improvements associated with the fully executed concept development plan. If this option is selected, no further 

transportation improvements will be required from the applicant. However, if a concept development plan is 

later amended in a manner so as to cause the projected average daily trips, the projected AM or PM peak hour 

trips, or the peak parking demand of the development to increase over original projections, an additional 

transportation impact report shall be required to be submitted during the detailed development plan review 

process for all future phases of the development project and additional improvements may be required.  

(3)  The applicant may defer implementation of any and all capacity and safety improvements required for 

any phase until that phase of the development reaches the detailed development plan stage.  If this option is 

selected, the applicant shall submit a table linking required transportation improvements to vehicle trip 

thresholds for each development phase. 

Findings: Complies with Condition.  The applicant proposed to install public improvements associated with 

each phase of development.  The applicant submitted a transportation impact analysis prepared by Julia Kuhn, 

PE of Kittleson & Associates, Inc (Exhibit 2) discussing the transportation impacts of the proposed 

development.  The report was reviewed by John Replinger, PE of Replinger and Associates, a City consultant 

(Exhibit 5).  The applicant proposed to complete the following public improvements by the completion of 

Phase 3 of development.    
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The City generally concurs with the public improvements proposed.  The following identifies a specific list of 

public improvements and associated maps of where each improvement will occur.  The applicant‟s engineer 

shall analyze and design the Division Street and 15
th
 Street pavement restoration. 

 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

 Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot 

wide full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft 

tree wells, bike lane striping and markings, street lighting, and street trees.   



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      13 

  

 Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax 

Lot 1900 and 2000.  Construction of full depth pavement restoration from the northern end of the 

ED improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the 

opposing side.  New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping 

and markings, street lighting, and street trees. 

 Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and 

Penn Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in 

Phase 1) and 10 feet on the opposing side.   

 Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet 

from centerline on the west side.  Construction of full depth pavement restoration between 15
th
 

Street and 16
th
 Street for a width of 26 feet on the western half and 10 feet on the opposing side (if 

not completed by other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree 

wells, bike lane striping and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

 Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street 

dedication.  Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and 

gutter, 4.5-foot planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing 

ADA ramp at southeast corner of Davis Road/Division Street. 

 Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant‟s Engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design).  Construction of 2.5-foot 

wide full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with 

street trees, 5 ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

 Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant‟s engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design) across the tax lot frontages 

for a width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the 

existing street lighting and install as necessary to meet current IES.  Installation of street trees in 

existing planter strip and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

 Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width 

of about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, 

street trees, and street lighting.   

 

In addition, the applicant‟s transportation impact study identified two off-site intersections where the impacts 

from the proposed development when coupled with future background projections would result in an 

unacceptable level of service.  A more than 50 second delay for the westbound left at the intersection of Molalla 

Avenue/7
th
 Street would result in a level of service (LOS) F in 2017 and   a more than 50 second delay for the 

northbound left at the intersection of Redland Road/Anchor Way would result in a level of service (LOS) F in 

2018 both, in part, as a result of Phase 2 impacts.  Phase 1 was not determined to have an impact on the 

proposed development, as it entails an expansion of the parking lot which will not itself increase traffic 

demands generated on-site.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2, on the intersections of Molalla Avenue/7
th
 Street and Redland Road/Anchor Way, and 3 which 

would be constructed up to 10 years in the future.  A determination of the adequacy of the existing traffic 

infrastructure, the extent of the Providence Willamette Falls impacts, what improvements in the form of 

mitigation measures will be required, and/or the portion of the construction costs of those measures which 
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should be borne by the Providence Willamette Falls, will be made at the time of consideration of the detailed 

development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained in the Regional 

Transportation Plan or Oregon City Transportation System Plan, whichever is most current, with cost estimates 

updated by applying a published construction cost index.  For projects already programmed for construction, the 

final project cost of most current cost estimates shall be utilized.  If the impacts cannot be adequately mitigated 

based on the standards in effect at the time of filing the detailed development application, the detailed 

development plan will be denied. 

 

ODOT suggested that the treatment of the central utility plant might have caused the traffic to be 

underestimated (Exhibit 7).  John Replinger, PE of Replinger and Associates, a City consultant indicated that 

ODOT indicated that the “trip generation methodology was adequately explained and accurately executed” 

(Exhibit 5). 

 

The additional development proposed in the master plan is forecast to produce 87 additional AM peak hour trips 

and 91 additional PM peak hour trips. This compares with current traffic of 339 AM peak hour trips and 356 

PM peak hour trips. 

 

The applicant is responsible for this project‟s compliance with Engineering Policy 00-01.  The applicant can 

comply with this standard by meeting Conditions of Approval 5 and 6. 

 

17.65.050.B.1.j The applicant or city staff may propose objective development standards to address 

identified impacts that will apply within the proposed development on land that is controlled by the institution. 

Upon approval of the concept development plan, these standards will supersede corresponding development 

standards found in this code. Development standards shall address at least the following:  

(1)  Pedestrian, bicycle and vehicle circulation and connectivity;  

(2)  Internal vehicle and bicycle parking;  

(3)  Building setbacks, landscaping and buffering;  

(4)  Building design, including pedestrian orientation, height, bulk, materials, ground floor windows and 

other standards of Chapter 17.62; and  

(5)  Other standards that address identified development impacts.  

Findings: Not Applicable. The applicant has not proposed alternative objective development standards.  

 

17.65.050.B.2.a. A preliminary site circulation plan showing the approximate location of proposed vehicular, 

bicycle, and pedestrian access points and circulation patterns, parking and loading areas or, in the 

alternative, proposed criteria for the location of such facilities to be determined during detailed development 

plan review.    

Findings: Complies with Conditions. The applicant submitted a site plan for the proposed development 

showing the approximate location of proposed vehicular, bicycle, and pedestrian access points and circulation 

patterns, parking and loading areas.  The site is currently nonconforming as it does not comply with the current 

standards for parking lot landscaping, pedestrian accessway standards, etc.  Proportional upgrades to the site are 

required per OCMC Chapter 17.58. 

 

Vehicle Circulation Plan.  A site plan identifying the circulation of vehicles onsite was provided demonstrating 

the ability for automobiles to travel down the street and within parking lots throughout the site.     

 

Bicycle Circulation Plan.  A site plan identifying the circulation of bicycles onsite was provided demonstrating 

the ability for bicycles to travel down the street and within parking lots within automobiles.  There are no 

bicycle pathways onsite. 

 

Pedestrian Circulation Plan.  The applicant did not propose any changes to the pedestrian circulation plan 

within the Master Plan or Detailed Development Plan.  As demonstrated within this report, the proposed 

parking lot layout does not include a pedestrian accessway within the parking lot.  Prior to issuance of permits 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      15 

  

associated with the Detailed Development Plan for Phase 1, the applicant shall install a pedestrian accessway 

within or adjacent to the proposed parking lot which complies with the Oregon City Municipal Code and 

provides safe access to pedestrians walking from the northern portion of the parking lot south towards the main 

hospital facility.  The applicant can meet this standard by complying with condition of approval 7. 

 

17.65.050.B.2.b The approximate location of all proposed streets, alleys, other public ways, sidewalks, 

bicycle and pedestrian access ways and other bicycle and pedestrian ways, transit streets and facilities, 

neighborhood activity centers and easements on and within 250 feet of the site. The map shall identify existing 

subdivisions and development and un-subdivided or unpartitioned land ownerships adjacent to the proposed 

development site and show how existing streets, alleys, sidewalks, bike routes, pedestrian/bicycle access ways 

and utilities within 250 feet may be extended to and/or through the proposed development.  

Findings: Complies as Proposed. The applicant submitted a map displaying the approximate location of all 

pedestrian, bicycle and automobile facilities within 250 feet of the site.   

 

17.65.050.B.2.c The approximate location of all public facilities to serve the proposed development, including 

water, sanitary sewer, stormwater management facilities.  

Findings: Please refer to the analysis within this report. 

 

17.65.050.B.2.d The approximate projected location, footprint and building square footage of each phase of 

proposed development.    

Findings: Complies as Proposed.  The applicant submitted a map displaying the approximate location and 

footprint of the proposed structures.  The final sizes and locations are subject to minor changes in the Detailed 

Development Plan review.  Major changes to the size or location of the structures will require an adjustment to 

the Concept (General/Master) Development Plan.  

 

17.65.050.B.2.e The approximate locations of proposed parks, playgrounds or other outdoor play areas; 

outdoor common areas and usable open spaces; and natural, historic and cultural resource areas or features 

proposed for preservation. This information shall include identification of areas proposed to be dedicated or 

otherwise preserved for public use and those open areas to be maintained and controlled by the owners of the 

property and their successors in interest for private use. 

Findings: Complies as Proposed.  The applicant submitted an aerial photo in Exhibit 2.  The applicant did not 

propose a park, playground or other outdoor play area or open space for the subject site. 

 

17.65.050.C. Approval Criteria for a Concept Development Plan.  

 

17.65.050.C.1  The proposed Concept Development plan is consistent with the purposes of Section 17.65. 

Findings: Complies as Proposed. Chapter 17.65.010 of the Oregon City Municipal Code states: 

―It is the intent of this Chapter to foster the growth of major institutions and other large-scale development, 

while identifying and mitigating the impacts of such growth on surrounding properties and public 

infrastructure. The City recognizes the valuable services and employment opportunities that these 

developments bring to Oregon City residents.  The master plan process is intended to facilitate an efficient and 

flexible review process for major developments and to provide them with the assurance they need over the long 

term so that they can plan for and execute their developments in a phased manner.  To facilitate this, the 

master plan process is structured to allow an applicant to address the larger development issues, such as 

adequacy of infrastructure and transportation capacity, and reserve capacity of the infrastructure and 

transportation system before expenditure of final design costs.‖  

 

The Master Plan is consistent with the purpose and intent statement in OCMC Chapter 17.65.010.  The Master 

Plan identifies the growth expected on the Providence Willamette Falls Hospital campus over the next ten (10) 

years.  Providence selected a 10-year timeframe for the master plan as the level of uncertainty of development 

plans after ten (10) years is too high.  Providence submitted a Transportation Impact Analysis with phased 

public improvements which is analyzed within this report. 
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17.65.050.C.2  The transportation system has sufficient capacity based on the City’s level of service standards 

and is capable of safely supporting the development proposed in addition to the existing and planned uses in 

the area, or will be made adequate by the time each phase of the development is completed. 

Findings: Complies with Condition. The applicant‟s transportation impact study identified two off-site 

intersections where the impacts from the proposed development when coupled with future background 

projections  would result in an unacceptable level of service.  A more than 50 second delay for the westbound 

left at the intersection of Molalla Avenue/7
th
 Street would result in a level of service (LOS) F in 2017 and   a 

more than 50 second delay for the northbound left at the intersection of Redland Road/Anchor Way would 

result in a level of service (LOS) F in 2018 both, in part, as a result of Phase 2 impacts.  Phase 1 was not 

determined to have an impact on the proposed development, as it entails an expansion of the parking lot which 

will not itself increase traffic demands generated on-site.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2, on the intersections of Molalla Avenue/7
th
 Street and Redland Road/Anchor Way, and 3 which 

would be constructed up to 10 years in the future.  A determination of the adequacy of the existing traffic 

infrastructure, the extent of the Providence Willamette Falls impacts, what improvements in the form of 

mitigation measures will be required, and/or the portion of the construction costs of those measures which 

should be borne by the Providence Willamette Falls, will be made at the time of consideration of the detailed 

development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained in the Regional 

Transportation Plan or Oregon City Transportation System Plan, whichever is most current, with cost estimates 

updated by applying a published construction cost index.  For projects already programmed for construction, the 

final project cost of most current cost estimates shall be utilized.  If the impacts cannot be adequately mitigated 

based on the standards in effect at the time of filing the detailed development application, the detailed 

development plan will be denied.  The applicant can comply with this standard by meeting Condition of 

Approval 5. 

 

17.65.050.C.3 Public services for water supply, police, fire, sanitary waste disposal, and storm-water disposal 

are capable of serving the proposed development, or will be made capable by the time each phase of the 

development is completed. 

Findings: Complies with Condition. An analysis of the proposed impacts is provided below. 

 

Domestic Water. There are existing water mains in the streets bounding the site as well as several on-site.  New 

fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review.  

 

Police Protection.  No significant police issues were identified during this Master Plan review. 

 

Fire Protection. No significant fire protection issues were identified during this Master Plan review. 

 

Sanitary Sewer. Adequate sanitary sewer mains exist around the site boundaries.  During the Detailed 

Development Plan reviews, the applicant shall provide connection to new/existing sanitary sewer for new 

future facilities as required by plumbing code. 

 

Storm Water. Stormwater mains exist bordering the site.  The applicant shall provide stormwater facilities as 

necessary for street improvements and facility construction.  Downstream conveyance calculations/analysis 

shall be performed for all existing storm systems where the Applicant‟s new facilities increase the stormwater 

flow.  The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 

Street exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the 

eastern end of the storm line as necessary.  During each of the Detailed Development Plan reviews, the 
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applicant shall provide site analysis to determine extent of stormwater detention and water quality that are 

required by the current code and implement appropriate Low Impact Design efforts.  The use of Lynch-style 

catch basins for water quality is required for all new/revised parking lots.  Water quality treatment will be 

achieved by means of any number of water quality features such as green roofs, vegetated swale, flow-thru 

planter box, or other LID system that will be designed per City of Oregon City Design Standards.   

 

The applicant is responsible for this project‟s compliance with Engineering Policy 00-01. The Applicant can 

comply with this standard by meeting Conditions of Approval 6, 8, 9, 10, 11, 12, 13 and 14. 

 

17.65.050.C.4 The proposed Concept Development plan protects any inventoried Goal 5 natural, historic or 

cultural resources within the proposed development boundary consistent with the provisions of applicable 

overlay districts. 

Findings: Please refer to the analysis in Chapter 17.49 for compliance with the Natural Resource Overlay 

District and Chapter 17.44 for compliance with the Geologic Hazards Overlay District.    There are no 

inventoried other Goal 5 historic or cultural resources in or within 250 feet of the development.   

 

17.65.050.C.5 The proposed Concept Development plan, including development standards and impact 

mitigation thresholds and improvements adequately mitigates identified impacts from each phase of 

development. For needed housing, as defined in ORS 197.303(1), the development standards and mitigation 

thresholds shall contain clear and objective standards. 

Findings: Please refer to the findings in 17.65.050.B.1.i of this analysis. 

 

17.65.050.C.6 The proposed Concept Development Plan is consistent with the Oregon City Comprehensive 

Plan and its ancillary documents. 

Findings: Complies as Proposed. As demonstrated below, the proposed Master Plan complies with the 

Oregon City Comprehensive Plan. 

  

Section 1, Citizen Involvement 

Section 1 of the Oregon City Compressive Plan established goals and policies to involve the public.  The 

Master Plan review process included multiple meetings with neighborhood associations and other groups 

as well as a public comment period, mailed notices, public hearing and a notice in the newspaper. 

 

Section 2, Land Use 

Section 2 of the Oregon City Compressive Plan addresses the efficient use of available lands and the goal 

of creating a vibrant urban area that increases the opportunities for multi-modal transportation options.   

 

Section 9, Economic Development 

Section 9 of the Oregon City Compressive Plan establishes goals and policies that the City should strive 

to implement and meet but does not impose mandatory approval standards for a master plan application.  

The master plan will reinforce the role of the hospital in the community and contribute to the 

community‟s economic development. 

 

Section 11, Public Facilities 

Section 11 of the Oregon City Compressive Plan identifies the need for the City to provide public 

services.  The Master Plan addresses the adequacy of the public facilities onsite. 

 

Section 12, Transportation 

Section 12 of the Oregon City Compressive Plan provides for a safe, convenient and economic 

transportation system that functions well and contributes to the city‟s well-being, enhances the quality of 

life and increases the opportunity for growth and development.  The applicant proposed and is 

conditioned to mitigate all transportation impacts. 
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Section 13, Energy Conservation 

Section 13 of the Oregon City Compressive Plan provides requires the conservation of energy in all forms 

through efficient land-use patterns, public transportation, building siting and construction standards, and 

city programs, facilities and activities.  The proposed Master Plan encourages efficient use of the land 

while supporting transit, pedestrian and bicycle facilities. 

 

17.65.050.D  Duration of Concept Development Plan. A Concept Development plan shall involve a planning 

period of at least five years and up to twenty years. An approved Concept Development plan shall remain in 

effect until development allowed by the plan has been completed through the detailed development plan 

process, the plan is amended or superseded, or the plan expires under its stated expiration date.  

Findings: Complies as Proposed. The General (Concept) Plan proposed envisions a 10-year view of the site.  

 

17.65.060 Detailed Development Plan 

Findings: Not Applicable. The applicant submitted a Detailed Development Plan application for 

implementation of Phase 1 of the development.  Approval of a Detailed Development Plan is required prior to 

construction. 

 

17.65.070 - Adjustments to development standards. 

 

17.65.070.A Purpose. In order to implement the purpose of the City's master plan process, which is to foster 

the growth of major institutions and other large-scale development, while identifying and mitigating their 

impacts on surrounding properties and public infrastructure, an applicant may request one or more 

adjustments to the applicable development regulations as part of the master planning process. These include, 

but are not limited to, items such as: dimensional standards of the underlying zone, site plan and design review 

criteria, residential design standards, and standards for land division approval. 

Findings: Applicable.  The applicant submitted a request for an adjustment to the Oregon City Municipal 

Code with the Master Plan application. No other adjustments to the Oregon City Municipal Code have been 

requested. 

 

17.65.070.B Procedure. Requests for adjustments shall be processed concurrently with a general development 

plan. An adjustment request at the detailed development plan review shall cause the detailed development plan 

to be reviewed as a Type III application.  

Findings: Complies as Proposed.  The proposed adjustment is being processed concurrent with the general 

development plan as a Type III application. 

 

17.65.070.C Regulations That May Not be Adjusted. Adjustments are prohibited for the following items: 

1. To allow a primary or accessory use that is not allowed by the regulations; 

2. To any regulation that contains the word "prohibited"; 

3. As an exception to a threshold review, such as a Type III review process; and 

4. Any exception to allow a use not identified as a permitted or conditional use in the underlying zone. 

Findings: Complies as Proposed.  The applicant has not proposed an adjustment for the use of the site or 

review process.  

 

Oregon City Municipal Code Adjustment #1: Interior Parking Lot Landscaping 

OCMC Chapter 17.52.060.D requires that within a parking lot no more than eight contiguous parking spaces 

shall be created without providing an interior landscape strip between them.  Though the proposed parking lot 

expansion associated with Phase 1 of the Master Plan does not have more than 8 contiguous parking stalls 

without an interior landscape strip and will comply with OCMC 17.52.060(D), a majority of the existing 

parking lots within the Providence Willamette Falls campus were constructed prior to adoption of this standard.   

 

The Nonconforming Chapter of the Oregon City Municipal Code, 17.58, requires the applicant to install 

interior parking lot landscaping within existing parking lots which do not comply with the current standards.  
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Each Detailed Development Plan costing more than $75,000 is required to spend 10% of the project cost on 

upgrades to existing nonconforming facilities such as interior parking lot landscaping. Depending on the cost of 

construction, it is anticipated that all of the aforementioned nonconforming items would be upgraded within the 

Master Plan. Each parking lot upgrade will include documentation from the applicant demonstrating that there 

is no loss of parking due to installation of interior parking lot landscaping. 

 

If this adjustment is approved, the nonconforming parking lots would be upgraded so that no more than 16 

contiguous parking spaces would be provided without an interior landscape strip and future parking lots 

associated with Phases 2 and 3 of the Master Plan, no more than 16 contiguous parking spaces would be 

provided without an interior landscape strip. As shown in this analysis, in order to mitigate the impact of the 

adjustment to increase the number of contiguous parking stalls permitted without landscape strips, the applicant 

shall increase the minimum interior parking lot landscaping from 10% to 12%.  The applicant may choose not 

to utilize the adjustment for a particular parking lot.  If a parking lot does not utilize the adjustment and 

provides no more than eight contiguous parking spaces without an interior landscape strip, the applicant does 

not have to increase the minimum interior parking lot landscaping for that parking lot from 10% to 12%.  The 

applicant shall be required to calculate the total number of trees that would be planted based on the existing 

requirements of one tree per six parking spaces in the interior parking lot landscaping and plant the required 

number of trees on-site or, if approved by the Community Development Director, pay a fee-in-lieu for the 

difference in the number of parking lot trees. 

 

OCMC 17.52.060(D)(d) - EXISTING 
d. No more than eight contiguous parking spaces shall be created without 

providing an interior landscape strip between them. Landscape strips shall be 

provided between rows of parking shall be a minimum of six feet in width and a 

minimum of 10 feet in length. 

 

ADJUSTED TO: 

 

OCMC 17.52.060(D)(d) - PROPOSED 
d. No more than sixteen contiguous parking spaces shall be created without 

providing an interior landscape strip between them. Landscape strips shall be 

provided between rows of parking shall be a minimum of six feet in width and a 

minimum of 10 feet in length. 

 

17.65.71.D.1. Granting the adjustment will equally or better meet the purpose of the regulation to be modified; 

Finding:  Complies with Condition.  Chapter 17.52.060 of the Oregon City Municipal Code identifies the 

purpose of parking lot landscaping is: 

 To enhance and soften the appearance of parking lots; 

 To limit the visual impact of parking lots from sidewalks, streets and particularly from residential 

areas; 

 To shade and cool parking areas; 

 To reduce air and water pollution; 

 To reduce storm water impacts and improve water quality; and 

 To establish parking lots that are more inviting to pedestrians and bicyclists. 

 

The applicant indicated that “the requirement for providing interior landscape strips in areas that will be 

affected by future detailed development plans will reduce the parking supply on the campus. Per the TIA in 

Appendix B, PWF currently has a parking surplus, but at the end of the proposed master plan there would be a 

parking deficit. Therefore it is important for PWF to maintain as many parking spaces as necessary.  The intent 

of 17.52.060.D.(d) is „to enhance and soften the appearance of parking lots; to limit the visual impact of 

parking lots from sidewalks, streets and particularly from residential areas; to shade and cool parking areas‟ 
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among others. In the parking lot areas identified as lots B, D, G, and F per Figure 14 on page 44 of Kittelson & 

Associates TIA (see Appendix B), Lot G is not visible from any public streets or residential areas thanks to the 

stand of forest along its eastern border. Lot F currently has 23 street and parking lot deciduous shade trees, as 

well as landscaped triangular wheel stops and planter strips. Lots B and D also have numerous parking lot trees 

and landscaped buffer zones”. 

 

Staff believes that a reduction in the frequency of interior parking lot landscaping islands would potentially 

reduce the amount of shade within the parking lot, thus resulting in higher temperature storm water and may 

not as adequately soften the appearance of the parking lot.  The applicant has not proposed any mitigation for 

the proposed adjustment.  OCMC 17.52.060.D requires surface parking lots have a minimum ten percent of the 

interior of the gross area of the parking lot be devoted to landscaping to improve the water quality, reduce 

storm water runoff, and provide pavement shade.  In order to mitigate the impact of the adjustment to increase 

the number of contiguous parking stalls permitted without landscape strips, the applicant shall increase the 

minimum interior parking lot landscaping from 10% to 12%.  The applicant may choose not to utilize the 

adjustment for a particular parking lot.  If a parking lot does not utilize the adjustment and provides  

no more than eight contiguous parking spaces without an interior landscape strip, the applicant does not have to 

increase the minimum interior parking lot landscaping for that parking lot from 10% to 12%. The applicant 

shall be required to calculate the total number of trees that would be planted based on the existing requirements 

of one tree per six parking spaces in the interior parking lot landscaping and plant the required number of trees 

on-site or, if approved by the Community Development Director, pay a fee-in-lieu for the difference in the 

number of parking lot trees.  The applicant can satisfy this standard by complying with Condition of 

Approval 15. 

 

17.65.71.D.2. If more than one adjustment is being requested, the cumulative effect of the adjustments results 

in a project that is still consistent with the overall purpose of the zone;  

Finding:  Not Applicable.  The applicant has not proposed more than one adjustment. 

 

17.65.71.D.3. City-designated Goal 5 resources are protected to the extent otherwise required by Title 17; 

Finding:  Not Applicable.  A portion of the Master Plan property is within the Natural Resource Overlay 

District and Geologic Hazards Overlay District.  It is not anticipated that the proposed adjustment would 

negatively affect the overlays, as the applicant has not requested an adjustment to an overlay standard.  There 

are no historic resources onsite. 

 

17.65.71.D.4. Any impacts resulting from the adjustment are mitigated; 

Finding:  Complies with Condition.   Staff believes that a reduction in the frequency of interior parking lot 

landscaping islands would potentially reduce the amount of shade within the parking lot, thus resulting in 

higher temperature storm water and may not as adequately soften the appearance of the parking lot.  The 

applicant has not proposed any mitigation for the proposed adjustment.  OCMC 17.52.060.D requires surface 

parking lots have a minimum ten percent of the interior of the gross area of the parking lot be devoted to 

landscaping to improve the water quality, reduce storm water runoff, and provide pavement shade In order to 

mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted without 

landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% to 12%.  

The applicant may choose to exempt parking lots which do not utilize the adjustment and there are not more 

than eight contiguous parking spaces without an interior landscape strip between them. Staff believes it is 

feasible for the applicant to comply with a minimum of 12% interior parking lot landscaping and complies with 

all other applicable standards. The applicant shall be required to calculate the total number of trees that would 

be planted based on the existing requirements of one tree per six parking spaces in the interior parking lot 

landscaping and plant the required number of trees on-site or, if approved by the Community Development 

Director, pay a fee-in-lieu for the difference in the number of parking lot trees.  The applicant can satisfy this 

standard by complying with Condition of Approval 15. 
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17.65.71.D.5. If an environmental zone, the proposal has as few significant detrimental environmental impacts 

on the resource and resource values as is practicable.  

Finding:  Not Applicable.  A portion of the Master Plan property is within the Natural Resource Overlay 

District and Geologic Hazards Overlay District.  It is not anticipated that the proposed adjustment would 

negatively affect the overlays, as the applicant has not requested an adjustment to an overlay standard. 

 

17.65.71.D.6. The proposed adjustment is consistent with the Oregon City Comprehensive Plan and ancillary 

documents. 

Finding:  Complies with Condition.  The applicant indicated Section 12 of the Oregon City Comprehensive 

Plan “provides for a safe, convenient and economic transportation system that functions well and contributes to 

the city‟s well-being, enhances the quality of life and increases the opportunity for growth and development. 

The proposed adjustment does not adversely affect transportation or parking goals set out in the Oregon City 

Comprehensive Plan”. 

 

The applicant has not proposed any mitigation for the proposed adjustment.  OCMC 17.52.060.D requires 

surface parking lots have a minimum ten percent of the interior of the gross area of the parking lot be devoted 

to landscaping to improve the water quality, reduce storm water runoff, and provide pavement shade.  In order 

to mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted without 

landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% to 12%.   

The applicant may choose not to utilize the adjustment for a particular parking lot.  If a parking lot does not 

utilize the adjustment and provides no more than eight contiguous parking spaces without an interior landscape 

strip, the applicant does not have to increase the minimum interior parking lot landscaping for that parking lot 

from 10% to 12%.  The proposed mitigation would increase the landscaping onsite and would comply with the 

following goals and policies of the Comprehensive Plan: 

Goal 6.1 Air Quality - Promote the conservation, protection and improvement of the quality of the air in 

Oregon City. 

Policy 6.1.4 - Encourage the maintenance and improvement of the city‟s tree canopy to improve air 

quality. 

The applicant can satisfy this standard by complying with Condition of Approval 15. 
 

CHAPTER 17.49  NATURAL RESOURCE OVERLAY DISTRICT 

Findings: Complies as Proposed.  A portion of the site is mapped within the City of Oregon City Natural 

Resource Overlay District.  All development in the Natural Resource Overlay District is subject to review by 

the City of Oregon City to ensure adequate protection of a nearby water feature.  Oregon City Municipal Code 

protects the nearby feature by enforcing a vegetated corridor consisting of native plantings along the bank of the 

stream to improve the water quality and function.  The applicant requested the portion of the property outside 

the NROD boundary is exempt from further NROD review.  As the land outside of the NROD area is not 

subject to compliance with Chapter 17.49 of the Oregon City Municipal Code, staff recommends the Planning 

Commission except all land outside of the NROD boundary.  Though a portion of the property associated with 

Detailed Development Plan for Phase 1 of the Master Plan is within the NROD, the proposed disturbance area 

associated with the proposed development is outside the NROD boundary. All future development shall be 

subject to additional review to demonstrate compliance with the Natural Resource Overlay District.   

                                       

CHAPTER 17.44 – GEOLOGIC HAZARDS: 

Finding: Complies as Proposed. Per OCMC 17.44.050.C, “the City Engineer may waive one or more 

requirements… if the City Engineer determines that site conditions, size or type of development or grading 

requirements do not warrant such detailed information”.  The applicant proposed to construct Phase 1 which 

includes a parking lot adjacent to Penn Lane and Division Street.  Due to the minimal impact on the nearby 

slopes the City Engineer has waived all requirements of OCMC Chapter 17.44 for the proposed development.  

The waiver may be challenged on appeal and may be denied by a subsequent review authority.  If the 

development proposal changes from what is represented in this land use application, these findings shall be 

reviewed and revised by the City Engineer as needed.  
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All future development shall be subject to additional review to demonstrate compliance with the Geologic 

Hazards Overlay District.   

                           

CHAPTER 17.41 TREE PROTECTION STANDARDS  

17.41.020 Tree Protection – Applicability. 

Finding: Complies. The proposed development within the “MUE” Mixed Use Employment District and is 

subject to this standard. 

 

17.41.040 – Tree Protection – Exemptions. 

These regulations are not intended to regulate normal cutting, pruning and maintenance of trees on private 

property except where trees are located on lots that are undergoing development review or are otherwise 

protected within the Natural Resource Overlay District (NROD) of section 17.49. Additionally, these standards 

are not intended to regulate farm and forest practices as those practices,  

Finding: Not Applicable. The applicant has not proposed to alter any trees within the Natural Resource Overlay 

District boundary. 

 

17.41.050  Tree Protection – Compliance Options. 

Finding: Complies as Proposed. The applicant proposed to remove one 30-inch caliper cedar tree with the 

Detailed Development Plan. 

 

17.41.060 - Tree Removal and Replanting - Mitigation (Option 1). 

Regulated trees that are removed outside of the construction area, if removed shall be replanted with the number 

of trees specified in Column 1 of Table 17.41.060-1. Regulated trees that are removed within the construction 

area shall be replanted with the number of replacement trees required in Column 2. 

A. Applicants for development who select this option shall ensure that all healthy trees shall be preserved 

outside the construction area as defined in Chapter 17.04 to the extent practicable. Compliance with these 

standards shall be demonstrated in a tree mitigation plan report prepared by a certified arborist, horticulturalist 

or forester or other environmental professional with experience and academic credentials in forestry or 

arborculture. At the applicant's expense, the city may require the report to be reviewed by a consulting arborist. 

The number of replacement trees required on a development site shall be calculated separately from, and in 

addition to, any public or street trees in the public right-of-way required under section 12.08—Community 

Forest and Street Trees.  

B. The applicant shall determine the number of trees to be mitigated on the site by counting all of the trees six 

inch DBH (minimum four and one-half feet from the ground) or larger on the entire site and either:  

1. Trees that are removed outside of the construction area, shall be replanted with the number of trees specified 

in Column 1 of Table 17.41.060-1. Trees that are removed within the construction area shall be replanted with 

the number of replacement trees required in Column 2; or  

2. Diseased or hazardous trees, when the condition is verified by a certified arborist to be consistent with the 

definition in Section 17.04.1360, may be removed from the tree replacement calculation. Regulated healthy trees 

that are removed outside of the construction area, shall be replanted with the number of trees specified in 

Column 1 of Table 17.41.060-1. Regulated healthy trees that are removed within the construction area shall be 

replanted with the number of replacement trees required in Column 2.  

 

Table 17.41.060-1 

Tree Replacement Requirements 

All replacement trees shall be either: 

Two-inch caliper deciduous, or 

Six-foot high conifer  

http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.04DE.html#TIT17ZO_CH17.04DE
http://library.municode.com/HTML/16540/level2/TIT12STSIPUPL_CH12.08PUSTTR.html#TIT12STSIPUPL_CH12.08PUSTTR
http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.04DE.html#TIT17ZO_CH17.04DE_17.04.1360TRHADI
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Steps for calculating the number of replacement trees:  

1. Count all trees measuring six inches DBH (minimum four and one-half feet from the ground) or larger on the 

entire development site.  

2. Designate (in certified arborists report) the condition and size (DBH) of all trees pursuant to accepted 

industry standards. 

3. Document any trees that are currently diseased or hazardous. 

4. Subtract the number of diseased or hazardous trees in step 3. from the total number of trees on the 

development site in step 1. The remaining number is the number of healthy trees on the site. Use this number to 

determine the number of replacement trees in steps 5. through 8.  

5. Define the construction area (as defined in Chapter 17.04).  

6. Determine the number and diameter of trees to be removed within the construction area. Based on the size of 

each tree, use Column 2 to determine the number of replacement trees required.  

7. Determine the number and diameter of trees to be removed outside of the construction area. Based on the size 

of each tree, use Column 1 to determine the number of replacement trees required.  

8.Determine the total number of replacement trees from steps 6. and 7. 

Finding: Complies as Proposed. The applicant proposed to remove one tree within the construction area 

associated with Detailed Development Plan.  The tree is 30-inches in diameter and no information was provided 

indicating that it is diseased or hazardous and thus the applicant is required to plant 4 replacement trees.   

 

17.41.070 – Planting Area Priority for Mitigation (Option 1). 

Development applications which opt for removal or trees with subsequent replanting pursuant to section 

17.41.050(A) and   shall be required to mitigate for tree cutting by complying with the following priority for 

replanting standards 1-4. 

Finding: Complies with Condition. The applicant has not proposed to plant 4 replacement trees and did not 

submit a plan identifying the location of the mitigation trees.  Prior to issuance of permits associated with the 

Detailed Development Plan for Phase 1, the applicant shall submit a tree mitigation plan displaying the location 

of the 4 mitigation trees per OCMC Chapter 17.41.   The applicant can meet this standard by complying with 

condition of approval 16. 
 

17.41.075. Alternative Mitigation Plan.  

Finding: Not Applicable. The applicant has not proposed an alternative mitigation plan. 

 

17.41.080. Tree Preservation within Subdivisions and Partitions – Dedicated Tract (Option 2).  

Finding: Not Applicable. The applicant has not proposed to utilize option 2. 

 

17.41.090. Density transfers incentive for Tree Protection Tracts (Option 2). 

Finding: Not Applicable. The applicant has not proposed to utilize option 2. 

 

17.41.100. Permitted Modifications to Dimensional Standards (Option 2 Only). 

Finding: Not Applicable. The applicant has not proposed to utilize option 2. 

Size of tree removed (DBH)  Column 1 

Number of trees to be planted. 

(If removed Outside of 

construction area)  

Column 2 

Number of trees to be planted. 

(If removed Within the 

construction area)  

6 to 12" 3 1 

13 to 18" 6 2 

19 to 24" 9 3 

25 to 30" 12 4 

31 and over" 15 5 

http://library.municode.com/HTML/16540/level2/TIT17ZO_CH17.04DE.html#TIT17ZO_CH17.04DE
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17.41.110. Tree Protection by Restrictive Covenant (Option 3).  

Finding: Not Applicable. The applicant has not proposed to utilize option 3. 

 

17.41.120. Permitted Adjustments (Option 3 Only).  

Finding: Not Applicable. The applicant has not proposed to utilize option 3. 

 

17.41.130. Regulated Tree Protection Procedures During Construction. 

Finding: Complies with Condition. The applicant did not respond to this section.  There are existing trees 

which will remain in the construction area during construction.  The applicant failed to adequately respond to 

this criterion.  Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the 

applicant shall submit documentation displaying compliance with the tree protection standards in OCMC 

Chapter 17.41.130 of the Oregon City Municipal Code. The applicant can meet this standard by complying 

with condition of approval 17. 

 

CHAPTER 17.52 OFF –STREET PARKING AND LOADING 

17.52.020.A – Number of Spaces Required 

The construction of a new structure or at the time of enlargement or change in use of an existing structure within 

any district in the city, off-street parking spaces shall be provided in accordance with this section. 

  Parking Required 

Per 1,000 sq. ft. gross leasable 

Square Feet Minimum Maximum 

Hospital 455,181 2 (819 Stalls with Reduction) 4 (1,820 stalls) 

Finding: Complies with Condition. The applicant submitted a site plan with parking counts and demands for 

the 335,076 square feet of existing square footage in addition to the 104,000 in new square footage and 16,105 of 

existing shelled space to be completed.  The applicant indicated that there are 749 existing parking stalls onsite.  

The existing count includes 66 stalls in the parking lot which will be replaced with the implementation of the 

Detailed Development Plan associated with Phase 1 of the Master Plan.  The completion of the parking lot 

alteration associated with Phase 1 of the Master Plan will result in a loss of 7 parking stalls for a total of 742 

stalls.   

 

The applicant submitted a Transportation Impact Study prepared by Kittleson and Associates (Exhibit 2) which 

calculated a need for 138 new parking stalls with the proposed development to be installed over the 3 Phases of 

the Master Plan implementation.    However, the TIS did not utilize the appropriate calculations for minimum 

and maximum parking stalls as defined in the Oregon City Municipal Code.  Furthermore, the applicant is 

required to incrementally upgrade the existing parking lots which were developed prior to the requirement for 

interior parking lot landscaping with each Detailed Development Plan costing more than $75,000 per OCMC 

Chapter 17.58.  The parking calculations did not account for any reduction in existing parking associated with 

installation of interior parking lot landscaping.  Prior to issuance of permits associated with any Detailed 

Development Plan, the applicant shall demonstrate that the subject site provides sufficient parking for the 

proposed development to demonstrate compliance with the number of parking spaces required in OCMC 

17.52.020 and that all loss of existing parking due to nonconforming upgrades has been mitigated by installing 

an additional parking stall onsite.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with the Master 

Plan complies with the with the number of parking spaces required in OCMC 17.52.020.  The applicant can 

assure this standard is met through Condition of Approval 18. 
 

17.52.020.A.1 Multiple Uses. In the event several uses occupy a single structure or parcel of land, the total 

requirements for off-street parking shall be the sum of the requirements of the several uses computed separately.  

Finding: Not Applicable. The applicant has not indicated multiple uses of the site. 
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17.52.020.A.2. 

Requirements for types of buildings and uses not specifically listed herein shall be determined by the community 

development director, based upon the requirements of comparable uses listed.  

Finding: Not Applicable. The use of the site was identified in Table 17.52.020.   

17.52.020.A.3. 

Where calculation in accordance with the following list results in a fractional space, any fraction less than one-

half shall be disregarded and any fraction of one-half or more shall require one space.  

Finding: Complies as Proposed. The applicant used the rounding techniques identified in this Chapter. 

 

17.52.020.A.4. 

The minimum required parking spaces shall be available for the parking of operable passenger automobiles of 

residents, customers, patrons and employees only, and shall not be used for storage of vehicles or materials or 

for the parking of trucks used in conducting the business or use.  

Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of permits 

associated with the Detailed Development Plan for Phase 1, the applicant shall submit documentation indicating 

the minimum required parking spaces shall be available for the parking of operable passenger automobiles of 

residents, customers, patrons and employees only, and shall not be used for storage of vehicles or materials or for 

the parking of trucks used in conducting the business or use. The applicant can assure this standard is met 

through Condition of Approval 19. 
 

17.52.020.A.5. 

A Change in use within an existing building located in the MUD Design District is exempt from additional 

parking requirements. Additions to an existing building or new construction in the district are required to meet 

the minimum parking requirements in Table 17.52.020.  

Finding: Not Applicable. The proposed development does not include a change in use within the Mixed Use 

Downtown District. 

 

17.52.020.B. Reduction of the Number of Automobile Spaces Required. 

Reduction of the Number of Automobile Spaces Required. The required number of parking stalls may be reduced 

if one or more of the following is met:  

1. Transit Oriented Development. The community development director may reduce the required number of 

parking stalls up to ten percent when it is determined that a commercial business center or multi-family project 

is adjacent to or within one thousand feet of an existing or planned public transit. Also, if a commercial center is 

within one thousand feet of a multi-family project, with over eighty units and pedestrian access, the parking 

requirements may be reduced by ten percent.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to transit oriented 

development.   

 

2. Transportation Demand Management.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to transportation 

demand management.  The applicant submitted a transportation analysis prepared by Kittleson and Associates 

which discussed the need for parking and parking calculations based on a minimum of 1.95 stalls per 1,000 gross 

square feet, a calculation which is not identified in the Oregon City Municipal Code. The analysis did not discuss 

a reduced parking demand due to alternative modes of transportation or a strategy to reduce parking onsite. 

 

3. Shared Parking.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls due to shared parking. 

 

4. Reduction in Parking for Tree Preservation.  

Finding: Not Applicable. The applicant did not request a reduction in the parking stalls for tree preservation. 

 

5. On-Street Parking.  
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Finding: Not Applicable. The applicant did not request a reduction in the parking stalls for on-street parking. 

 

17.52.030 - Design review. 

 

17.52.030.A. Access. Ingress and egress locations on public thoroughfares shall be located in the interests of 

public traffic safety. Groups of more than four parking spaces shall be so located and served by driveways so 

that their use will require no backing movements or other maneuvering within a street right-of-way other than 

an alley. No driveway with a slope of greater than fifteen percent shall be permitted without approval of the city 

engineer.  

Finding: Complies with Condition. The proposed parking lot alteration and expansion would be accessed from 

a single ingress/egress on Davis Road.  The application was reviewed by John Replinger of Replinger and 

Associates who did not identify a conflict with backing movements onto the public right-of-way (Exhibit 5).   

 

The applicant did not propose any protected accessway for pedestrian to walk through the parking lot to safely 

walk from a vehicle into the hospital buildings or from  the proposed East MOB building and the main hospital 

facility.  Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

install a pedestrian accessway to provide safe access to pedestrians walking from the East MOB through the 

proposed parking lot to the main hospital facility.  The pedestrian accessway shall comply with all the standards 

of the Oregon City Municipal Code.  The applicant can meet this standard by complying with condition of 

approval 7. 
 

17.52.030.B. Surfacing. Required off street parking spaces and access aisles shall have paved surfaces 

adequately maintained. The use of pervious asphalt/concrete and alternative designs that reduce storm water 

runoff and improve water quality pursuant to the city's storm water and low impact development design 

standards are encouraged.  

Finding: Complies as Proposed. The applicant provided a site plan with an asphalt parking lot. 

 

17.52.030.C. Drainage. Drainage shall be designed in accordance with the requirements of Chapter 13.12 and 

the city public works storm water and grading design standards.  

Finding: Complies with Conditions. The applicant shall provide stormwater facilities as necessary for street 

improvements and facility construction.  Downstream conveyance calculations/analysis shall be performed for 

all existing storm systems where the applicant‟s new facilities increase the stormwater flow.  The applicant shall 

comply with the Oregon City Stormwater Design Standards and evaluate the existing stormwater facilities on 

15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 Street exceeds the 400-foot 

length standard on the north side.  Construct a curb basin to connect into the eastern end of the storm line as 

necessary.  During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to 

determine extent of stormwater detention and water quality that are required by the current code and implement 

appropriate Low Impact Design efforts.  The applicant can assure this standard is met through Conditions of 

Approval 8-14. 
 

17.52.030.D. Dimensional Requirements. 

1. Requirements for parking developed at varying angles are according to the table included in this section. A 

parking space shall not be less than seven feet in height when within a building or structure, and shall have 

access by an all weather surface to a street or alley. Parking stalls in compliance with the American[s] with 

Disabilities Act may vary in size in order to comply with the building division requirements. Up to thirty five 

percent of the minimum required parking may be compact, while the remaining required parking stalls are 

designed to standard dimensions. The community development director may approve alternative dimensions for 

parking stalls in excess of the minimum requirement which comply with the intent of this Chapter.  

2. Alternative parking/landscaping plan. The city understands the physical constraints imposed upon small 

parking lots and encourages alternative designs for parking lots of less than ten parking stalls. The community 

development director may approve an alternative parking lot/landscaping plan with variations to the parking 

angle or space dimensions and landscaping standards for off street parking. The alternative shall be consistent 
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with the intent of this Chapter and shall create a safe space for automobiles and pedestrians while retaining 

landscaping to the quantity and quality found within parking lot landscaping requirements.  

PARKING STANDARD 

PARKING ANGLE SPACE DIMENSIONS  

 

 

 

 

 

 

 

 

 

 

Finding: Complies as Proposed. The development proposal included a site plan with 0, 60 and 90 degree 

parking.  Each of the standard stalls complies with the dimensions required with the exception of curb to stall 

length which is slightly longer than the required standard. 

 

17.52.030.E   Carpool and vanpool parking. 

New office and industrial developments with seventy-five or more parking spaces, and new hospitals, 

government offices, nursing and retirement homes, schools and transit park-and-ride facilities with fifty or more 

parking spaces, shall identify the spaces available for employee, student and commuter parking and designate at 

least five percent, but not fewer than two, of those spaces for exclusive carpool and vanpool parking. Carpool 

and vanpool parking spaces shall be located closer to the main employee, student or commuter entrance than 

all other employee, student or commuter parking spaces with the exception of handicapped parking spaces. The 

carpool/vanpool spaces shall be clearly marked "Reserved - Carpool/Vanpool Only."  

Finding: Complies with Condition. The applicant did not respond to this criterion.  The proposed parking lot 

does not increase the parking for the hospital by 50 stalls, however, it is unknown if the remainder of the campus 

complies with this standard.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall submit sufficient documentation to demonstrate the subject site complies with the 

carpool and vanpool parking standards in OCMC Chapter 17.52.030.E.  The applicant can assure this 

standard is met through Condition of Approval 20. 

 

17.52.040   Bicycle parking  

 

17.52.040.A Purpose-Applicability. To encourage bicycle transportation to help reduce principal reliance on the 

automobile, and to ensure bicycle safety and security, bicycle parking shall be provided in conjunction with all 

uses other than single-family dwellings or duplexes.  

Finding: Complies. The proposed development is subject to the bicycle parking standards in OCMC 17.52.040. 

 

17.52.040.B. Number of Bicycle Spaces Required. For any use not specifically mentioned in Table A, the bicycle 

parking requirements shall be the same as the use which, as determined by the community development director 

is most similar to the use not specifically mentioned. Calculation of the number of bicycle parking spaces 

required shall be determined in the manner established in Section 17.52.020 for determining automobile 

parking space requirements. 

 

 

 

 

Finding: Complies with Condition. The applicant submitted a transportation impact study which indicated that 

there are only 2 bicycles parked in the parking stalls at any given time.  The number of existing and proposed 

bicycle parking stalls is unclear in the development proposal.  Prior to issuance of permits associated with any 
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Detailed Development Plan, the applicant shall demonstrate that the subject site provides sufficient bicycle 

parking for the proposed development to demonstrate compliance OCMC 17.52.040.  Prior to issuance of 

permits associated with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the 

Providence Willamette Falls campus associated with the Master Plan complies with the with the bicycle parking 

spaces required in OCMC 17.52.040.  The applicant can assure this standard is met through Condition of 

Approval 21. 
 

17.52.040.C.  
Finding: Complies with Condition. The applicant did not submit documentation regarding the location of 

existing and proposed bicycle parking onsite.  Prior to issuance of permits associated with any Detailed 

Development Plan, the applicant shall demonstrate that the subject site provides sufficient bicycle parking for the 

proposed development to demonstrate compliance OCMC 17.52.040.  Prior to issuance of permits associated 

with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the Providence Willamette 

Falls campus associated with the Master Plan complies with the with the bicycle parking spaces required in 

OCMC 17.52.040.  The applicant can assure this standard is met through Condition of Approval 21. 

 

D. Bicycle parking facilities shall offer security in the form of either a lockable enclosure in which the bicycle 

can be stored or a stationary rack to which the bicycle can be locked. All bicycle racks and lockers shall be 

securely anchored to the ground or to a structure. Bicycle racks shall be designed so that bicycles may be 

securely locked to them without undue convenience.  

Finding: Complies with Condition. The applicant did not submit documentation regarding the location of 

existing and proposed bicycle parking onsite.  Prior to issuance of permits associated with any Detailed 

Development Plan, the applicant shall demonstrate that the subject site provides sufficient bicycle parking for the 

proposed development to demonstrate compliance OCMC 17.52.040.  Prior to issuance of permits associated 

with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the Providence Willamette 

Falls campus associated with the Master Plan complies with the with the bicycle parking spaces required in 

OCMC 17.52.040.  The applicant can assure this standard is met through Condition of Approval 21. 

 

17.52.060   Parking lot landscaping. 

 

17.52.060.A.1 The landscaping shall be located in defined landscaped areas that are uniformly distributed 

throughout the parking or loading area.  

Finding: Complies as Proposed. A site plan prepared by Vala Christensen Landscape Architect, Inc was 

submitted displaying landscaping throughout the proposed parking lot.  The landscaping was located in defined 

landscaped areas that are uniformly distributed throughout the parking area. 

 

17.52.060.A.2. All areas in a parking lot not used for parking, maneuvering, or circulation shall be landscaped. 

Finding: Complies with Condition. The applicant submitted a revised landscaping plan dated January 31, 2012.  

The revised plan includes a striped area in the northeast corner of the site which is not utilized for maneuvering, 

parking or circulation.  Prior to issuance of building permits associated with Detailed Development Plan for 

Phase 1, the applicant shall submit a revised landscaping plan with landscaping in all areas of the parking lot 

which are not used for parking, maneuvering, or circulation.  The applicant can assure this standard is met 

through Condition of Approval 22. 

 

17.52.060.A.3. Parking lot trees shall be a mix of deciduous shade trees and coniferous trees. The trees shall be 

evenly distributed throughout the parking lot as both interior and perimeter landscaping to provide shade.  

Finding: Complies as Proposed. The applicant submitted a landscaping plan with 4 deciduous tree species and 

1 coniferous tree species throughout the parking lot.  Any alterations to the landscaping plan shall demonstrate 

compliance with this standard.  
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17.52.060.A.4. Required landscaping trees shall be of a minimum two-inch minimum caliper size (though it may 

not be standard for some tree types to be distinguished by caliper), planted according to American Nurseryman 

Standards, and selected from the Oregon City Street Tree List;  

Finding: Complies with Condition. The landscaping plan included a variety of tree sizes including 1-inch 

caliper, 2-inch caliper and 8-foot in height and did not identify if the landscape would be planted according to 

American Nurseryman Standards.  Not all of the trees identified on the landscaping plan were identified on the 

Oregon City Street Tree List.  Prior to issuance of building permits associated with Detailed Development Plan 

for Phase 1, the applicant shall submit a revised landscaping plan with a street tree from the Oregon City Street 

Tree List for the appropriate tree well width or documentation from the a certified arborist demonstrating the 

appropriateness of the tree species and documentation demonstrating that all required landscaping trees shall be 

of a minimum two-inch minimum caliper size (though it may not be standard for some tree types to be 

distinguished by caliper) and planted according to American Nurseryman Standards. The applicant can meet 

this standard through Condition of Approval 23. 
 

17.52.060.A.5. Landscaped areas shall include irrigation systems unless an alternate plan is submitted, and 

approved by the community development director, that can demonstrate adequate maintenance;  

Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to issuance of 

building permits associated with Detailed Development Plan for Phase 1, the applicant shall submit 

documentation assuring that all landscaped areas within the proposed parking lot include irrigation systems 

unless an alternate plan is submitted, and approved by the community development director, that can 

demonstrate adequate maintenance. The applicant can assure this standard is met through Condition of 

Approval 24. 

 

17.52.060.A.6. All plant materials, including trees, shrubbery and ground cover should be selected for their 

appropriateness to the site, drought tolerance, year-round greenery and coverage and staggered flowering 

periods. Species found on the Oregon City Native Plant List are strongly encouraged and species found on the 

Oregon City Nuisance Plant List are prohibited.  

Finding: Complies as Proposed. The applicant submitted a landscaping plan which did not include any plants 

on the Oregon City Nuisance Plant list. 

 

17.52.060.A.7. The landscaping in parking areas shall not obstruct lines of sight for safe traffic operation and 

shall comply with all requirements of Chapter 10.32, Traffic Sight Obstructions.  

Finding: Complies as Proposed. The applicant submitted a transportation impacts study prepared by Julia 

Kuhn, PE of Kittleson and Associates which indicated pruning existing vegetation.  Prior to final of building 

permits associated with Detailed Development Plan for Phase 1, the applicant shall prune vegetation, relocate 

signage and review on-street parking as required in the transportation impact study by Julia Kuhn, PE of 

Kittleson and Associates (Exhibit 2). The applicant can assure this standard is met through Condition of 

Approval 25. 

 

17.52.060.A.8. Landscaping shall incorporate design standards in accordance with Chapter 13.12, Stormwater 

Management. 

Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to issuance of 

building permits associated with Detailed Development Plan for Phase 1, the applicant shall submit 

documentation assuring that the proposed parking lot complies with the parking lot incorporate design standards 

in accordance with Chapter 13.12, Stormwater Management. The applicant can assure this standard is met 

through Condition of Approval 26. 
 

17.52.060.B Perimeter Parking Lot Landscaping and Parking Lot Entryway/Right-of-Way Screening. Parking 

lots shall include a five-foot wide landscaped buffer where the parking lot abuts the right-of-way and/or 

adjoining properties. In order to provide connectivity between non-single-family sites, the community 

development director may approve an interruption in the perimeter parking lot landscaping for a single 
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driveway where the parking lot abuts property designated as multi-family, commercial or industrial. Shared 

driveways and parking aisles that straddle a lot line do not need to meet perimeter landscaping requirements.  

1. The perimeter parking lot are[a] shall include: 

a. Trees spaced a maximum of thirty-five feet apart (minimum of one tree on either side of the entryway is 

required). When the parking lot is adjacent to a public right-of-way, the parking lot trees shall be offset from the 

street trees;  

b. Ground cover, such as wild flowers, spaced a maximum of 16-inches on center covering one hundred percent 

of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of shrubs and 

within two feet of the base of trees; and  

c. An evergreen hedge screen of thirty to forty-two inches high or shrubs spaced no more than four feet apart on 

average. The hedge/shrubs shall be parallel to and not nearer than two feet from the right-of-way line. The 

required screening shall be designed to allow for free access to the site and sidewalk by pedestrians. Visual 

breaks, no more than five feet in width, shall be provided every thirty feet within evergreen hedges abutting 

public right-of-ways.  

Finding: Complies with Condition. The applicant submitted a landscaping plan for the proposed parking lot 

associated with the Detailed Development Plan for Phase 1 of the Master Plan which included a landscaped area 

in excess of 5 feet wide between the parking lot and the public right-of-way and between the parking lot and the 

adjoining property.  However, the landscaping within the landscape strip does not comply with this standard as 

the trees are not spaced a maximum of 35 feet, there is no note that limits bark except under the canopy of 

shrubs and within 2 feet of the base of trees, and the spacing of the evergreen hedge or shrubs does not comply 

with this standard.  As the applicant has identified sufficient space for the perimeter parking lot landscaping, it is 

feasible that the landscaping comply with the landscaping requirement identified.  Prior to issuance of building 

permits associated with Detailed Development Plan for Phase 1, the applicant shall submit a revised landscaping 

plan demonstrating compliance with the perimeter parking lot landscaping standards in OCMC 17.52.060.B. 

The applicant can assure this standard is met through Condition of Approval 27. 

 

17.52.060.C Parking Area/Building Buffer. Parking areas shall be separated from the exterior wall of a 

structure, exclusive of pedestrian entranceways or loading areas, by one of the following:  

1. Minimum five-foot wide landscaped planter strip (excluding areas for pedestrian connection) abutting either 

side of a parking lot sidewalk with:  

a. Trees spaced a maximum of thirty-five feet apart; 

b. Ground cover such as wild flowers, spaced a maximum of sixteen-inches on center covering one hundred 

percent of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of 

shrubs and within two feet of the base of trees; and  

c. An evergreen hedge of thirty to forty-two inches or shrubs placed no more than four feet apart on average; or 

2. Seven-foot sidewalks with shade trees spaced a maximum of thirty-five feet apart in three-foot by five-foot tree 

wells. 

Finding: Complies with Condition. The applicant submitted a landscaping plan for the proposed parking lot 

associated with the Detailed Development Plan for Phase 1 of the Master Plan which included a landscaped area 

in excess of 5 feet wide between the parking lot and the existing building on the eastern portion of the site.  

However, there is no note that limits bark except under the canopy of shrubs and within 2 feet of the base of 

trees.  As the applicant has identified sufficient space for the parking area/building buffer landscaping, it is 

feasible that the landscaping comply with the landscaping requirement identified.  Prior to issuance of building 

permits associated with Detailed Development Plan for Phase 1, the applicant shall submit a revised landscaping 

plan demonstrating compliance with the perimeter parking lot landscaping standards in OCMC 17.52.060.C. 

The applicant can assure this standard is met through Condition of Approval 28. 
 

17.52.060.D Interior Parking Lot Landscaping. Surface parking lots shall have a minimum ten percent of the 

interior of the gross area of the parking lot devoted to landscaping to improve the water quality, reduce storm 

water runoff, and provide pavement shade. Interior parking lot landscaping shall not be counted toward the 

fifteen percent minimum total site landscaping required by Section 17.62.050(1) unless otherwise permitted by 
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the dimensional standards of the underlying zone district. Pedestrian walkways or any impervious surface in the 

landscaped areas are not to be counted in the percentage. Interior parking lot landscaping shall include:  

a. A minimum of one tree per six parking spaces. 

b. Ground cover, such as wild flowers, spaced a maximum of sixteen-inches on center covering one hundred 

percent of the exposed ground within three years. No bark mulch shall be allowed except under the canopy of 

shrubs and within two feet of the base of trees.  

c. Shrubs spaced no more than four feet apart on average. 

d. No more than eight contiguous parking spaces shall be created without providing an interior landscape strip 

between them. Landscape strips shall be provided between rows of parking shall be a minimum of six feet in 

width and a minimum of ten feet in length.  

e. Pedestrian walkways shall have shade trees spaced a maximum of every thirty-five feet in a minimum three-

foot by five-foot tree wells; or  

Trees spaced every thirty-five feet, shrubs spaced no more than four feet apart on average, and ground cover 

covering one hundred percent of the exposed ground. No bark mulch shall be allowed except under the canopy of 

shrubs and within two feet of the base of trees.  

Finding: Complies with Conditions. The applicant submitted a landscaping plan for the proposed parking lot 

associated with the Detailed Development Plan for Phase 1 of the Master Plan which included 56 parking stalls 

with 10 interior parking lot landscaping trees.  The landscaping plan includes no more than eight contiguous 

stalls without a landscape island and a mix of vegetation.   

 

The spacing of shrubs within the interior parking lot landscaping does not comply with this standard and the 

applicant did not identify the percentage of the interior parking lot landscaping for the proposed parking lot.  

Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping standards 

in OCMC 17.52.060.D. The applicant can assure this standard is met through Condition of Approval 29. 

 

17.52.070 Alternative landscaping plan. 

Finding: Not Applicable. The applicant has not proposed an alternative landscaping plan. 

 

17.52.080  Maintenance The owner, tenant and their agent, if any, shall be jointly and severally responsible for 

the maintenance of the site including but not limited to the off-street parking and loading spaces, bicycle parking 

and all landscaping which shall be maintained in good condition so as to present a healthy, neat and orderly 

appearance and shall be kept free from refuse and debris.  

All plant growth in interior landscaped areas shall be controlled by pruning, trimming, or otherwise so that:  

a. It will not interfere with the maintenance or repair of any public utility; 

b. It will not restrict pedestrian or vehicular access; and 

c. It will not constitute a traffic hazard due to reduced visibility. 

Finding: Complies as Proposed. The applicant indicated compliance with this standard. 

 

CHAPTER 17.62 SITE PLAN AND DESIGN REVIEW 

 

17.62.050 Standards.  

 

17.62.050.A.1. Landscaping, A minimum of fifteen percent of the lot shall be landscaped. Existing native 

vegetation shall be retained to the maximum extent practicable. All plants listed on the Oregon City Nuisance 

Plant List shall be removed from the site prior to issuance of a final occupancy permit for the building.  

Finding: Complies with Condition.  A site plan displaying all landscaping onsite demonstrates that 277,623 

square feet of the 769,757 square foot site (36%) is landscaped.  However, the site plan shows the location of 

the proposed parking lot as landscaped.  Prior to issuance of permits associated with the Detailed Development 

Plan for Phase 1,  the applicant shall submit a revised calculation demonstrating compliance with the minimum 

landscaping standards in Chapter 17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with Condition of Approval 4. 
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17.62.050.A.1.a. Except as allowed elsewhere in the zoning and land division Chapters of this Code, all areas 

to be credited towards landscaping must be installed with growing plant materials. A reduction of up to twenty-

five percent of the overall required landscaping may be approved by the community development director if the 

same or greater amount of pervious material is incorporated in the non-parking lot portion of the site plan 

(pervious material within parking lots are regulated in OCMC 17.52.070).  

Finding: Complies as Proposed.  The applicant did not request a reduction in landscaping.   

 

17.62.050.A.1.b. Pursuant to Chapter 17.49, landscaping requirements within the Natural Resource Overlay 

District, other than landscaping required for parking lots, may be met by preserving, restoring and permanently 

protecting native vegetation and habitat on development sites.  

Finding: Please refer to the analysis in OCMC 17.49 of this report.   

 

17.62.050.A.1.c. The landscaping plan shall be prepared by a registered landscape architect and include a mix 

of vertical (trees and shrubs) and horizontal elements (grass, groundcover, etc.) that within three years will 

cover one hundred percent of the Landscape area. No mulch, bark chips, or similar materials shall be allowed 

at the time of landscape installation except under the canopy of shrubs and within two feet of the base of trees. 

The community development department shall maintain a list of trees, shrubs and vegetation acceptable for 

landscaping.  

Finding: Complies with Condition.  The applicant submitted a revised landscaping plan, dated January 31, 

2012 prepared by Dean A Christensen, a registered landscape architect with Vala Christensen, Landscape 

Architect.  The plan did not identify that within three years will cover one hundred percent of the Landscape 

area or limit mulch, bark chips, or similar materials at the time of landscape installation except under the canopy 

of shrubs and within two feet of the base of trees.  Prior to issuance of building permits associated with Detailed 

Development Plan for Phase 1, the applicant shall submit documentation assuring that within three years, cover 

one hundred percent of the landscape area and no mulch, bark chips, or similar materials shall be allowed at the 

time of landscape installation except under the canopy of shrubs and within two feet of the base of trees. The 

applicant can satisfy this standard with Condition of Approval 30. 

 

17.62.050.A.1.d. For properties within the Downtown Design District, or for major remodeling in all zones 

subject to this Chapter, landscaping shall be required to the extent practicable up to the ten percent 

requirement.  

Finding: Not Applicable.  The site is not within the Downtown Design District. 

 

17.62.050.A.1.e. Landscaping shall be visible from public thoroughfares to the extent practicable. 

Finding: Complies as Proposed.  The Detailed Development Plan includes installation of a parking lot 

adjacent to an existing parking lot which will be upgraded.  The landscaping is distributed throughout the site 

and is visible from the right-of-way. 

 

17.62.050.A.1.f. Interior parking lot landscaping shall not be counted toward the fifteen percent minimum, 

unless otherwise permitted by the dimensional standards of the underlying zone district.  

Finding: Not Applicable.  OCMC Chapter 17.31.060.G does not prohibit the interior parking lot landscaping 

from being counted towards the 15% minimum. 

 

17.62.050.A.2. Vehicular Access and Connectivity. 

17.62.050.A.2.a. Parking areas shall be located behind buildings, below buildings, or on one or both sides of 

buildings. 

Finding: Complies as Proposed.  The proposed parking lot is not located in front of a building location. 

 

17.62.050.A.2.b. Ingress and egress locations on public thoroughfares shall be located in the interest of public 

safety. Access for emergency services (fire and police) shall be provided. 
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Finding: Complies as Proposed.  The applicant proposed a single ingress/egress for the parking lot from Davis 

Road. 

 

17.62.050.A.2.c. Alleys or vehicular access easements shall be provided in the following Districts: R-2, MUC-1, 

MUC-2, MUD and NC zones unless other permanent provisions for access to off-street parking and loading 

facilities are approved by the decision-maker. The corners of alley intersections shall have a radius of not less 

than ten feet. 

Finding:   Not Applicable.  The subject site is within the “MUE” Mixed Use Employment District. 

 

17.62.050.A.2.d. On corner lots, the driveway(s) shall be located off of the side street (unless the side street is 

an arterial) and away from the street intersection. 

Finding: Complies as Proposed.  The subject site is a corner lot, with access from Davis Street, with no access 

from Division Street. 

 

17.62.050.A.2.e. Sites abutting an alley shall be required to gain vehicular access from the alley. 

Finding: Not Applicable.  The subject site does not abut an alley.  

 

17.62.050.A.2.f. Where no alley access is available, the development shall be configured to allow only one 

driveway per frontage. Shared driveways shall be required as needed to accomplish the requirements of this 

section. The driveway shall be located to one side of the lot and away from the center of the site. The location 

and design of pedestrian access from the public sidewalk shall be emphasized so as to be clearly visible and 

distinguishable from the vehicular access to the site. Special landscaping, paving, lighting, and architectural 

treatments may be required to accomplish this requirement. 

Finding: Complies as Proposed.  The parking lot alteration includes three frontages and a single driveway 

located on Davis Street. 

 

17.62.050.A.2.g. Development of large sites (more than two acres) shall be required to provide existing or 

future connections to adjacent sites through the use of a vehicular and pedestrian access easements where 

applicable. 

Finding: Complies with Condition.  The Master Plan utilizes access across adjacent parcels, but it is unknown 

if an easement existing to provides such access.  Prior to final of the proposed Detailed Development Plan and 

Master Plan Phase 1, the applicant shall submit a recorded access easement with all adjacent sites where access 

is obtained.  The applicant can satisfy this standard with Condition of Approval 31. 

 

17.62.050.A.2.h. Parking garage entries (both individual, private and shared parking garages) shall not 

dominate the streetscape. They shall be designed and situated to be ancillary to the use and architecture of the 

ground floor. This standard applies to both public garages and any individual private garages, whether they 

front on a street or private interior access road. 

Finding: Not Applicable.  The applicant has not proposed to construct a parking garage with the proposed 

development. 

 

17.62.050.A.2.i. Buildings containing above-grade structured parking shall screen such parking areas with 

landscaping or landscaped berms, or incorporate contextual architectural elements that complement adjacent 

buildings or buildings in the area. Upper level parking garages shall use articulation or fenestration treatments 

that break up the massing of the garage and/or add visual interest. 

Finding: Not Applicable.  The applicant has not proposed to construct a structured parking lot. 

 

17.62.050.A.3. Building structures shall be complimentary to the surrounding area. All exterior surfaces shall 

present a finished appearance. All sides of the building shall include materials and design characteristics 

consistent with those on the front. Use of inferior or lesser quality materials for side or rear facades or decking 

shall be prohibited. 
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Finding: Complies as Proposed. The applicant has not proposed to construct any buildings with the proposed 

development.  The development application includes an upgrade an expansion of a nonconforming parking lot 

which will comply with the parking lot standards within the Oregon City Municipal Code. 

 

17.62.050.A.4. This standard requires that grading shall be in accordance with the requirements of Chapter 

15.48 and the public works stormwater and grading design standards. 

Finding: Complies with Conditions.  The applicant noted that a minimum amount of grading is required for 

this project.  The grading shall be reviewed by the Development Services Department upon submission of a 

grading permit onsite.  All grading activities shall comply with Chapter 3 of the City of Oregon City 

Stormwater and Grading Design Standards.  In addition, the applicant shall comply with Engineering Policy 00-

01. The applicant can meet this standard through Conditions of Approval 6 and 11. 

 

17.62.050.A.5. This section requires that development subject to the requirements of the Geologic Hazard 

overlay district shall comply with the requirements of that district. 

Finding: Please refer to the analysis in Chapter 17.44 of this report. 

 

17.62.050.A.6. Drainage shall be provided in accordance with city's drainage master plan, Chapter 13.12, and 

the public works stormwater and grading design standards. 

Finding: Complies with Conditions.  Stormwater mains exist bordering the site.  The applicant shall provide 

stormwater facilities as necessary for street improvements and facility construction.  Downstream conveyance 

calculations/analysis shall be performed for all existing storm systems where the Applicant‟s new facilities 

increase the stormwater flow.  The applicant shall comply with the Oregon City Stormwater Design Standards 

and evaluate the existing stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb 

drainage flow on 15
th
 Street exceeds the 400-foot length standard on the north side.  Construct a curb basin to 

connect into the eastern end of the storm line as necessary.  During each of the Detailed Development Plan 

reviews, the applicant shall provide site analysis to determine extent of stormwater detention and water quality 

that are required by the current code and implement appropriate Low Impact Design efforts.  The use of Lynch-

style catch basins for water quality is required for all new/revised parking lots.  Stormwater detention is 

required.  Water quality treatment will be achieved by means of any number of water quality features such as 

green roofs, vegetated swale, flow-thru planter box, or other LID system that will be designed per City of 

Oregon City Design Standards.  The applicant can meet this standard through Conditions of Approval 8, 9, 

10, 11 and 12. 

 

17.62.050.A.7. This standard requires the development shall comply with City’s parking standards as provided 

in Chapter 17.52. 

Finding: Please see the analysis in Chapter 17.52 of this report. 

 

17.62.050.A.8. This section requires that sidewalks and curbs shall be provided in accordance with the city's 

standards. 

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i within this report. 

 

17.62.050.A.9.a. A well-marked, continuous and protected on-site pedestrian circulation system meeting the 

following standards shall be provided: 

Pathways between all building entrances and the street are required. Pathways between the street and buildings 

fronting on the street shall be direct. Exceptions may be allowed by the director where steep slopes or protected 

natural resources prevent a direct connection or where an indirect route would enhance the design and/or use 

of a common open space.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 
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access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  Per OCMC 

Chapter 17.58, the applicant is required to review and upgrade the existing pedestrian circulation onsite with 

Phase 2 and 3 of the Master Plan. The applicant can meet this standard by complying with condition of 

approval 7. 
 

17.62.050.A.9.b. The pedestrian circulation system shall connect all main entrances on the site. For buildings 

fronting on the street, the sidewalk may be used to meet this standard. Pedestrian connections to other areas of 

the site, such as parking areas, recreational areas, common outdoor areas, and any pedestrian amenities shall 

be required.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.9.c. Elevated external stairways or walkways, that provide pedestrian access to multiple dwelling 

units located above the ground floor of any building are prohibited. The community development director may 

allow exceptions for external stairways or walkways located in, or facing interior courtyard areas provided 

they do not compromise visual access from dwelling units into the courtyard.  

Finding: Not Applicable. The site does not contain a dwelling unit. 

 

17.62.050.A.9.d. The pedestrian circulation system shall connect the main entrances of adjacent buildings on 

the same site. 

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.9.e. The pedestrian circulation system shall connect the principal building entrance to those of 

buildings on adjacent commercial and residential sites where practicable. Walkway linkages to adjacent 

developments shall not be required within industrial developments or to industrial developments or to vacant 

industrially-zoned land.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.9.f. On-site pedestrian walkways shall be hard surfaced, well drained and at least five feet wide. 

Surface material shall contrast visually to adjoining surfaces. When bordering parking spaces other than 

spaces for parallel parking, pedestrian walkways shall be a minimum of seven feet in width unless curb stops 
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are provided. When the pedestrian circulation system is parallel and adjacent to an auto travel lane, the 

walkway shall be raised or separated from the auto travel lane by a raised curb, bollards, landscaping or other 

physical barrier. If a raised walkway is used, the ends of the raised portions shall be equipped with curb ramps 

for each direction of travel. Pedestrian walkways that cross drive isles or other vehicular circulation areas 

shall utilize a change in textual material or height to alert the driver of the pedestrian crossing area.  

Finding: Complies with Condition. The applicant did not propose any changes to the pedestrian circulation 

plan within the Master Plan or Detailed Development Plan.  The proposed parking lot is located between the 

proposed East MOB building and the main hospital facility but does not provide a pedestrian accessway to 

travel between the two locations in a direct and convenient manner.  Prior to final of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall install a pedestrian accessway to provide safe 

access to pedestrians walking from the East MOB through the proposed parking lot to the main hospital facility.  

The pedestrian accessway shall comply with all the standards of the Oregon City Municipal Code.  The 

applicant can meet this standard by complying with condition of approval 7. 
 

17.62.050.A.10. This standard requires adequate means to ensure continued maintenance and necessary 

normal replacement of common facilities and areas, drainage ditches, streets and other ways, structures, 

recreational facilities, landscaping, fill and excavation areas, screening and fencing, groundcover, garbage 

storage areas and other facilities not subject to periodic maintenance by the city or other public agencies. 

Finding: Complies with Condition. The applicant did not respond to this criterion.  Prior to final of the 

proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit sufficient 

documentation demonstrating maintenance in accordance with the standards identified in OCMC 

17.62.050.A.10. The applicant can meet this standard by complying with condition of approval 32. 

 

17.62.050.A.11. This standard requires that site planning shall conform to the requirements of Oregon City 

Municipal Code Chapter 17.41—Tree Protection. 

Finding: Please refer to the analysis in Chapter 17.41 of this report.  

  

17.62.050.A.12. This standard requires compliance with the Natural Resource Overlay District when 

applicable.  

Finding: Please refer to the analysis in Chapter 17.49 of this report. 

 

17.62.050.A.13. This standard requires that all development shall maintain compliance with applicable 

Federal, State, and City standards pertaining to air, water, odor, heat, glare, noise and vibration, outdoor 

storage, and toxic material. 

Finding: Complies as Proposed. The applicant indicted compliance with this standard. 

 

17.62.050.A.14. Adequate public water and sanitary sewer facilities sufficient to serve the proposed or 

permitted level of development shall be provided. The applicant shall demonstrate that adequate facilities and 

services are presently available or can be made available concurrent with development. Service providers shall 

be presumed correct in the evidence, which they submit. All facilities shall be designated to city standards as set 

out in the city's facility master plans and public works design standards. A development may be required to 

modify or replace existing off-site systems if necessary to provide adequate public facilities. The city may 

require over sizing of facilities where necessary to meet standards in the city's facility master plan or to allow 

for the orderly and efficient provision of public facilities and services. Where over sizing is required, the 

developer may request reimbursement from the city for over sizing based on the city's reimbursement policy and 

fund availability, or provide for recovery of costs from intervening properties as they develop. 

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.C.3 of this report. 

 

17.62.050.A.15. This standard requires that all traffic related impacts should be mitigated.  The traffic 

mitigation elements may include adequate right-of-way improvements, pedestrian ways, and bike routes. The 

proposal shall demonstrate consistency with the Oregon City Transportation System Plan (TSP). 

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i of this report. 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      37 

  

 

17.62.050.A.16. If Tri-Met, upon review of an application for an industrial, institutional, retail or office 

development, recommends that a bus stop, bus turnout lane, bus shelter, bus landing pad or transit stop 

connection be constructed at the time of development, the review authority shall require such improvement, 

using designs supportive of transit use. 

Finding: Complies as Proposed.  Transit operates on the abutting portion of Division Street, with a bus stop 

adjacent to the site.  The applicant submitted comments from Tri-Met confirming the location of the transit stop 

as appropriate.  No concerns regarding the application were expressed.   

 

17.62.050.A.17. This standard requires that all utilities shall be placed underground. 

Finding: Complies as Proposed. The applicant indicated that all utilities would be placed underground. 

 

17.62.050.A.18. Access and facilities for physically handicapped people shall be incorporated into the site and 

building design consistent with applicable federal and state requirements, with particular attention to providing 

continuous, uninterrupted access routes. 

Finding: Complies as Proposed.  The Building Division will review the proposal for compliance with 

applicable building codes upon submission of a building permit application. 

 

17.62.050.A.19. This standard requires minimum densities for residential developments. 

Finding: Not Applicable.  This project is not a residential development. 

 

17.62.050.A.20. Screening of Mechanical Equipment: 

Finding: Not Applicable. The applicant did not propose to install mechanical equipment with the proposed 

development. 

 

17.62.050.A.21. Building Materials. 

Finding: Not Applicable. The development proposal does not include construction of a building. 

 

17.62.050.A.22. Conditions of Approval. The review authority may impose such conditions as it deems 

necessary to ensure compliance with these standards and other applicable review criteria. 

Finding Complies.  As demonstrated within this report, the proposal will comply with the standards of the 

Oregon City Municipal Code with conditions. 

 

17.62.055 - Institutional and commercial building standards. 

17.62.055.B.  Applicability. In addition to Section 17.62.050 requirements, institutional and commercial 

buildings shall comply with design standards contained in this section.  

Finding: Applicable. The subject site is developed as a hospital within the Mixed Use Employment District. 

 

17.62.055.C. Relationship between zoning district design standards and requirements of this section. 

17.62.055.C.1. Building design shall contribute to the uniqueness of the underlying zoning district by applying 

appropriate materials, elements, features, color range and activity areas tailored specifically to the site and its 

context.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.C .2 A standardized prototype or franchise design shall be modified if necessary to meet the 

provisions of this section. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 
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17.62.055.C.3. In the case of a multiple building development, each individual building shall include 

predominant characteristics, architectural vocabulary and massing shared by all buildings in the development 

so that the development forms a cohesive place within the underlying zoning district or community.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.C.4 With the exception of standards for building orientation and building front setbacks, in the event 

of a conflict between a design standard in this section and a standard or requirement contained in the 

underlying zoning district, the standard in the zoning district shall prevail.  

Finding: Not Applicable.  A conflict between the design standards and a standard in the underlying district 

does not exist. 

 

17.62.055.C.5 On sites with one hundred feet or more of frontage at least sixty percent of the site frontage 

width shall be occupied by buildings placed within five feet of the property line, unless a greater setback is 

accepted under the provisions of Section 17.62.055D. For sites with less than one hundred feet of street 

frontage, at least fifty percent of the site frontage width shall be occupied by buildings placed within five feet of 

the property line unless a greater setback is accepted under the provisions of Section 17.62.055D.  

Finding: Complies with Condition.  The applicant did not respond to this criterion.  Prior to issuance of the 

proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall submit documentation 

demonstrating that for all new buildings, where there is one hundred feet or more of frontage at least sixty 

percent of the site frontage width shall be occupied by buildings placed within five feet of the property line, 

unless a greater setback is accepted under the provisions of Section 17.62.055D. For sites with less than one 

hundred feet of street frontage, at least fifty percent of the site frontage width shall be occupied by buildings 

placed within five feet of the property line unless a greater setback is accepted under the provisions of Section 

17.62.055D. The applicant can meet this standard by complying with Condition of Approval 33. 

 

17.62.055.D.1 Relationship of Buildings to Streets and Parking. 

Finding: Not Applicable.  The Master Plan included approximate locations of future structures and additions 

which appear to demonstrate greater compliance with this standard.  Future phases of the Master Plan shall be 

reviewed for compliance with this standard.  The applicant did not propose to construct a new building with the 

Detailed Development Plan. 

 

17.62.055.D.2 The front most architecturally significant facade shall be oriented toward the street and shall be 

accessed from a public sidewalk. Primary building entrances shall be clearly defined and recessed or framed by 

a sheltering element such as an awning, arcade or portico in order to provide shelter from the summer sun and 

winter weather.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.D.3 Entryways.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.D.4 Where additional stores will be located in the large retail establishment, each such store shall 

have at least one exterior customer entrance, which shall conform to the same requirements.  

Finding: Not Applicable.  The proposed development is not within a large retail establishment. 

 

17.62.055.D.5 Trellises, canopies and fabric awnings may project up to five feet into front setbacks and public 

rights-of-way, provided that the base is not less than eight feet at the lowest point and no higher than ten feet 

above the sidewalk. Awnings shall be no longer than a single storefront.  

Finding: Not Applicable.  The applicant has not proposed to construct a trellis, canopy or awning into the 

public right-of-way. 
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17.62.055.E Corner Lots. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the Detailed 

Development Plan for Phase 1 of the Master Plan.  All future construction shall demonstrate compliance with 

this standard. 

 

17.62.055.F Commercial First Floor Frontage. 

In order to ensure that the ground floor of structures have adequate height to function efficiently for retail uses, 

the first floor height to finished ceiling of new infill buildings in the mixed use and neighborhood commercial 

districts shall be no lower than fourteen feet floor to floor. Where appropriate, the exterior facade at the ceiling 

level of new structures shall include banding, a change of materials or relief which responds to the cornice 

lines and window location of existing buildings that abut new structures.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.G. Variation in Massing. 

A single, large, dominant building mass shall be avoided in new buildings and, to the extent reasonably 

feasible, in development projects involving changes to the mass of existing buildings.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.HMinimum Wall Articulation. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.I. Facade Transparency. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.J Roof Treatments. 

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.055.K Drive-through facilities shall: 

1. Be located at the side or rear of the building. 

2. Be designed to maximize queue storage on site. 

Finding Not Applicable.  The proposed development does not include the installation of a drive through 

facility. 

 

17.62.065 Outdoor Lighting 

 

17.62.065 .B Applicability. 

Finding: Complies.  The applicant proposed to install exterior lighting with this proposed development.  The 

development is subject to the standards in OCMC 17.62.065. 

 

17.62.065 .C General Review Standard. If installed, all exterior lighting shall meet the functional security needs 

of the proposed land use without adversely affecting adjacent properties or the community. For purposes of this 

section, properties that comply with the design standards of subsection D. below shall be deemed to not 

adversely affect adjacent properties or the community.  

Finding: Refer to the analysis in 17.62.065.D within this report. 

 

17.62.065 .D Design and Illumination Standards. 
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General Outdoor Lighting Standard and Glare Prohibition.  

17.62.065 .D.1 Outdoor lighting, if provided, shall be provided in a manner that enhances security, is 

appropriate for the use, avoids adverse impacts on surrounding properties, and the night sky through 

appropriate shielding as defined in this section. Glare shall not cause illumination on other properties in excess 

of a measurement of 0.5 footcandles of light as measured at the property line. In no case shall exterior lighting 

add more than 0.5 footcandle to illumination levels at any point off-site. Exterior lighting is not required except 

for purposes of public safety. However, if installed, all exterior lighting shall meet the following design 

standards:  

Finding: Complies as Proposed.  The applicant submitted a photometric plan for the proposed lighting 

alterations within the parking lot (Exhibit 2).  The plan did not identify glare on adjacent properties more than 

0.5 footcandles. 

 

17.62.065 .D.2 Any light source or lamp that emits more than nine hundred lumens (thirteen watt compact 

fluorescent or sixty watt incandescent) shall be concealed or shielded with a full cut-off style fixture in order to 

minimize the potential for glare and unnecessary diffusion on adjacent property. All fixtures shall utilize one of 

the following bulb types: metal halide, induction lamp, compact fluorescent, incandescent (including tungsten-

halogen), or high pressure sodium with a color rendering index above seventy.  

Finding: Complies as Proposed.  The applicant indicated compliance with this criterion.  

 

17.62.065 .D.3 The maximum height of any lighting pole serving a multi-family residential use shall be twenty 

feet. The maximum height serving any other type of use shall be twenty-five feet, except in parking lots larger 

than five acres, the maximum height shall be thirty-five feet if the pole is located at least one hundred feet from 

any residential use.  

Finding: Not Applicable.  The applicant did not propose multi-family residential development. 

 

17.62.065 .D.4 Lighting levels: 

Table 1-17.62.065. Foot-candle Levels  

 

 

 

 

 

 

 

 

 

 

 

Finding: Complies with Condition.  The applicant submitted a photometric plan which appeared to comply 

with the lighting levels identified in OCMC 17.62.065.  However, the applicant is required to install a 

pedestrian walkway within the proposed parking lot.  Prior to issuance of the proposed Detailed Development 

Plan and Master Plan Phase 1, the applicant shall submit a photometric plan demonstrating compliance with 

OCMC 17.62.065 for the pedestrian walkway within the parking lot. The applicant can meet this standard 

through Condition of Approval 34. 

 

17.62.065 .D .5 Parking lots and other background spaces shall be illuminated as unobstrusively as possible 

while meeting the functional needs of safe circulation and protection of people and property. Foreground 

spaces, such as building entrances and outside seating areas, shall utilize pedestrian scale lighting that defines 

the space without glare.  

Finding: Please refer to the analysis in 17.62.065.D.4. 

 

Location Max 

Pedestrian Walkways 7:1 max/min ratio 

Pedestrian Walkways in Parking Lots 10:1 max/min ratio 

Pedestrian Accessways 7:1 max/min ratio 

Building Entrances  

Bicycle Parking Areas  

Abutting property .05 
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17.62.065 .D .6 Any on-site pedestrian circulation system shall be lighted to enhance pedestrian safety and 

allow employees, residents, customers or the public to use the walkways at night. Pedestrian walkway lighting 

through parking lots shall be lighted to light the walkway and enhance pedestrian safety pursuant to Table 1.  

Finding: Please refer to the analysis in 17.62.065.D.4. 

 

17.62.065 .D.7 Pedestrian Accessways. To enhance pedestrian and bicycle safety, pedestrian accessways 

required pursuant to OCMC 12.28 shall be lighted with pedestrian-scale lighting. Accessway lighting shall be 

to a minimum level of one-half foot-candles, a one and one-half foot-candle average, and a maximum to 

minimum ratio of seven-to-one and shall be oriented not to shine upon adjacent properties. Street lighting shall 

be provided at both entrances. Lamps shall include a high-pressure sodium bulb with an unbreakable lens.  

Finding: Complies with Condition.  The development proposal did not include installation of a pedestrian 

accessway.  However, as demonstrated within this report the applicant is required to install a pedestrian 

walkway within the proposed parking lot.  Prior to issuance of a building permit associated with the 

development the applicant shall submit a photometric plan demonstrating compliance with OCMC 17.62.065 

for the pedestrian walkway within the parking lot. The applicant can meet this standard through Condition 

of Approval 34. 

 

17.62.065 .D.8 Floodlights shall not be utilized to light all or any portion of a building facade between ten p.m. 

and six a.m. 

Finding: Not Applicable.  No floodlights are proposed. 

 

17.62.065 .D.9 Lighting on automobile service station, convenience store, and other outdoor canopies shall be 

fully recessed into the canopy and shall not protrude downward beyond the ceiling of the canopy.  

Finding: Not Applicable.  No canopy lighting is proposed. 

 

17.62.065 .D.10 The style of light standards and fixtures shall be consistent with the style and character of 

architecture proposed on the site.  

Finding: Complies as Proposed.  The applicant indicated that the proposed fixtures match the existing fixtures 

onsite. 

 

17.62.065 .D.11 In no case shall exterior lighting add more than one foot-candle to illumination levels at any 

point off-site. 

Finding: Complies as Proposed.  The applicant submitted a photometric plan for the proposed lighting 

alterations within the parking lot (Exhibit 2).  The plan did not identify glare on adjacent properties more than 

0.5 footcandles. 

 

17.62.065 .D .12 All outdoor light not necessary for security purposes shall be reduced, activated by motion 

sensor detectors, or turned off during non-operating hours.  

Finding: Complies as Proposed.  The applicant indicated that all outdoor lighting in this application is for the 

purposes of security and ease of use for the parking lot. 

 

17.62.065 .D.13 Light fixtures used to illuminate flags, statues, or any other objects mounted on a pole, 

pedestal, or platform shall use a narrow cone beam of light that will not extend beyond the illuminated object.  

Finding: Not Applicable.  No flags, statues, or any other objects mounted on a pole, pedestal, or platform are 

proposed. 

 

17.62.065 .D.14 For upward-directed architectural, landscape, and decorative lighting, direct light emissions 

shall not be visible above the building roofline.  

Finding: Not Applicable.  No upward directed lighting is proposed. 

 

17.62.065 .D.15 No flickering or flashing lights shall be permitted, except for temporary decorative seasonal 

lighting. 
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Finding: Complies as Proposed.  The applicant indicated that no flickering or flashing lights are proposed. 

 

17.62.065 .D.16 Wireless Sites.  

Finding: Not Applicable.  This section relates to wireless sites, and does not apply. 

 

17.62.065 .D .17 Lighting for outdoor recreational uses such as ball fields, playing fields, tennis courts, and 

similar uses, provided that such uses comply with the following standards:  

i. Maximum permitted light post height: eighty feet. 

ii . Maximum permitted illumination at the property line: 0.5 foot-candles 

Finding: Not Applicable.   This section applies to outdoor recreation sites, and does not apply. 

 

17.62.080  Special Development along Transit Streets 

 

17.62.080.B. Applicability. Except as otherwise provide in this section, the requirements of this section shall 

apply to the construction of new retail, office and institutional buildings which front on a transit street.  

Finding: Complies.  The abutting portion of Division Street which supports bus routes. 

 

17.62.080.C  

1. All buildings shall have at least one main building entrance oriented towards the transit street. A main 

building entrance is oriented toward a transit street if it is directly located on the transit street, or if it is linked 

to the transit street by an on-site pedestrian walkway that does not cross off-street parking or maneuvering 

areas.  

a. If the site has frontage on more than one transit street, or on a transit street and a street intersecting a 

transit street, the building shall provide one main building entrance oriented to the transit street or to the 

corner where the two streets intersect.  

b. For building facades over three hundred feet in length on a transit street, two or more main building 

entrances shall be provided as appropriate and oriented towards the transit street.  

2.  Main building entrances shall be well lighted and visible from the transit street. The minimum lighting level 

for building entries shall be three foot-candles. Lighting shall be a pedestrian scale with the source light 

shielded to reduce glare.  

3. In the event a requirement of this section conflicts with other requirements in Title 17, the requirements of 

this section shall control.  

Finding: Not Applicable.  The applicant has not proposed to construct a building with the proposed 

development.  All future construction shall demonstrate compliance with this standard. 

 

17.62.080.D Exemptions. The following permitted uses are exempted from meeting the requirements of 

subsection C. of this section: 

1. Heavy equipment sales; 

2. Motor vehicle service stations, including convenience stores associated therewith; 

3. Solid waste transfer stations; and 

4. Truck stops, including convenience stores, eating or drinking establishments, overnight accommodations 

or other similar services associated therewith. A use found by the community development director to be similar 

to the exempt uses above.  

Finding: Not Applicable.  The applicant has not proposed an exempted use. 

 

17.62.085 Refuse and Recycling Standards for commercial, industrial and multi-family developments 

The purpose and intent of these provisions is to provide an efficient, safe and convenient refuse and recycling 

enclosure for the public as well as the local collection firm. All new development, change in property use, 

expansions or exterior alterations to uses other than single-family or duplex residences shall include a refuse 

and recycling enclosure.  

Finding: Not Applicable.  The subject site utilized as a hospital, an institutional site which is no subject to this 

standard. 
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Chapter 12.04 STREETS, SIDEWALKS AND PUBLIC PLACES 

12.04.005 Jurisdiction and management of the public rights-of-way 

Finding: Complies with Condition. The adjacent right-of-way is under the jurisdiction of Oregon City.  The 

City has approved all changes to the right-of-way identified within this report.  The applicant shall sign a Non-

Remonstrance Agreement (NRA) prior to final occupancy for any Phase or portion of a Phase built on a 

property not already covered by a NRA for the purpose of making sanitary sewer, storm sewer, water or street 

improvements in the future that benefit the property and assessing the cost to benefited properties pursuant to 

the City‟s capital improvement regulations in effect at the time of such improvement; this includes paying the 

document recording fee.  The applicant can meet this standard through Condition of Approval 37. 

 

12.04.010 Construction specifications – improved streets 

All sidewalks hereafter constructed in the city on improved streets shall be constructed to city standards and 

widths required in the Oregon City Transportation System Plan. The curb shall be constructed at the same time 

as the construction of the sidewalk and shall be located as provided in the ordinance authorizing the 

improvement of said street next proceeding unless otherwise ordered by the city commission. Both sidewalks 

and curbs are to be constructed according to plans and specifications provided by the city engineer.  

Finding: Complies as Proposed. The applicant indicated compliance the Oregon City street design standards. 

 

12.04.020 Construction specification – unimproved streets 

Finding: Not Applicable. The site does not abut an unimproved street. 

 

12.04.025 Street design – Curb cuts 

Finding: Complies as Proposed. The applicant proposed to limit the access to the proposed parking lot to a 

single ingress/egress on Davis Road.  The parking lot is currently accessed from multiple points along the 

frontage.  Limiting access to the site will result in a safer facility.  

 

12.04.030 – Maintenance and repair 

The owner of land abutting the street where a sidewalk has been constructed shall be responsible for 

maintaining said sidewalk and abutting curb, if any, in good repair.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.031 Liability for sidewalk injuries 

A. The owner or occupant of real property responsible for maintaining the adjacent sidewalk shall be liable 

to any person injured because of negligence of such owner or occupant in failing to maintain the sidewalk in 

good condition.  

B. If the city is required to pay damages for an injury to persons or property caused by the failure of a 

person to perform the duty that this ordinance imposes, the person shall compensate the city for the amount of 

the damages paid. The city may maintain an action in a court of competent jurisdiction to enforce this section.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.032 Required sidewalk repair 

A. When the public works director determines that repair of a sidewalk is necessary he or she shall issue a 

notice to the owner of property adjacent to the sidewalk.  

B. The notice shall require the owner of the property adjacent to the defective sidewalk to complete the 

repair of the sidewalk within ninety days after the service of notice. The notice shall also state that if the repair 

is not made by the owner, the City may do the work and the cost of the work shall be assessed against the 

property adjacent to the sidewalk.  

C. The public works director shall cause a copy of the notice to be served personally upon the owner of the 

property adjacent to the defective sidewalk, or the notice may be served by registered or certified mail, return 

receipt requested. If after diligent search the owner is not discovered, the public works director shall cause a 
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copy of the notice to be posted in a conspicuous place on the property, and such posting shall have the same 

effect as service of notice by mail or by personal service upon the owner of the property.  

D. The person serving the notice shall file with the city recorder a statement stating the time, place and 

manner of service or notice.  

Finding: Complies as Proposed. The adjacent right-of-way is under the jurisdiction of Oregon City.  The City 

has approved all changes to the right-of-way identified within this report. 

 

12.04.033 city may do work 

If repair of the sidewalk is not completed within ninety days after the service of notice, the public works director 

shall carry out the needed work on the sidewalk. Upon completion of the work, the public works director shall 

submit an itemized statement of the cost of the work to the finance director. The city may, at its discretion, 

construct, repair or maintain sidewalks deemed to be in disrepair by the public works director for the health, 

safety and general welfare of the residents of the city.  

Finding: Not Applicable. The City has not proposed to do sidewalk repairs with this development.  

 

12.04.034 Assessment of costs 

Upon receipt of the report, the finance director shall assess the cost of the sidewalk work against the property 

adjacent to the sidewalk. The assessment shall be a lien against the property and may be collected in the same 

manner as is provided for in the collection of street improvement assessment.  

Finding: Not Applicable. The City has not proposed to do sidewalk repairs with this development. 

 

12.04.040 Streets - Enforcement 

Any person whose duty it is to maintain and repair any sidewalk, as provided by this Chapter, and who fails to 

do so shall be subject to the enforcement procedures of Chapters 1.16, 1.20 and 1.24. Failure to comply with 

the provisions of this Chapter shall be deemed a nuisance. Violation of any provision of this Chapter is subject 

to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Not Applicable. The subject site is not under enforcement action at this time. 

 

12.04.045 Street design – Constrained local streets and/or rights-of-way 

Finding: Not Applicable. No constrained streets are proposed or required. 

 

12.04.050 Retaining walls - Required 

Every owner of a lot within the city, abutting upon an improved street, where the surface of the lot or tract of 

land is above the surface of the improved street and where the soil or earth from the lot, or tract of land is 

liable to, or does slide or fall into the street or upon the sidewalk, or both, shall build a retaining wall, the outer 

side of which shall be on the line separating the lot, or tract of land from the improved street, and the wall shall 

be so constructed as to prevent the soil or earth from the lot or tract of land from falling or sliding into the 

street or upon the sidewalk, or both, and the owner of any such property shall keep the wall in good repair.  

Finding: Not Applicable. The applicant did not propose to install a retaining wall in the public right-of-way.  

Future retaining walls within the right-of-way are subject to compliance with this standard. 

 

12.04.060 Retaining walls- Maintenance 

When a retaining wall is necessary to keep the earth from falling or sliding onto the sidewalk or into a public 

street and the property owner or person in charge of that property fails or refuses to build such a wall, such 

shall be deemed a nuisance. The violation of any provision of this Chapter is subject to the code enforcement 

procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Not Applicable. The applicant did not propose to install a retaining wall in the public right-of-way.   

 

12.04.070- Removal of sliding dirt. 

It shall be the duty of the owner of any property as mentioned in Section 12.04.050, and in case the owner is a 

nonresident, then the agent or other person in charge of the same, to remove from the street or sidewalk or both 
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as the case may be, any and all earth or dirt falling on or sliding into or upon the same from the property, and 

to build and maintain in order at all times, the retaining wall as herein required; and upon the failure, neglect 

or refusal of the land owner, the agent or person in charge of the same to clean away such earth or dirt, falling 

or sliding from the property into the street or upon the sidewalk, or both, or to build the retaining wall, shall be 

deemed guilty of a misdemeanor.  

 Finding: Not Applicable. The applicant has not proposed and is not required to remove sliding dirt with this 

application. 

 

12.04.080 - Excavations—Permit required. 

It shall be unlawful for any person to dig up, break, excavate, disturb, dig under or undermine any public street 

or alley, or any part thereof or any macadam, gravel, or other street pavement or improvement without first 

applying for and obtaining from the engineer a written permit so to do.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.090 - Excavations—Permit restrictions. 

The permit shall designate the portion of the street to be so taken up or disturbed, together with the purpose for 

making the excavation, the number of days in which the work shall be done, and the trench or excavation to be 

refilled and such other restrictions as may be deemed of public necessity or benefit.  

Finding: Not Applicable. The City shall review a permit upon submittal. 

 

12.040.095 - Street Design—Curb Cuts. 

To assure public safety, reduce traffic hazards and promote the welfare of pedestrians, bicyclists and residents  

Finding: Complies as Proposed. The applicant proposed to limit the access to the proposed parking lot to a 

single ingress/egress on Davis.  The parking lot is currently accessed from multiple points along the frontage.  

Limiting access to the site will result in a safer facility.  

 

12.04.100 - Excavations—Restoration of pavement. 

Whenever any excavation shall have been made in any pavement or other street improvement on any street or 

alley in the city for any purpose whatsoever under the permit granted by the engineer, it shall be the duty of the 

person making the excavation to put the street or alley in as good condition as it was before it was so broken, 

dug up or disturbed, and shall remove all surplus dirt, rubbish, or other material from the street or alley.  

Finding: Applies. The applicant is subject to this standard. 

 

12.04.110 - Excavations—Nuisance—Penalty. 

Any excavation in violation of this Chapter shall be deemed a nuisance. Violation of any provision of this 

Chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Not Applicable. All excavations will comply with this Chapter via the conditions of approval. 

 

12.04.120 - Obstructions—Permit required. 

Finding: Not Applicable. The applicant has not proposed an obstruction within the right-of-way in this 

application. 

 

12.04.130 - Obstructions—Sidewalk sales. 

A. It is unlawful for any person to use the public sidewalks of the city for the purpose of packing, unpacking 

or storage of goods or merchandise or for the display of goods or merchandise for sale. It is permissible to use 

the public sidewalks for the process of expeditiously loading and unloading goods and merchandise.  

B. The city commission may, in its discretion, designate certain areas of the city to permit the display and 

sale of goods or merchandise on the public sidewalks under such conditions as may be provided.  

Finding: Not Applicable. The applicant has not proposed a sidewalk sale with this application. 

 

12.04.140 - Obstructions—Nuisance—Penalty. 
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Any act or omission in violation of this Chapter shall be deemed a nuisance. Violation of any provision of this 

Chapter is subject to the code enforcement procedures of Chapters 1.16, 1.20 and 1.24.  

Finding: Complies. The applicant is subject to compliance with OCMC Chapter 12.04. 

 

12.04.150 - Street and alley vacations—Cost. 

At the time of filing a petition for vacation of a street, alley or any part thereof, a fee as established by city 

commission resolution shall be paid to the city.  

Finding: Not Applicable. The applicant has not proposed a street or alley vacation with this application. 

 

12.04.160 - Street vacations—Restrictions. 

The commission, upon hearing such petition, may grant the same in whole or in part, or may deny the same in 

whole or in part, or may grant the same with such reservations as would appear to be for the public interest, 

including reservations pertaining to the maintenance and use of underground public utilities in the portion 

vacated.  

Finding: Not Applicable. The applicant has not proposed a street or alley vacation with this application. 

 

12.04.170 - Street design—Purpose and general provisions. 

All development shall be in conformance with the policies and design standards established by this Chapter and 

with applicable standards in the city's public facility master plan and city design standards and specifications. 

In reviewing applications for development, the city engineer shall take into consideration any approved 

development and the remaining development potential of adjacent properties. All street, water, sanitary sewer, 

storm drainage and utility plans associated with any development must be reviewed and approved by the city 

engineer prior to construction. All streets, driveways or storm drainage connections to another jurisdiction's 

facility or right-of-way must be reviewed by the appropriate jurisdiction as a condition of the preliminary plat 

and when required by law or intergovernmental agreement shall be approved by the appropriate jurisdiction.  

Finding: Complies as Proposed. The applicant indicated compliance the Oregon City street design standards. 

 

12.04.175 - Street design—Generally. 

The location, width and grade of street shall be considered in relation to: existing and planned streets, 

topographical conditions, public convenience and safety for all modes of travel, existing and identified future 

transit routes and pedestrian/bicycle accessways, and the proposed use of land to be served by the streets. The 

street system shall assure an adequate traffic circulation system with intersection angles, grades, tangents and 

curves appropriate for the traffic to be carried considering the terrain. To the extent possible, proposed streets 

shall connect to all existing or approved stub streets that abut the development site. Where location is not 

shown in the development plan, the arrangement of streets shall either:  

A. Provide for the continuation or appropriate projection of existing principal streets in the surrounding 

area and on adjacent parcels or conform to a plan for the area approved or adopted by the city to meet a 

particular situation where topographical or other conditions make continuance or conformance to existing 

streets impractical;  

B. Where necessary to give access to or permit a satisfactory future development of adjoining land, streets 

shall be extended to the boundary of the development and the resulting dead-end street (stub) may be approved 

with a temporary turnaround as approved by the city engineer. Access control in accordance with section 

12.04.200 shall be required to preserve the objectives of street extensions.  

Finding: The site is currently developed with existing sidewalks on the development areas except along the 

northern part of the parking lot expansion.  Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i for 

full details of required improvements for each phase. 

 

12.04.180 - Street design—Minimum right-of-way. 

All development shall provide adequate right-of-way and pavement width. Adequate right-of-way and pavement 

width shall be provided by:  

A. Complying with the street design standards contained in the table provided in Chapter 12.04. The street 

design standards are based on the classification of streets that occurred in the Oregon City Transportation 
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System Plan (TSP), in particular, the following TSP figures provide the appropriate classification for each 

street in Oregon City: Figure 5-1: Functional Classification System and New Roadway Connections; Figure 5-

3: Pedestrian System Plan; Figure 5.6: Bicycle System Plan; and Figure 5.7: Public Transit System Plan. These 

TSP figures from the Oregon City Transportation System Plan are incorporated herein by reference in order to 

determine the classification of particular streets.  

B. The applicant may submit an alternative street design plan that varies from the street design standards 

identified above. An alternative street design plan may be approved by the city engineer if it is found the 

alternative allows for adequate and safe traffic, pedestrian and bicycle flows and transportation alternatives 

and protects and provides adequate multi-modal transportation services for the development as well as the 

surrounding community.  

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i of this report for full details of required 

improvements for each phase. 

 

12.04.185 - Street design—Access control. 

A. A street which is dedicated to end at the boundary of the development or in the case of half-streets 

dedicated along a boundary shall have an access control granted to the city as a city controlled plat restriction 

for the purposes of controlling ingress and egress to the property adjacent to the end of the dedicated street. 

The access control restriction shall exist until such time as a public street is created, by dedication and 

accepted, extending the street to the adjacent property.  

B. The city may grant a permit for the adjoining owner to access through the access control. 

C. The plat shall contain the following access control language or similar on the face of the map at the end of 

each street for which access control is required: "Access Control (See plat restrictions)."  

A. Said plats shall also contain the following plat restriction note(s): "Access to (name of street or tract) 

from adjoining tracts (name of deed document number[s]) shall be controlled by the City of Oregon City by the 

recording of this plat, as shown. These access controls shall be automatically terminated upon the acceptance 

of a public road dedication or the recording of a plat extending the street to adjacent property that would 

access through those Access Controls."  

Finding: Complies as Proposed. The applicant proposed to limit the access to the proposed parking lot to a 

single ingress/egress on Davis.  The parking lot is currently accessed from multiple points along the frontage.  

Limiting access to the site will result in a safer facility.  

 

12.04.190 - Street design—Alignment. 

The centerline of streets shall be:  

A. Aligned with existing streets by continuation of the centerlines; or 

A. Offset from the centerline by no more than ten feet, provided appropriate mitigation, in the judgment of 

the city engineer, is provided to ensure that the offset intersection will not pose a safety hazard.  

Finding: Not Applicable. The applicant has not proposed a street alignment with this application. 

 

12.04.195 - Minimum street intersection spacing standards. 

Table 12.04.020 STREET DESIGN STANDARDS 

Type of Street  Maximum Right-of-Way Width  Pavement Width  

Major arterial 124 feet 98 feet 

Minor arterial 114 feet 88 feet 

Collector street 86 feet 62 feet 

Neighborhood Collector street 81 feet 59 feet 

Local street 54 feet 32 feet 

Alley 20 feet 16 feet 
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Finding: Not Applicable.  The applicant has not proposed and is not required to install a new intersection with 

this development.   

 

12.04.200 - Street design—Constrained local streets and/or rights-of-way. 

Finding: Not Applicable. The development proposal does not include a constrained street. 

 

12.04.205 - Intersection level of service standards. 

When reviewing new developments, the City of Oregon City requires all relevant intersections to be maintained 

at the minimum acceptable Level Of Service (LOS) upon full build-out of the proposed development. The 

minimum acceptable LOS standards are as follows:  

A. For signalized intersection areas of the city that are located outside the Regional Center boundaries a 

LOS of "D" or better for the intersection as a whole and no approach operating at worse than LOS "E" and a 

v/c ratio not higher than 1.0 for the sum of critical movements.  

B. For signalized intersections within the Regional Center boundaries a LOS "D" can be exceeded during 

the peak hour; however, during the second peak hour, LOS "D" or better will be required as a whole and no 

approach operating at worse than LOS "E" and a v/c ratio not higher than 1.0.  

C. For unsignalized intersection throughout the city a LOS "E" or better for the poorest approach and with 

no movement serving more than twenty peak hour vehicles operating at worse than LOS "F" will be tolerated 

for minor movements during a peak hour.  

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i of this report. 

 

12.04.210 - Street design—Intersection angles. 

Finding: Not Applicable. The applicant has not proposed and is not required to redesign an intersection. 

 

12.04.215 - Street design—Off-site street improvements. 

During consideration of the preliminary plan for a development, the decision maker shall determine whether 

existing streets impacted by, adjacent to, or abutting the development meet the city's applicable planned 

minimum design or dimensional requirements. Where such streets fail to meet these requirements, the decision-

maker shall require the applicant to make proportional improvements sufficient to achieve conformance with 

minimum applicable design standards required to serve the proposed development.  

Finding: Not Applicable. The applicant has not proposed and the City is not requiring off-site improvements. 

 

12.04.220 - Street design—Half street. 

Half streets, while generally not acceptable, may be approved where essential to the development, when in 

conformance with all other applicable requirements, and where it will not create a safety hazard. When 

approving half streets, the decision maker must first determine that it will be practical to require the dedication 

of the other half of the street when the adjoining property is divided or developed. Where the decision maker 

approves a half street, the applicant must construct an additional ten feet of pavement width so as to make the 

half street safe and usable until such time as the other half is constructed. Whenever a half street is adjacent to 

property capable of being divided or developed, the other half of the street shall be provided and improved 

when that adjacent property divides or develops. Access control as described in [Section] 12.04.200 may be 

required to preserve the objectives of half streets.  

Finding: Not Applicable. A half street is not proposed or existing adjacent to the site.  

 

12.04.225 - Street design—Cul-de-sacs and dead-end streets. 

Finding: Not Applicable. A cul-de-sac or dead end is not proposed or required.  

 

12.04.230 - Street design—Street names. 

Finding: Not Applicable. A new street is not proposed or existing with the proposed development.  

 

12.04.235 - Street design—Grades and curves. 
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Grades and center line radii shall conform to the standards in the city's street design standards and 

specifications.  

Finding: Not applicable.  A new street is not proposed with the proposed development. 

 

12.04.240 - Street design—Development abutting arterial or collector street. 

Where development abuts or contains an existing or proposed arterial or collector street, the decision maker 

may require: access control; screen planting or wall contained in an easement or otherwise protected by a 

restrictive covenant in a form acceptable to the decision maker along the rear or side property line; or such 

other treatment it deems necessary to adequately protect residential properties or afford separation of through 

and local traffic. Reverse frontage lots with suitable depth may also be considered an option for residential 

property that has arterial frontage. Where access for development abuts and connects for vehicular access to 

another jurisdiction's facility then authorization by that jurisdiction may be required.  

Finding: Complies with Condition. The applicant has not proposed and the City has not requiring the applicant 

to change the location of the existing accessways with this development.  The applicant shall sign a Non-

Remonstrance Agreement (NRA) prior to final occupancy for any Phase or portion of a Phase built on a 

property not already covered by a NRA for the purpose of making sanitary sewer, storm sewer, water or street 

improvements in the future that benefit the property and assessing the cost to benefited properties pursuant to 

the City‟s capital improvement regulations in effect at the time of such improvement; this includes paying the 

document recording fee.   The applicant can meet this standard through Condition of Approval 37. 

 

12.04.245 - Street design—Pedestrian and bicycle safety. 

Where deemed necessary to ensure public safety, reduce traffic hazards and promote the welfare of pedestrians, 

bicyclists and residents of the subject area, the decision maker may require that local streets be so designed as 

to discourage their use by nonlocal automobile traffic.  

All crosswalks shall include a large vegetative or sidewalk area which extends into the street pavement as far as 

practicable to provide safer pedestrian crossing opportunities. These curb extensions can increase the visibility 

of pedestrians and provide a shorter crosswalk distance as well as encourage motorists to drive slower. The 

decision maker may approve an alternative design that achieves the same standard for constrained sites or 

where deemed unnecessary by the city engineer.  

Finding:  The site is currently developed sidewalks on all frontages except along the northern half of the 

proposed parking lot expansion.  The applicant proposes to install the missing sidewalk as part of Phase 1.  

Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i for full details of required improvements for 

Phase 1. 

 

12.04.255 - Street design—Alleys. 

Finding: Not Applicable. The applicant has not proposed to install a new alley with this application. 

 

12.04.260 - Street design—Transit. 

Streets shall be designed and laid out in a manner that promotes pedestrian and bicycle circulation. The 

applicant shall coordinate with Tri-Met where the application impacts transit streets as identified on Figure 

5.7: Public Transit System Plan of the Oregon City Transportation System Plan. Pedestrian/bicycle access ways 

shall be provided as necessary in conformance with the requirements in Section 17.90.220 of this code and 

Chapter 12.24 to minimize the travel distance to transit streets and stops and neighborhood activity centers. 

The decision maker may require provisions, including easements, for transit facilities along transit streets 

where a need for bus stops, bus pullouts or other transit facilities within or adjacent to the development has 

been identified.  

Finding: Not Applicable.  The applicant has not proposed and is not required to install transit improvements. 

 

12.04.265 - Street design—Planter strips. 

All development shall include vegetative planter strips that are five feet in width or larger and located adjacent 

to the curb. This requirement may be waived or modified if the decision maker finds it is not practicable. The 

decision maker may permit constrained sites to place street trees on the abutting private property within 10 feet 
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of the public right-of-way if a covenant is recorded on the title of the property identifying the tree as a city 

street tree which is maintained by the property owner. Development proposed along a collector, minor arterial, 

or major arterial street may use tree wells with root barriers located near the curb within a wider sidewalk in 

lieu of a planter strip, in which case each tree shall have a protected area to ensure proper root growth and 

reduce potential damage to sidewalks, curbs and gutters.  

To promote and maintain the community tree canopy adjacent to public streets, trees shall be selected and 

planted in planter strips in accordance with Chapter 12.08, Street Trees. Individual abutting lot owners shall be 

legally responsible for maintaining healthy and attractive trees and vegetation in the planter strip. If a 

homeowners' association is created as part of the development, the association may assume the maintenance 

obligation through a legally binding mechanism, e.g., deed restrictions, maintenance agreement, etc., which 

shall be reviewed and approved by the city attorney. Failure to properly maintain trees and vegetation in a 

planter strip shall be a violation of this code and enforceable as a civil infraction.  

Finding: Please refer to the analysis in OCMC Chapter 17.65.050.B.1.i for full details of required 

improvements for each phase including the planter strip and street tree requirements. 

 

12.04.270 - Standard construction specifications. 

The workmanship and materials for any work performed under permits issued per this Chapter shall be in 

accordance with the edition of the "Standard Specifications for Public Works Construction," as prepared by the 

Oregon Chapter of American Public Works Association (APWA) and as modified and adopted by the city, in 

effect at the time of application. The exception to this requirement is where this Chapter and the Public Works 

Street Design Drawings provide other design details, in which case the requirements of this Chapter and the 

Public Works Street Design Drawings shall be complied with. In the case of work within ODOT or Clackamas 

County rights-of-way, work shall be in conformance with their respective construction standards.  

Finding: Complies as Proposed. The applicant indicated compliance the Oregon City street design standards. 

 

Chapter 12.08 PUBLIC AND STREET TREES 

 

12.08.015 - Street tree planting and maintenance requirements. 

All new construction or major redevelopment shall provide street trees adjacent to all street frontages. Species 

of trees shall be selected based upon vision clearance requirements, but shall in all cases be selected from the 

Oregon City Street Tree List or be approved by a certified arborist. If a setback sidewalk has already been 

constructed or the Development Services determines that the forthcoming street design shall include a setback 

sidewalk, then all street trees shall be installed with a planting strip. If existing street design includes a curb-

tight sidewalk, then all street trees shall be placed within the front yard setback, exclusive of any utility 

easement.  

Finding: Complies with Condition.  The applicant submitted a revised landscaping plan, for the proposed 

parking lot associated with the Detailed Development Plan for Phase 1 of the Master Plan, dated January 31, 

2012, identifying the location of street trees, but not identifying the species.  Prior to issuance of the proposed 

Detailed Development Plan and Master Plan Phase 1, the applicant shall submit a revised landscaping plan with 

a street tree from the Oregon City Street Tree List for the appropriate tree well width or documentation from the 

a certified arborist demonstrating the appropriateness of the tree species within the size of the tree well. The 

applicant can meet this standard through Condition of Approval 23. 

 

12.08.015.A One street tree shall be planted for every thirty-five feet of property frontage. The tree spacing 

shall be evenly distributed throughout the total development frontage. The community development director 

may approve an alternative street tree plan if site or other constraints prevent meeting the placement of one 

street tree per thirty-five feet of property frontage.  

Finding: Complies with Condition. The applicant submitted a revised landscaping plan, dated January 31, 

2012, for the proposed parking lot associated with the Detailed Development Plan for Phase 1 of the Master 

Plan. The landscaping plan identified less than 1 street tree for every 35 feet of frontage along the Division 

Street and Penn Lane frontages.  
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It is feasible that the applicant revise the landscaping plan to include the proper amount of street trees required 

along each frontage.  The parking lot associated with the Detailed Development Plan for Phase 1 of the Master 

Plan extends along the entire Division Street frontage and along a portion of the Penn Lane frontage.  The 

landscaping plan displays the appropriate number of trees abutting the parking lot on the Penn Lane frontage 

however, the street improvements, including street trees along eastern portion of the frontage where the future 

Medical Office Building is identified to be constructed in Phase 3.  Prior to issuance of the proposed Detailed 

Development Plan and Master Plan Phase 1, the applicant shall submit documentation demonstrating 

compliance with OCMC Chapter 12.08 for the Division Street frontage adjacent to the proposed parking lot 

associated with the Phase 1 Detailed Development Plan.  If the applicant submits documentation from an 

engineer indicating the proper spacing cannot me met due to sight line or other unavoidable issues, the 

Community Development Director may approve an alternative such as planting a tree in an alternate location or 

providing a fee-in-lieu.  All future Detailed Development Plans shall demonstrate compliance with this 

standard. The applicant can meet this standard through Condition of Approval 35. 

 

12.08.015.B The following clearance distances shall be maintained when planting trees: 

1. Fifteen feet from streetlights; 

2. Five feet from fire hydrants; 

3. Twenty feet from intersections; 

4. A minimum of five feet (at mature height) below power lines. 

Finding: Complies with Condition. The applicant is required to revise the location of the street trees adjacent 

to the parking lot. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the 

applicant shall submit documentation demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the 

Detailed Development Plan.  All future Detailed Development Plans shall demonstrate compliance with this 

standard. The applicant can meet this standard through Condition of Approval 35. 

 

12.08.015.C All trees shall be a minimum of two inches in caliper at six inches above the root crown and 

installed to city specifications. 

Finding: Complies as Proposed. The street trees proposed are 2-inches in caliper. 

 

12.08.015.D All established trees shall be pruned tight to the trunk to a height that provides adequate clearance 

for street cleaning equipment and ensures ADA complaint clearance for pedestrians.  

Finding: Complies with Condition. The applicant did not provide a response to this criterion. Prior to issuance 

of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit documentation 

demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the Detailed Development Plan.  All future 

Detailed Development Plans shall demonstrate compliance with this standard. The applicant can meet this 

standard through Condition of Approval 35. 

 

12.08.020 - Street tree species selection. 

The community development director may specify the species of street trees required to be planted if there is an 

established planting scheme adjacent to a lot frontage, if there are obstructions in the planting strip, or if 

overhead power lines are present.  

Finding: Complies with Condition.  The applicant submitted a revised landscaping plan, dated January 31, 

2012 identifying the location of street trees, but not identifying the species.  Prior to issuance of a permit 

associated with the site, the applicant shall submit a revised landscaping plan with a street tree from the Oregon 

City Street Tree List for the appropriate tree well width or documentation from the a certified arborist 

demonstrating the appropriateness of the tree species within the size of the tree well. The applicant can meet 

this standard through Condition of Approval 23. 
 

12.08.025 - General tree maintenance. 

Abutting property owners shall be responsible for the maintenance of street trees and planting strips. Topping 

of trees is permitted only under recommendation of a certified arborist, or other qualified professional, if 

required by city staff. Trees shall be trimmed appropriately. Maintenance shall include trimming to remove 
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dead branches, dangerous limbs and to maintain a minimum seven-foot clearance above all sidewalks and ten-

foot clearance above the street. Planter strips shall be kept clear of weeds, obstructing vegetation and trash.  

Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of the 

proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit documentation 

demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the Detailed Development Plan.  All future 

Detailed Development Plans shall demonstrate compliance with this standard. The applicant can meet this 

standard through Condition of Approval 35. 

 

12.08.030 - Public property tree maintenance. 

The city shall have the right to plant, prune, maintain and remove trees, plants and shrubs in all public rights-

of-way and public grounds, as may be necessary to ensure public safety or to preserve and enhance the 

symmetry or other desirable characteristics of such public areas. The natural resources committee may 

recommend to the community development director the removal of any tree or part thereof which is in an unsafe 

condition, or which by reason of its nature is injurious to above or below-ground public utilities or other public 

improvements.  

Finding: Complies with Condition. The applicant did not respond to this section.  Prior to issuance of the 

proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit documentation 

demonstrating compliance with OCMC Chapter 12.08 for Phase 1 of the Detailed Development Plan.  All future 

Detailed Development Plans shall demonstrate compliance with this standard. The applicant can meet this 

standard through Condition of Approval 35. 

 

12.08.035 - Public tree removal. 

Finding: Not Applicable. The applicant did not propose and is not required to remove any street trees with this 

application.  The applicant shall submit an application for street tree removal if any street trees are required to 

be removed to accommodate the proposed construction or conditions of approval. 

 

12.08.040 - Heritage Trees and Groves. 

Finding: Not Applicable. The applicant does not have any designated heritage trees or groves onsite and is not 

proposing or required to designate any trees. 

 

12.08.045 - Gifts and funding. 

Finding: Not Applicable. The applicant has not proposed and the City has not required any gift or funding for 

street trees. 

 

12.08.050 - Violation—Penalty. 

The violation of any provision of this Chapter shall be constitute a civil infraction, subject to code enforcement 

procedures of Chapter 1.16 and/or Chapter 1.20.  

Finding: Not Applicable. This application does not include a violation. 

 

CHAPTER 17.54.100  SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS- FENCE, 

HEDGE & WALLS 

Finding: Not Applicable.  The applicant has not requested to install a fence, hedge or wall onsite.  All future 

fences, hedges and walls shall be subject to review for compliance with the Oregon City Municipal Code. 

 

CHAPTER 17.58 NONCONFORMING USES, STRUCTURES AND LOTS 

Finding: Complies with Condition.  The site is currently nonconforming as it does not comply with the 

current standards for parking lot landscaping, etc.  OCMC Chapter 17.58.040.C.2.a requires upgrades to 

nonconforming portions of the site for additions and exterior alterations more than $75,000.  Per OCMC 17.58, 

ten percent of the project cost shall be allocated to assuring compliance with pedestrian circulation systems, 

minimum perimeter parking lot landscaping, minimum interior parking lot landscaping, minimum site 

landscaping requirements, bicycle parking by upgrading existing racks and providing additional spaces, 
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screening, and paving of surface parking and exterior storage and display areas.  Depending on the cost of 

construction, it is anticipated that all of the aforementioned nonconforming items would be upgraded within the 

Master Plan. 

 

The applicant proposed to upgrade an existing parking lot to comply with all standards of the Oregon City 

Municipal Code with phase 1 of the Master Plan.  The nonconforming portions of the site will be reviewed upon 

review of subsequent Detailed Development Plans implementing Phases 2 and 3.  Prior to final of permits 

associated with the Detailed Development Plan for Phase 2 of the Master Plan, the applicant shall submit a 

phasing plan displaying the general location and prioritization of  the nonconforming upgrades to the site 

required per OCMC 17.58.040.C.  Each Detailed Development Plan will be reviewed for compliance with the 

Nonconforming chapter in the Oregon City Municipal Code.  The applicant can meet this standard by 

complying with condition of approval 36. 

 

RECOMMENDATION:  
Based on the analysis and findings as described above, Staff recommends the Planning Commission 

conditionally approve Planning files CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, NR 11-05: 

Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment for the properties located at 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 2500, 2800, 2900, 3100, 

3900, 4000, 4100, 4200, 4400, 4600, Clackamas County Map 2-2E-32AA, TL 400 and Clackamas County Map 

2-2E-32AC, TL 101, 201. 

 

EXHIBITS: 
1. Vicinity Map 

2. Applicant‟s Narrative and Site Plan (On-File) 

3. Staff Report for Conditional Use file CU 03-03 

4. Staff Report for Site Plan and Design Review file SP03-19 

5. Comments Submitted by John Replinger, Replinger and Associates  

6. Engineering Policy 00-01 (On-File) 

7. Comments submitted by Gail Curtis, Senior Planner at Oregon Department of Transportation  

8. Comments submitted by Denyse McGriff of the McLoughlin Neighborhood Association  

9. Comments submitted by Paul Edgar of the Citizen Involvement Committee  

10. Comments submitted by Tim Powell, Chair of the McLoughlin Neighborhood Association  

11. Comments submitted by Michael Robinson, dated February 17, 2012  

12. Comments submitted by Nancy Bush, Code Enforcement Manager  

 

 

 

 

 

 

RECOMMENDED CONDITIONS OF APPROVAL 

CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, 

NR 11-05: Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment 

 

1. The applicant shall construct this development as proposed in this application and as required by the 

attached conditions of approval. 

2. Prior to issuance of the first Detailed Development Plan for Phase 3, the applicant shall submit 

documentation demonstrating that the master plan complies with the minimum floor area ratio of 0.25. (P) 

3. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a revised calculation demonstrating the master plan does not have more than eighty percent site 

coverage of buildings and parking lots.  (P) 
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4. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1,  the applicant shall 

submit a revised calculation demonstrating compliance with the minimum landscaping standards in Chapter 

17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code. (P) 

5. The applicant shall install the following public improvements as required. 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot 

wide full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft 

tree wells, bike lane striping and markings, street lighting, and street trees.   

o Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax 

Lot 1900 and 2000.  Construction of full depth pavement restoration from the northern end of the ED 

improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the opposing 

side.  New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping and markings, 

street lighting, and street trees. 

o Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and Penn 

Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in Phase 

1) and 10 feet on the opposing side.   

o Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet 

from centerline on the west side.  Construction of full depth pavement restoration between 15
th
 Street 

and 16
th
 Street for a width of 26 feet on the western half and 10 feet on the opposing side (if not 

completed by other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, 

bike lane striping and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street dedication.  

Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and gutter, 4.5-

foot planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing ADA ramp at 

southeast corner of Davis Road/Division Street. 

o Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant‟s Engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design).  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with street 

trees, 5 ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant‟s engineer‟s analysis/design (and 

coordination with City‟s Pavement Condition Index at time of design) across the tax lot frontages for 

a width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the existing 

street lighting and install as necessary to meet current IES.  Installation of street trees in existing 

planter strip and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width 

of about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, street 

trees, and street lighting.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation 

system from Phases 2 and 3 which would be constructed up to 10 years in the future.  A determination of 

the adequacy of the existing traffic infrastructure, the extent of the Providence Willamette Falls impacts, 

what improvements in the form of mitigation measures will be required, and/or the portion of the 

construction costs of those measures which should be borne by the Providence Willamette Falls, will be 

made at the time of consideration of the detailed development plan for each Phase 2 and 3.  Cost estimates 

shall be based on estimates contained in the Regional Transportation Plan or Oregon City Transportation 



 

 
 

Providence Willamette Falls Hospital: CP 11-01, DP 11-03, NR 11-05 and LL 11-07                                                                                      55 

  

System Plan, whichever is most current, with cost estimates updated by applying a published construction 

cost index.  For projects already programmed for construction, the final project cost of most current cost 

estimates shall be utilized.  If the impacts cannot be adequately mitigated based on the standards in effect at 

the time of filing the detailed development application, the detailed development plan will be denied. (P 

and DS) 

6. The applicant is responsible for this project‟s compliance with Engineering Policy 00-01. (DS) 

7. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

install a pedestrian accessway within or adjacent to the proposed parking lot which complies with the 

Oregon City Municipal Code and provides safe access to pedestrians walking from the northern portion of 

the parking lot south towards the main hospital facility.  (P) 

8. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing 

water lines for new future facilities as required by plumbing code. (DS) 

9. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing 

sanitary sewer for new future facilities as required by plumbing code. (DS) 

10. The applicant shall provide stormwater facilities as necessary for street improvements and facility 

construction.  Downstream conveyance calculations/analysis shall be performed for all existing storm 

systems where the applicant‟s new facilities increase the stormwater flow.  (DS) 

11. The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 

Street exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the 

eastern end of the storm line as necessary.  (DS) 

12. During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to 

determine extent of stormwater detention and water quality that are required by the current code and 

implement appropriate Low Impact Design efforts. (DS) 

13. New fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review. (DS) 

14. The development proposal shall be reviewed for compliance with the Clackamas County Fire Department 

upon submittal of the Detailed Development Plan. (DS) 

15. In order to mitigate the impact of the adjustment to increase the number of contiguous parking stalls 

permitted without landscape strips, the applicant shall increase the minimum interior parking lot 

landscaping from 10% to 12%.  The applicant may choose not to utilize the adjustment for a particular 

parking lot.  If a parking lot does not utilize the adjustment and provides no more than eight contiguous 

parking spaces without an interior landscape strip, the applicant does not have to increase the minimum 

interior parking lot landscaping for that parking lot from 10% to 12%. (P) 

16. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a tree mitigation plan displaying the location of the 4 mitigation trees per OCMC Chapter 17.41.   

(P) 

17. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation displaying compliance with the tree protection standards in OCMC Chapter 

17.41.130 of the Oregon City Municipal Code. (P) 

18. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient parking for the proposed development to demonstrate compliance 

with the number of parking spaces required in OCMC 17.52.020 and that all loss of existing parking due to 

nonconforming upgrades has been mitigated by installing an additional parking stall onsite.  Prior to 

issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

demonstrate that the Providence Willamette Falls campus associated with the Master Plan complies with the 

with the number of parking spaces required in OCMC 17.52.020.  (P) 

19. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation indicating the minimum required parking spaces shall be available for the parking of 

operable passenger automobiles of residents, customers, patrons and employees only, and shall not be used 

for storage of vehicles or materials or for the parking of trucks used in conducting the business or use. (P) 
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20. Prior to issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

submit sufficient documentation to demonstrate the subject site complies with the carpool and vanpool 

parking standards in OCMC Chapter 17.52.030.E.  (P) 

21. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient bicycle parking for the proposed development to demonstrate 

compliance OCMC 17.52.040.  Prior to issuance of permits associated with the Detailed Development Plan 

for Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with 

the Master Plan complies with the with the bicycle parking spaces required in OCMC 17.52.040.  (P) 

22. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with landscaping in all areas of the parking lot which are not used 

for parking, maneuvering, or circulation.  (P) 

23. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with a street tree from the Oregon City Street Tree List for the 

appropriate tree well width or documentation from the a certified arborist demonstrating the appropriateness 

of the tree species and documentation demonstrating that all required landscaping trees shall be of a 

minimum two-inch minimum caliper size (though it may not be standard for some tree types to be 

distinguished by caliper) and planted according to American Nurseryman Standards. (P) 

24. Prior to issuance of a permit associated with Detailed Development Plan for Phase 1the applicant shall 

submit documentation assuring that all landscaped areas within the proposed parking lot include irrigation 

systems unless an alternate plan is submitted, and approved by the community development director, that 

can demonstrate adequate maintenance. (P) 

25. Prior to final of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

prune vegetation, relocate signage and review on-street parking as required in the transportation impact 

study by Julia Kuhn, PE of Kittleson and Associates (Exhibit 2) for proper sight distance. (P and DS) 

26. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that the proposed parking lot complies with the parking lot incorporate 

design standards in accordance with Chapter 13.12, Stormwater Management. (DS) 

27. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot 

landscaping standards in OCMC 17.52.060.B. (P) 

28. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot 

landscaping standards in OCMC 17.52.060.C. (P) 

29. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping 

standards in OCMC 17.52.060.D. (P) 

30. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that within three years, cover one hundred percent of the landscape 

area and no mulch, bark chips, or similar materials shall be allowed at the time of landscape installation 

except under the canopy of shrubs and within two feet of the base of trees. (P) 

31. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a recorded access easement with all adjacent sites where access is obtained. (P) 

32. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit sufficient documentation demonstrating maintenance in accordance with the standards identified in 

OCMC 17.62.050.A.10. (P) 

33. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall 

submit documentation demonstrating that for all new buildings, where there is one hundred feet or more of 

frontage at least sixty percent of the site frontage width shall be occupied by buildings placed within five 

feet of the property line, unless a greater setback is accepted under the provisions of Section 17.62.055D. 

For sites with less than one hundred feet of street frontage, at least fifty percent of the site frontage width 

shall be occupied by buildings placed within five feet of the property line unless a greater setback is 

accepted under the provisions of Section 17.62.055D. (P) 
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34. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a photometric plan demonstrating compliance with OCMC 17.62.065 for the pedestrian walkway 

within the parking lot. (P) 

35. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit documentation demonstrating compliance with OCMC Chapter 12.08 for the Division Street 

frontage adjacent to the proposed parking lot associated with the Phase 1 Detailed Development Plan.  If the 

applicant submits documentation from an engineer indicating the proper spacing cannot me met due to sight 

line or other unavoidable issues, the Community Development Director may approve an alternative such as 

planting a tree in an alternate location or providing a fee-in-lieu.  (P) 

36. Prior to final of permits associated with the Detailed Development Plan for Phase 2 of the Master Plan, the 

applicant shall submit a phasing plan displaying the general location and prioritization of  the 

nonconforming upgrades to the site required per OCMC 17.58.040.C.  Each Detailed Development Plan 

will be reviewed for compliance with the Nonconforming chapter in the Oregon City Municipal Code.  (P) 

37. The applicant shall sign a Non-Remonstrance Agreement (NRA) prior to final occupancy for any Phase or 

portion of a Phase built on a property not already covered by a NRA for the purpose of making sanitary 

sewer, storm sewer, water or street improvements in the future that benefit the property and assessing the 

cost to benefited properties pursuant to the City‟s capital improvement regulations in effect at the time of 

such improvement; this includes paying the document recording fee.   (DS) 

 

(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 
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NOTICE OF LAND USE DECISION 
DATE OF MAILING OF THE DECISION: March 1, 2012 

 
 

FILE NO.:   CP 11-01: Master Plan 

    DP 11-03: Detailed Development Plan           

NR 11-05: Natural Resource Overlay Exemption 

LL 11-07: Lot Line Adjustment                         

 

APPLICATION TYPE: Type III 

 

APPLICANT/ Providence Willamette Falls Medical Center 

OWNER: C/o Russell Reinhard 

 1500 Division Street 

Oregon City, Oregon 97045 

 

REPRESENTATIVE: Peterson Kolberg & Associates 

C/o Steve Kolberg 

6969 SW Hampton Street 

   Portland, Oregon 97223 

 

REQUEST: The applicant submitted a Concept (General) Development Plan, Detailed 

Development Plan, Lot Line Adjustment and Natural Resource Overlay District 

Exemption to analyze the build out of the Providence Willamette Falls Hospital over 

the next 10 years and construct a parking lot. 

 

LOCATION:  1500 Division Street, Oregon City, OR 97045 

Clackamas County Map 2-2EAB, Tax Lots 1201, 1900, 2000, 2100, 2200, 2400, 

2500, 2800, 2900, 3100, 3900, 4000, 4100, 4200, 4400, 4600 

 Clackamas County Map 2-2E-32AA, TL 400 and  

 Clackamas County Map 2-2E-32AC, TL 101, 201 

 

DECISION:  Approval with Conditions. 

 

On February 27, 2012, after reviewing all of the evidence in the record and considering all of the arguments 

made by the applicant, opponents and interested parties, the Planning Commission concluded by a 5-0 vote 

that the applications would meet the requirements of each applicable section of the Oregon City Municipal 

Code as proposed by the applicant or with conditions adopted by the Commission.  Therefore, the Planning 

Commission adopts as their own the staff report with conditions and approves with conditions the 

application.   

 

The decision of the Planning Commission is final unless appealed to the City Commission within 

fourteen (14) days following the mailing of this notice.  Only persons who participated in the process, 

either through written comments or public testimony, may appeal this limited land use decision.  The request 

for a hearing shall be in writing.  The request for a hearing shall demonstrate how the party is aggrieved or 

how the proposal does not meet the applicable criteria.  The application, decision (including specific 
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conditions of approval), and supporting documents are available for inspection at the Oregon City Planning 

Division.  Copies of these documents are available (for a fee) upon request. 

 

 

A city-recognized neighborhood association with standing that is requesting an appeal fee waiver 

pursuant to 17.50.290(C) must officially approve the request through a vote of its general membership 

or board at a duly announced meeting prior to the filing of an appeal.   

 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE 

PLANNING DIVISION OFFICE AT (503) 722-3789. 

 

 

 

CONDITIONS OF APPROVAL 

CP 11-01: Master Plan, DP 11-03: Detailed Development Plan, 

NR 11-05: Natural Resource Overlay Exemption and LL 11-07: Lot Line Adjustment 

 

1. The applicant shall construct this development as proposed in this application and as required by the attached 

conditions of approval. 

2. Prior to issuance of the first Detailed Development Plan for Phase 3, the applicant shall submit documentation 

demonstrating that the master plan complies with the minimum floor area ratio of 0.25. (P) 

3. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a revised calculation demonstrating the master plan does not have more than eighty percent site 

coverage of buildings and parking lots.  (P) 

4. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1,  the applicant shall 

submit a revised calculation demonstrating compliance with the minimum landscaping standards in Chapter 

17.31.060.G and 17.62.050.A.1 of the Oregon City Municipal Code. (P) 

5. The applicant shall install the following public improvements as required. 

 Division Street, a Minor Arterial, would be improved with each phase of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, 

bike lane striping and markings, street lighting, and street trees.   

o Phase 2 (Front Entry Improvements and Birthplace Expansion):  Match improvements from ED 

expansion approved in CU 03-03, including but not limited to a 4-foot ROW dedication across Tax Lot 

1900 and 2000.  Construction of full depth pavement restoration from the northern end of the ED 

improvements to Davis Road for a width of 26 feet on the eastern half and 10 feet on the opposing side.  

New curb and gutter, 8-foot sidewalk with 4- by 6-ft tree wells, bike lane striping and markings, street 

lighting, and street trees. 

o Phase 3 (East MOB):  Construction of full depth pavement restoration between Davis Road and Penn 

Lane for a width of 20 feet on the eastern half (2-inch mill on the easternmost 2.5 feet done in Phase 1) 

and 10 feet on the opposing side.   

o Phase 3 (West MOB):  A 4-foot ROW dedication from 15
th
 Street to 16

th
 Street to provide 34 feet from 

centerline on the west side.  Construction of full depth pavement restoration between 15
th
 Street and 16

th
 

Street for a width of 26 feet on the western half and 10 feet on the opposing side (if not completed by 

other phases).  Construction of curb and gutter, 8 ft sidewalk with 4- by 6-ft tree wells, bike lane striping 

and markings, street lighting, and street trees.   

 Davis Road, a Local Street, would be improved with Phase 1 and 2 of the Master Plan as follows: 

o Phase 1 (Parking Lot Improvements between Davis Road and Penn Lane):  A 1-foot street dedication.  

Construction of 2.5-foot wide full depth pavement restoration adjacent to new curb and gutter, 4.5-foot 

planter strip with street trees, 5 ft sidewalk, and street lighting.  Provide opposing ADA ramp at southeast 

corner of Davis Road/Division Street. 

o Phase 2 (Front Entry Improvements):  Dedication to result in 26.5 feet of ROW on the southern side.  

Construction of pavement restoration as determined by Applicant’s Engineer’s analysis/design (and 
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coordination with City’s Pavement Condition Index at time of design).  Construction of 2.5-foot wide 

full depth pavement restoration adjacent to new curb and gutter, 4.5-foot planter strip with street trees, 5 

ft sidewalk, and street lighting. 

 15
th
 Street, a Collector, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (West MOB):  There is 38 feet of existing pavement, with 19 feet on the MOB side. 

Construction of pavement restoration as determined by applicant’s engineer’s analysis/design (and 

coordination with City’s Pavement Condition Index at time of design) across the tax lot frontages for a 

width of 19 feet on the northern half and 10 feet on the opposing side.  Evaluation of the existing street 

lighting and install as necessary to meet current IES.  Installation of street trees in existing planter strip 

and bike route signs.   

 Penn Lane, a Local Street, would be improved with Phase 3 of the Master Plan as follows: 

o Phase 3 (East MOB):  Construction of full pavement section adjacent to 1716 Penn Lane for a width of 

about 6 feet on the southern half with curb and gutter, 4.5-foot planter strip, 5-foot sidewalk, street trees, 

and street lighting.   

 

Although this Master Plan approval is for all three phases of the project, it is not possible at this time to 

determine what transportation improvements may be required to mitigate impacts on the transportation system 

from Phases 2 and 3 which would be constructed up to 10 years in the future.  A determination of the adequacy 

of the existing traffic infrastructure, the extent of the Providence Willamette Falls impacts, what improvements 

in the form of mitigation measures will be required, and/or the portion of the construction costs of those 

measures which should be borne by the Providence Willamette Falls, will be made at the time of consideration 

of the detailed development plan for each Phase 2 and 3.  Cost estimates shall be based on estimates contained 

in the Regional Transportation Plan or Oregon City Transportation System Plan, whichever is most current, 

with cost estimates updated by applying a published construction cost index.  For projects already programmed 

for construction, the final project cost of most current cost estimates shall be utilized.  If the impacts cannot be 

adequately mitigated based on the standards in effect at the time of filing the detailed development application, 

the detailed development plan will be denied. (P and DS) 

6. The applicant is responsible for this project’s compliance with Engineering Policy 00-01. (DS) 

7. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

install a pedestrian accessway within or adjacent to the proposed parking lot which complies with the Oregon 

City Municipal Code and provides safe access to pedestrians walking from the northern portion of the parking 

lot south towards the main hospital facility.  (P) 

8. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing water 

lines for new future facilities as required by plumbing code. (DS) 

9. During the Detailed Development Plan reviews, the applicant shall provide connection to new/existing sanitary 

sewer for new future facilities as required by plumbing code. (DS) 

10. The applicant shall provide stormwater facilities as necessary for street improvements and facility construction.  

Downstream conveyance calculations/analysis shall be performed for all existing storm systems where the 

applicant’s new facilities increase the stormwater flow.  (DS) 

11. The applicant shall comply with the Oregon City Stormwater Design Standards and evaluate the existing 

stormwater facilities on 15
th
 Street during Phase 3, West MOB.  Current street curb drainage flow on 15

th
 Street 

exceeds the 400-foot length standard on the north side.  Construct a curb basin to connect into the eastern end 

of the storm line as necessary.  (DS) 

12. During each of the Detailed Development Plan reviews, the applicant shall provide site analysis to determine 

extent of stormwater detention and water quality that are required by the current code and implement 

appropriate Low Impact Design efforts. (DS) 

13. New fire hydrants would be placed according to fire department code at the time of individual Detailed 

Development Plan review. (DS) 

14. The development proposal shall be reviewed for compliance with the Clackamas County Fire Department upon 

submittal of the Detailed Development Plan. (DS) 

15. In order to mitigate the impact of the adjustment to increase the number of contiguous parking stalls permitted 

without landscape strips, the applicant shall increase the minimum interior parking lot landscaping from 10% 

to 12%.  The applicant may choose not to utilize the adjustment for a particular parking lot.  If a parking lot 
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does not utilize the adjustment and provides no more than eight contiguous parking spaces without an interior 

landscape strip, the applicant does not have to increase the minimum interior parking lot landscaping for that 

parking lot from 10% to 12%. (P) 

16. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit a tree mitigation plan displaying the location of the 4 mitigation trees per OCMC Chapter 17.41.   (P) 

17. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation displaying compliance with the tree protection standards in OCMC Chapter 17.41.130 

of the Oregon City Municipal Code. (P) 

18. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient parking for the proposed development to demonstrate compliance with 

the number of parking spaces required in OCMC 17.52.020 and that all loss of existing parking due to 

nonconforming upgrades has been mitigated by installing an additional parking stall onsite.  Prior to issuance 

of permits associated with the Detailed Development Plan for Phase 3, the applicant shall demonstrate that the 

Providence Willamette Falls campus associated with the Master Plan complies with the with the number of 

parking spaces required in OCMC 17.52.020.  (P) 

19. Prior to issuance of permits associated with the Detailed Development Plan for Phase 1, the applicant shall 

submit documentation indicating the minimum required parking spaces shall be available for the parking of 

operable passenger automobiles of residents, customers, patrons and employees only, and shall not be used for 

storage of vehicles or materials or for the parking of trucks used in conducting the business or use. (P) 

20. Prior to issuance of permits associated with the Detailed Development Plan for Phase 3, the applicant shall 

submit sufficient documentation to demonstrate the subject site complies with the carpool and vanpool parking 

standards in OCMC Chapter 17.52.030.E.  (P) 

21. Prior to issuance of permits associated with any Detailed Development Plan, the applicant shall demonstrate 

that the subject site provides sufficient bicycle parking for the proposed development to demonstrate 

compliance OCMC 17.52.040.  Prior to issuance of permits associated with the Detailed Development Plan for 

Phase 3, the applicant shall demonstrate that the Providence Willamette Falls campus associated with the 

Master Plan complies with the with the bicycle parking spaces required in OCMC 17.52.040.  (P) 

22. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with landscaping in all areas of the parking lot which are not used for 

parking, maneuvering, or circulation.  (P) 

23. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan with a street tree from the Oregon City Street Tree List for the 

appropriate tree well width or documentation from the a certified arborist demonstrating the appropriateness of 

the tree species and documentation demonstrating that all required landscaping trees shall be of a minimum 

two-inch minimum caliper size (though it may not be standard for some tree types to be distinguished by 

caliper) and planted according to American Nurseryman Standards. (P) 

24. Prior to issuance of a permit associated with Detailed Development Plan for Phase 1the applicant shall submit 

documentation assuring that all landscaped areas within the proposed parking lot include irrigation systems 

unless an alternate plan is submitted, and approved by the community development director, that can 

demonstrate adequate maintenance. (P) 

25. Prior to final of building permits associated with Detailed Development Plan for Phase 1, the applicant shall 

prune vegetation, relocate signage and review on-street parking as required in the transportation impact study 

by Julia Kuhn, PE of Kittleson and Associates (Exhibit 2) for proper sight distance. (P and DS) 

26. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that the proposed parking lot complies with the parking lot incorporate 

design standards in accordance with Chapter 13.12, Stormwater Management. (DS) 

27. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.B. (P) 

28. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the perimeter parking lot landscaping 

standards in OCMC 17.52.060.C. (P) 
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29. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit a revised landscaping plan demonstrating compliance with the interior parking lot landscaping 

standards in OCMC 17.52.060.D. (P) 

30. Prior to issuance of building permits associated with Detailed Development Plan for Phase 1, the applicant 

shall submit documentation assuring that within three years, cover one hundred percent of the landscape area 

and no mulch, bark chips, or similar materials shall be allowed at the time of landscape installation except 

under the canopy of shrubs and within two feet of the base of trees. (P) 

31. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit a 

recorded access easement with all adjacent sites where access is obtained. (P) 

32. Prior to final of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall submit 

sufficient documentation demonstrating maintenance in accordance with the standards identified in OCMC 

17.62.050.A.10. (P) 

33. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 3, the applicant shall 

submit documentation demonstrating that for all new buildings, where there is one hundred feet or more of 

frontage at least sixty percent of the site frontage width shall be occupied by buildings placed within five feet 

of the property line, unless a greater setback is accepted under the provisions of Section 17.62.055D. For sites 

with less than one hundred feet of street frontage, at least fifty percent of the site frontage width shall be 

occupied by buildings placed within five feet of the property line unless a greater setback is accepted under the 

provisions of Section 17.62.055D. (P) 

34. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit a photometric plan demonstrating compliance with OCMC 17.62.065 for the pedestrian walkway 

within the parking lot. (P) 

35. Prior to issuance of the proposed Detailed Development Plan and Master Plan Phase 1, the applicant shall 

submit documentation demonstrating compliance with OCMC Chapter 12.08 for the Division Street frontage 

adjacent to the proposed parking lot associated with the Phase 1 Detailed Development Plan.  If the applicant 

submits documentation from an engineer indicating the proper spacing cannot me met due to sight line or other 

unavoidable issues, the Community Development Director may approve an alternative such as planting a tree 

in an alternate location or providing a fee-in-lieu.  (P) 

36. Prior to final of permits associated with the Detailed Development Plan for Phase 2 of the Master Plan, the 

applicant shall submit a phasing plan displaying the general location and prioritization of  the nonconforming 

upgrades to the site required per OCMC 17.58.040.C.  Each Detailed Development Plan will be reviewed for 

compliance with the Nonconforming chapter in the Oregon City Municipal Code.  (P) 

37. The applicant shall sign a Non-Remonstrance Agreement (NRA) prior to final occupancy for any Phase or 

portion of a Phase built on a property not already covered by a NRA for the purpose of making sanitary sewer, 

storm sewer, water or street improvements in the future that benefit the property and assessing the cost to 

benefited properties pursuant to the City’s capital improvement regulations in effect at the time of such 

improvement; this includes paying the document recording fee.   (DS) 

 

(P) = Verify that condition of approval has been met with the Planning Division. 

(DS) = Verify that condition of approval has been met with the Development Services Division. 



Providence Willamette Falls 
Medical Center 
t 500 Division St. 
Oregon City. OR 97045 
t' 503.656 163 
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February 17, 2012 

To whom it may concern: 

f l DENCE 
Willamette Falls 
Medical Center 

In the interest of controlling congestion and being good neighbors, PWFMC has made recent 
changes to their campus parking policy. The most significant to our neighbors is that employee 
parking has been restricted on the streets nearest the hospital. We have made the area within 
three blocks of the campus a "no employee parking" zone. We have also instituted a parking 
hotline. It is a designated number for neighbors to call and let us know about any vehicles that 
might be blocking driveways or are parked inappropriately. That number is 503-215-0615. The 
parking regulations are strictly enforced and violations may result in the issuance of citations and 
di sciplinary actions. 

We have made changes to our campus parking to provide for more employee spots on our main 
campus. We have also assigned areas for short-term parking - two hours or less. 

ln addition, all PWFMC employees, volunteers and physicians must register their vehicles witb 
security and display a fully visible parking permit on any vehicle they drive to work. 

It's only been a week, but I personally have noticed a significant difference in the amount of 
parking available on the streets around the facility. This should only continue to improve with 
time. 

Best wishes. ) 

il{)Jc£14<; 
Russ Reinhard 
Chief Executive 

\\wn2074\uscrs\p36 I 643\my documcnts\rcinhard\parking po l icy.doc 
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GENERAL OPERATING POLICY 

Effective: PMH  May 1999                             Policy No: 340.00 
PPMC  May 1997  
PSVMC August 1998 
PCC, POP, TBC, MBC, SATELLITES July 2000 
PWFMC, PHRMC, PNMC  October 2011 

  
  
SUBJECT: PARKING PROGRAM  
  
 
I. OBJECTIVES:  
 
  

A. To support the Providence Health & Services’ mission and 
responsibility to ensure adequate parking for our patients and 
visitors while providing reasonable and cost free parking 
opportunities for our staff.  

B. To control traffic congestion in the neighborhood and to ensure 
practical and respectful use of parking availability and to promote 
utilization of alternative means of transportation.  

C. To establish responsibility for compliance with and enforcement of 
this policy and its regulations.  

 
  
II. POLICY STATEMENT: 
  

A. All staff, students, physicians, patients, volunteers and guests will 
abide by the basic Oregon driving rules while on the Providence 
Health & Services’ property including, one-way, speed limit and 
other like signs.  

B. Staff and students are expected to obey indicated vehicle driving 
and parking regulations to promote a safe environment and ensure 
that parking spaces are available to benefit patients, physicians, 
visitors and volunteers of Providence Health & Services.  

C. Providence Health & Services promotes alternative modes of 
transportation and may provide specific parking spaces for 
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carpool, motorcycle and bicycle parking based on facility need.  Car 
pools must have two (2) or more occupants to qualify for parking in 
the reserved areas.  Permits for carpool are required and they may 
be obtained through Security Services.  

D. All staff, physicians, students and volunteers are assigned to 
specific parking areas at all entities. (Refer to attachments).  All 
vehicles must be registered with Security Services and display a 
parking decal as directed on any vehicle they park on a Providence 
Health & Services’ campus.   

 
  
III. PROCEDURE:  
 
  

A. Regional employees or other staff members who travel from one 
entity to another will abide by each facility’s parking program.  

B. Employees with a temporary disability may obtain assistance 
through Employee Health Services, to determine if the employee 
may be eligible to obtain a Handicapped Permit, issued by the 
State of Oregon.  This state permit affords the holder to park in any 
designated disabled parking space regardless of its location on a 
campus.  

C. Providence Health & Services assumes no liability

D. Security Services will make a reasonable attempt to locate the 
owner prior to towing a vehicle. Only when vehicles are blocking 
traffic or illegally parked will a towing company be called.  Vehicles 
may be relocated to another area on the campus rather than taken 
off site.  Owners of the vehicles are responsible for towing charges.  
Abandoned vehicles may be towed after a 72 hour notice is posted 
on the vehicle.    

 for theft, 
damage, or vandalism to any vehicle, cycle or personal property 
parked on the campus and/or surface parking lots. 

E. A vehicle registration form must be filled out completely and 
submitted to Security Services prior to issuance of parking decals.  
It is the staff’s responsibility to update the form when vehicle 
information has changed. 

F. Employees who violate the Parking Policy will be subject to the 
corrective action process as outlined in HR Policy #603, 
Performance Management.  When the manager receives 
notification of a violation they should work with their Human 
Resources Business Partner. Whenever circumstances are present 
that make him/her unable to comply with the terms of this policy, 
staff members will immediately contact the appropriate facility 
office.  

  



Page 3                                                                                        Policy No. 340.00  
 

  
IV. FACILITIES:  

Providence St. Vincent Medical Center (refer to attachment A)  
Providence Portland Medical Center (refer to attachment B)  
Providence Milwaukie Hospital (refer to attachment C)  
Providence Office Park (refer to attachment D)  
Satellite Buildings (refer to attachment E)  
Providence Child Center (refer to attachment F)  
Tigard Business Center (refer to attachment G) 
Halsey Business Center (refer to attachment H) 
Providence Hood River Memorial Hospital (refer to attachment I) 
Providence Newberg Medical Center (refer to attachment J) 
Providence Medford Medical Center (refer to attachment K) 
Providence Seaside Hospital (refer to attachment L) 
  
 

List Cross-Reference:  
  HR Policy #603 – Performance Management 
 Security Services Policy #6.04 – Vehicular Access to Urgent Care Areas 
   
 
 
APPROVED BY:   

 
 
 
 
 
 
 
 
 
 
 

Greg Van Pelt 
Senior Vice President/Chief Executive-Oregon Region 
Providence Health and Services – Oregon 
Date:  December 2011 
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Providence St. Vincent Medical Center Parking 

 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be 
registered with Security and display a fully visible parking permit on any vehicle they drive to 
work.  Permit should be placed on left rear (driver’s side) of vehicle on the window or bumper if 
you park front end in.  If you back in, the permit should be placed on the left front (driver’s side) of 
vehicle on the window or bumper being careful not to obstruct the vehicle identification number 
located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 

NOTE: Sections pertaining to the West Parking Structure have been endorsed by the 
Providence St. Vincent Medical Condominium Board represented by Providence Health 
and Services and Kaiser Permanente.  

 
 General parking (unless specifically designated otherwise): 

a. North Parking Structure, all levels, all shifts, all days  
b. Contractor parking, North Parking Structure, 7th and 8th 

 
floor  

c. Surface parking areas are limited to oversized vehicles, 2-hour parking and 
designated physicians.  

d. West Parking Structure, 3rd, 5th, 6th floors, and ramp 4-B.  Employees and 
physicians of Mother Joseph Plaza only

e. Sign restrictions are applicable at all times of the day, all shifts, all days of the 
week. 

. 

Volunteer parking:  
a. East Parking Structure, 4th 

 
and 5th 

 
levels 

b. North Parking Structure, all levels other than designated spaces. 
Physician parking:  

c. East Parking Structure, all levels 5:00am - 9:00am.  
d. North Parking Structure, all levels, reserved spaces on lower, first floor and 3rd

 

levels. 
e. West Parking Structure, reserved spaces on ground level and 1st floor, ED area 

near the helipad when called in for emergencies.   
The Baltic Ave. entrance (formerly 98th St.) is only for use by: 

a. Emergency Department patients and ambulance traffic. 
b. Campus employees who park in the North Parking Structure. 
c. Medical Center deliveries. 
d. All others shall use the main campus entrance on Barnes Rd. 

 
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
Thank you for following the parking regulations.  They are designed to provide patients and 
visitors with the safest and most convenient access to our campus.  Please be advised that the 
parking regulations are strictly enforced and violations may result in the issuance of citations and 
disciplinary actions taken.  Please do not hesitate to contact Security for clarification or 
assistance. 
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Providence Portland Medical Center Parking 

 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 

GLISAN STREET GARAGE 
 
ALL SHIFTS:  
  
North Structure:  Levels E, F, G  

Note: Level C access available 10:30 am to 11:30 am and 1:30 pm to 4:00 am. 
East Structure: Levels E, F, G, and H 
West Structure: Levels A, F, G 

 
Motorcycle Parking is available on levels C, E, F, North structure. 
Car pool parking is available in the North employee parking area on Level A with permit.  See Security 
for permit. 
   

47TH STREET GARAGE 
 

ALL SHIFTS: 
 

Levels C and above. 
 

Oversize Parking 
 
PPMC does not offer specific oversized parking on campus.  See security for locations available off 
campus. 

 
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
VOLUNTEERS: 
Volunteers with limited mobility are allowed to park in Visitor/Patient areas via their own 
discretion. 
 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance.
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Providence Milwaukie Hospital Parking 
 

All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 

 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 
Staff/student parking is allowed: 
 

Employee Lot, all shifts – all spaces 
Annex Lot, non-posted parking spaces only – all shifts 
NWPC Lot, spaces posted for hospital employees only – all shifts 
West Entrance Lot, after 2 PM and prior to 8 AM only (evening and night 
shifts preferred) 
Physician Lot, after 2 PM and prior to 6 AM only (evening and night shifts 
preferred) 
32nd Avenue Lot, all shifts 
Healing Place Lot, all shifts in section designated for employees 
Llewellyn Lot, all shifts 

 
 
 

STAFF PARKING IS NOT ALLOWED IN THE FOLLOWING AREAS: 
 
Staff/student Parking is NOT allowed: 
  

ED Lot, all shifts – all spaces 
 Handicap, (unless permitted by the State) 
 Other spaces requiring special permits 
 Neighborhood property or streets surrounding the campus 
 
 

Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions.  Please 
do not hesitate to contact Security for clarification or assistance. 
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                           Providence Office Park Campus Parking 
  
All staff, students and volunteers are assigned to the following areas. All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work. Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in. If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard.  
 
STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS:  
 
1.   POLICY  
 
All Providence Office Park employees are directed to park in the designated parking structures, or off 
street parking lots, Monday through Friday, 7:00 a.m. - 7:00 p.m. All vehicles must be registered with 
Security and display a parking decal on the left side of the rear bumper or window or on the driver side 
front bumper or windshield area of any vehicle driven to work. Vehicles are allowed to back in as long as 
the permit is visible on the front. 
 
 
A.  Permitted Parking:

Staff has permitted parking from Monday thru Friday, 7:00 a.m. – 7:00 p.m., with an authorized 
parking decal, in Parking Structures # 1, 2, and 3; except, in the designated restricted parking 
spaces as outlined in this policy. Also, staff may park in the Multnomah lot. 

  

 
The Multnomah Parking Lot gates are unlocked at approximately 5:00 a.m., Monday thru    
Friday and are not locked in the evening until the last vehicle has left the lot.  

 
 
B.  Two-hour Limit

  These designated spaces may only be used by employees, or visitors, Monday thru Friday for 
two hours or less and Employees are not authorized to move their vehicle from space to space 
every two hours in parking structures.   

  

 
C.  

Only those vehicles displaying carpool permits may park in designated carpool spaces. 
Carpool 

 
D.  Oversized Vehicles

 Oversized vehicles are defined as any vehicle over 7 feet high. These vehicles are     
  

 assigned to the Multnomah lot, east wall parking spaces.  
 
E.  
             Visitor spaces are for visitors only and PHS employees are not authorized to   

Visitor Parking 

              park in such spaces from 7:00 a.m. to 7:00 p.m. There are No restricted time limits for  
              visitors.  

  
F. Neighborhood street parking

Employees may not park in any of the surrounding neighborhood streets within a 3-block radius 
of the Providence Office Park or Providence Portland Medical Center. 

:  

 
G. 
 Only LEV designated vehicles may park in LEV parking spaces.  

Designated LEV (Low Emission or Hybrid Vehicles) and Electric Vehicles 

 
H. 
 Only authorized motorcycles may park in such designated spaces.  

Motorcycle Parking 

 
I. 

No vehicles other than those displaying a state issued handicapped permit are allowed to park in 
Handicapped Parking  
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these designated spaces. In addition, no vehicle, other than those displaying a state issued 
“Wheelchair User Permit”, is allowed to use the designated “Wheelchair Use Only” spaces. 
 

J. 
Only vehicles displaying “reserved” permits are allowed to park in the appropriately signed 
“Reserved” designated areas.  

Reserved Parking 

 
K.  Overnight Parking
              No overnight parking is allowed at the Providence Office Park Campus.  

  

 
 
Thank you for following the parking regulations. They are designed to provide patients and visitors with 
the safest and most convenient access to our campus. Please be advised that the parking regulations 
and signage are strictly enforced and violations may result in the issuance of citations and disciplinary 
actions taken. Please do not hesitate to contact Security for clarification or assistance. 
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Providence Health & Services Satellite Buildings Parking 

 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 
  

All employees will park in parking spaces away from the main entrances of the clinics to allow 
easy and convenient access for patients.  

  
Specific questions regarding parking at the satellite buildings will be directed to Leasehold 
Management, 215-6579.  
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Providence Child Center Parking 
 

All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 

47TH STREET GARAGE 
 

ALL SHIFTS: 
 

Levels C and above. 
 

GLISAN STREET GARAGE 
 
ALL SHIFTS:  
  
North Structure:  Levels E, F, G  

Note: Level C access available 10:30 am to 11:30 am and 1:30 pm to 4:00 am. 
East Structure: Levels E, F, G, and H 
West Structure: Levels A, F, G 

 
Motorcycle Parking is available on levels C, E, F, North structure. 
Car pool parking is available in the North employee parking area on Level A with 
permit.  See Security for permit. 
   

Oversize Parking 
 
PPMC does not offer specific oversized parking on campus.  See security for locations 
available off campus. 

 
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance. 
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Tigard Business Center Parking 
 
All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 
 
Staff parking is assigned as follows:  

  
Day parking  

  
• Parking lots in all areas unless otherwise designated.(Eg. handicapped 

without a permit, reserved for evening shift after2:00pm)  
  

Evening shift parking  
  

• Employees may park in any area unless otherwise designated.  Specific 
parking spaces are designate in the front of the building for evening shift 
employees after 2:00pm.  

  
Visitor Parking:  
  

• All spaces in the parking lots.  Parking in spaces set aside for evening 
shift after 2:00 pm will not be used by visitors.  (Note:  Individuals will be 
considered visitors if they do not work at Tigard Business Center)  

  
NOTE: Employee and visitor parking is not allowed at the back of the 

building near the basketball court other than for loading and 
unloading.    

  
STAFF MAY NOT PARK IN THE FOLLOWING AREAS: 

• Patients and Visitors spaces 
• Clergy spaces 
• Handicap (unless permitted by the State) 
• Other spaces requiring special permits 
• Main entrance parking lot 
• On any street within a three block radius of the medical center campus 

 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance. 



ATTACHMENT H  Policy No. 340.00 
 

 
 

Providence Home Services Parking 
 

All staff, students and volunteers are assigned to the following areas.  All vehicles must be registered with 
Security and display a fully visible parking permit on any vehicle they drive to work.  Permit should be 
placed on left rear (driver’s side) of vehicle on the window or bumper if you park front end in.  If you back 
in, the permit should be placed on the left front (driver’s side) of vehicle on the window or bumper being 
careful not to obstruct the vehicle identification number located on the left dashboard. 
 
1. POLICY 

All Providence Home Services employees are assigned parking in designated, off street parking lots 
at all times. All vehicles must be registered with Security and display a parking decal must be clearly 
visible on the front or back area of any vehicle driven to work.  

 
2. Halsey Location 

a. Patient/Customer parking areas are designated as “patient” and are reserved for 
patient/customer use only. Employees are not allowed to park in these spaces. 

 
b. Loading zone spaces are limited to 15 minute parking and are to be used for the purpose of 

loading and unloading only. 
 

c. Staff may not park in restricted parking spaces. 
 

d. Staff may not park on any of the surrounding neighborhood streets within a 3-block radius of 
the facility. 

 
e. Providence owned vans/cars will be parked in designated areas. Employees driving these 

vehicles will park their personal vehicle in the parking space of the Providence owned 
van/car. 

 
f. Providence owned trucks will be parked in designated areas. Employees driving these trucks 

will park their own vehicle in the truck space except at dock spaces and when the loading 
workflow or safety prohibits it. 

 
g. Employees are required to submit their name, office/cell phone number, vehicle description 

and license number with the Home Services Central Reception. 
 

h. Vendors and non-customer visitors visiting the facility are required to park in the general 
parking lot. Visitors may use the loading zone spaces only when loading/unloading and for 15 
minutes or less. 

 
i. Visitors (non-Providence employees) must sign in with Central Reception before entering the 

secured areas of the building. The visitor will be required to log their name, the arrival time, 
who they are visiting and their vehicle license number. 

 
Thank you for following the parking regulations.  They are designed to provide patients and visitors with 
the safest and most convenient access to our campus.  Please be advised that the parking regulations 
are strictly enforced and violations may result in the issuance of citations and disciplinary actions taken.  
Please do not hesitate to contact Security for clarification or assistance. 
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GORGE SERVICE AREA PARKING 
Providence Hood River Memorial Hospital Parking; Providence Medical Group – Hood 

River Parking; Providence Gorge Counseling & Treatment Services Parking; Providence 
Hood River Occupational Health and Travel Clinic Parking 

All staff, students and volunteers are assigned to the following areas. All vehicles must be registered with Security 
and display a fully visible parking permit on any vehicle they drive to work.  Permit should be placed on left rear 
(driver’s side) of vehicle on the window or bumper if you park front end in.  If you back in, the permit should be 
placed on the left front (driver’s side) of vehicle on the window or bumper being careful not to obstruct the vehicle 
identification number located on the left dashboard. 
STAFF/VOLUNTEER PARKING IS ALLOWED IN THE FOLLOWING 
AREAS: 
Staff/student parking is allowed:   
Parking Structure at 12th and May Street: All shifts; use employee entrance on Prospect Street; 
all spaces on lower floor; oversize vehicles may use ramp at May Street entrance. 
Overflow Lot at 13th and May Streets: Evening and overnight shifts; must have permission from 
manager. 
Northwest Lot (below Emergency Room):  Evening and overnight shifts; must have permission 
from manager. 
Occupational Health and Travel Clinic Lot:  Occupational Health and Travel Clinic employees 
only. 
Volunteer parking is allowed:   
Overflow Lot  at 13th and May Streets. 
 
STAFF/VOLUNTEER PARKING IS NOT ALLOWED IN THE 
FOLLOWING AREAS: 
Staff/student/volunteer parking is NOT allowed: 
Front entrance lot at 12th and May Streets and Emergency Driveway:  All shifts – all spaces 
Handicap:  (unless permitted by the State) 
Other spaces requiring special permits 
Neighborhood property or streets surrounding the hospital campus, including satellite facilities 
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Providence Willamette Falls Medical Center 

 
All staff, students and volunteers are assigned to the following areas. All vehicles must be 
registered with Security and display a fully visible parking permit on any vehicle they drive to 
work. Permit should be placed on left rear (driver’s side) of vehicle on the window or bumper if 
you park front end in. If you back in, the permit should be placed on the left front (driver’s side) 
of vehicle on the window or bumper being careful not to obstruct the vehicle identification 
number located on the left dashboard.  
 

 
Staff/student parking is allowed in the following lots unless otherwise prohibited. 

STAFF PARKING IS ALLOWED IN THE FOLLOWING AREAS: 

 
• South Lot  
• East Lot  
• Davis Lot   
• Two-hour Lot 

 

 
STAFF PARKING IS NOT ALLOWED IN THE FOLLOWING AREAS: 

Staff/student Parking is NOT allowed:  
 

• Plaza I, Main Entrance Lot 
• Main Entrance Lot 
• Emergency Department Lot 
• Handicap, (unless permitted by the State)  
• Other designated non-employee spaces 
• On any street within a three block radius of the Medical Center 

campus  
 

Thank you for following the parking regulations. They are designed to provide patients and 
visitors with the safest and most convenient access to our campus. Please be advised that the 
parking regulations are strictly enforced and violations may result in the issuance of citations and 
disciplinary actions. Please do not hesitate to contact Security for clarification or assistance. 
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ATTACHMENT K  Policy No. 340.00 
 

 
Providence Newberg Medical Center 

 
All staff, students, and volunteers are assigned to the following areas.  All vehicles must 
be registered with Security and display a fully visible parking permit on any vehicle they 
drive to work.  Permit should be placed on the left rear (driver’s side) of vehicle on the 
window.  If you back in, the permit should be placed on the left front (driver’s side) of 
vehicle on window being careful not to obstruct the vehicle identification number located 
on the left dashboard. 

The designated parking areas identified on the attached map are: 
•  Lot A - Staff Parking 
•  Lot B - Patient and Visitor Parking 
•  Lot C - Medical Office Building (MOB) Parking  
•  Lot D - Emergency Department Patient Parking 
•  Lot E – Vendor and Delivery Parking 
• Area OF (within Lot B)- Available for Employee Overflow Parking (only if 

needed) 
 

STAFF PARKING IS ALOWED IN THE FOLLOWING AREAS: 
 Lot A or Lot OF-Hospital Staff, volunteers, and students all shifts, all spaces. 
 Lot C – MOB Staff 
 Lot E- Vendor/Delivery, Lab and Materials Courier.  There are also four spots 

designated for                    clinicians and are marked as such 
 

Green Parking 
As part of PNMC’s commitment to a healthy community, eleven choice parking 
spots (eight for hospital staff, three for MOB staff) have been designated as 
parking for “green” staff vehicles.  To participate in the Green  
Parking Program, simply send your vehicle’s year, make, and model to Security.  
Security will search to determine your vehicle’s green car score as determined by 
the ACEEE Green Book®.  If your vehicle scores a minimum green score of 40 
and over, you will be given a special “Green” Parking Permit and be allowed to 
park in one of the choice parking spots. 
A depiction of the Green Parking spot signs is attached. 
 It is our goal to have issued more Green Parking Permits than available “green” 
spaces so use of these spaces is on a first come, first serve basis.  The need to 
increase the number of available “green” spaces will be evaluated on an annual 
basis. 
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ORDINANCE NO. 16-1004 

AN ORDINANCE OF THE CITY OF OREGON CITY AMENDING THE 
COMPREHENSIVE PLAN MAP AND TITLE 17: ZONING, CHAPTER 17.06.020: OF THE 
OFFICIAL ZONING MAP OF THE OREGON CITY MUNICIPAL CODE BY CHANGING THE 
PROPERTIES IDENTIFIED AS CLACKAMAS COUNTY MAP 2-2E-32AB, TAX LOTS 3000, 
3100 FROM THE "LR" LOW-DENSITY RESIDENTIAL COMPREHENSIVE PLAN 
DESIGNATION TO THE "MUE" MIXED USE EMPLOYMENT COMPREHENSIVE PLAN 
DESIGNATION AND THE "R-6" SINGLE-FAMILY DWELLING DISTRICT ZONING 
DESIGNATION TO THE "MUE" MIXED USE EMPLOYMENT DISTRICT ZONING 
DESIGNATION; ANDAMENDING AN APPROVED MASTER PLAN FOR THE PROPERTIES 
LOCATED AT CLACKAMAS COUNTY MAP 2-2E-32AB, TAX LOTS 1201, 1900, 2000, 2100, 
2200, 2300, 2400, 2500, 2800, 2900, 3000, 3100, 3900, 4000, 4100, 4200, CLACKAMAS 
COUNTY MAP 2-2E-32AA, TAX LOT 400, CLACKAMAS COUNTY MAP 2-2E-32AC, TAX 
LOT 101, 201, 7200. 

WHEREAS, the City of Oregon City has adopted a Zoning Map to implement the 
Comprehensive Plan in conformance with statutory requirements and the requirements of the 
Statewide Land Use Goals; and 

WHEREAS, the City of Oregon City Zoning Map implements the Comprehensive Plan 
Map by illustrating the location best suited for specific development; and 

WHEREAS, the City of Oregon City Zoning Map and Comprehensive Plan Map may be 
amended and updated as necessary upon findings of facts that satisfy approval criteria in the 
City of Oregon City Municipal Code Section 17 .68.020; and 

WHEREAS, the owners of the subject site, located at Clackamas County 2-2E-32AB, 
TaxLots1201, 1900,2000, 2100, 2200, 2300, 2400, 2500, 2800,2900, 3000, 3100, 3900, 
4000, 4100, 4200, Clackamas County 2-2E-32AA, Tax Lot 400, Clackamas County 2-2E-32AC, 
Tax Lots 101, 201 , 7200 have requested the approval of a Zone Change from "R-6" Single
Family Dwelling District a to "MUE" Mixed-Use Employment District, an amendment to the 
Comprehensive Plan Map from "LR" Low Density Residential to "MUE" Mixed Use Employment 
District, and an amendment to a previously approved Master Plan known as file numbers PZ 15-
02, ZC 15-04 and CP 15-02; and 

WHEREAS, the Comprehensive Plan designation of the site as Mixed Use Employment 
District is implemented by the "MUE" Mixed Use Employment District zoning designation ; and 

WHEREAS , notice of the hearings was timely mailed to property owners within 300 feet 
of the subject site, signs advertising the hearing were posted on the property, notice of the 
hearings was published in a local newspaper and the City held public hearings where the pland 
amendment, zone change and master plan proposals were presented and discussed; and 

WHEREAS , on January 11 , 2016 the Planning Commission held a public hearing and, 
after considering all the public testimony and reviewing all the evidence in the record, 
recommended approval with conditions to the City Commission by a 6-1-0 vote for the 
requested Amendment to the Comprehensive Plan, Zone Change and Master Plan 
Amendment ; and 
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WHEREAS, the proposal with conditions, will result in the timely provision of public 
services and facilities and, with the imposition of conditions, will have no significant unmitigated 
impact on the water, sewer, storm drainage, or transportation; and 

WHEREAS, the proposed Comprehensive Plan Amendment, Zone Change and Master 
Plan Amendment with conditions of approval complies with the requirements of the Oregon City 
Municipal Code; and 

WHEREAS, approving the Comprehensive Plan Amendment, Zone Change and Master 
Plan Amendment with conditions of approval is in compliance with the applicable Goal and 
Policies of the Oregon City Comprehensive Plan, the Statewide Land Use Goals and the Metro 
Urban Growth Management Functional Plan and is in compliance with all applicable city 
requirements. 

NOW, THEREFORE, OREGON CITY ORDAINS AS FOLLOWS: 

Section 1. The Comprehensive Plan Amendment, Zone Change and Master Plan 
Amendment request is hereby approved as proposed by the applicant with the conditions of 
approval for the properties located at Clackamas County 2-2E-32AB, Tax Lots 1201, 1900, 
2000, 2100, 2200, 2300, 2400, 2500, 2800, 2900, 3000, 3100, 3900, 4000, 4100, 4200, 
Clackamas County 2-2E-32AA, Tax Lot 400, Clackamas County 2-2E-32AC, Tax Lots 101 , 201, 
7200. 

Section 2. The Commission adopts the findings , conclusions and conditions of 
approval that are attached to the Ordinance as Attachment A, and incorporated herein to 
support the City's approval to amend the Zoning and Comprehensive Plan map and approve the 
Zone Change, Comprehensive Plan Amendment and Master Plan Amendment applications. 

Read for the first time at a regular meeting of the City Commission held on the 16th day of 
March 2016, and the City Commission finally enacted the foregoing Ordinance t 1s _k_ day of 
~2016 . 1 

( --......... 

Approved as to legal sufficiency: 

~~ 
City Attorney 

Attachment: 
A. Findings of Fact for Planning files PZ 15-02, ZC 15-04 and CP 15-02 
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