
ORDINANCE NO. 15-1016 

AN ORDINANCE RE-ADOPTING THE BEAVERCREEK ROAD CONCEPT PLAN; 
AMENDING THE OREGON CITY COMPREHENSIVE PLAN AND ANCILLARY DOCUMENTS 

WHEREAS, the Beavercreek Road Concept Plan was first adopted by the City 
Commission on September 17, 2008; and 

WHEREAS, the Beavercreek Road Concept Plan was appealed to the Land Use Board 
of Appeals and LUBA remanded to the Concept Plan back to the City to address Metro Title 4, 
Industrial Lands; and 

WHEREAS, in 2010, the Metro Council amended its Title 4 Industrial Lands map 
through the adoption of Ordinance 10-1244B, and that decision is now final; and 

WHEREAS, in 2007-2008 and in 2015, the City worked with Oregon City residents and 
public advisory groups to develop the overall vision , policies and goals for the future growth and 
development of the Beavercreek Road Concept Plan area; and 

WHEREAS, the Beavercreek Road Concept Plan supports the Overall Vision and Goals 
of the Citizen Advisory Committee for a complete and sustainable community; and 

WHEREAS, the Beavercreek Road Concept Plan complies and is consistent with 
Statewide Planning Goals, Metro Ordinance No. 02-969B and 10-1244B, Chapter 3.07 of the 
Metro Urban Growth Management Functional Plan , specifically Metro Title 11 - Planning for 
New Urban Areas; and 

WHEREAS, adequate notice was mailed to all Oregon City property owners in 
conformance with Measure 56 requirements and notice was published in the local newspaper. 
Public meetings open houses, workshops, work sessions, other media and web-based forums 
were held where the objectives and concepts of the Beavercreek Road Concept Plan were 
presented and discussed; and 

WHEREAS, the Oregon City Planning Commission held four public hearings where it 
considered testimony and evidence limited to addressing Title 4 and utility and service demand 
issues; with revised findings and specific recommendations to consider for implementation of 
the Beavercreek Road Concept Plan and on January 25th, 2016 voted unanimously to approve 
re-adoption; and 

WHEREAS, the Oregon City City Commission held six public hearings where it accepted 
testimony and evidence considering the proposed re-adoption of the Beavercreek Road 
Concept Plan and on March 2, 2016 voted unanimously to approve re-adoption subject to the 
presentation of updated findings; and 

WHEREAS, amendments to the Oregon City Municipal Code and Zoning Map will be 
necessary in order to implement the Beavercreek Road Concept Plan, and these Amendments 
will be considered and reviewed through a separate legislative process and duly noticed public 
hearing which will be mailed to all Oregon City residents and interested parties in compliance 
with Measure 56; and 
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WHEREAS, the re-adoption of the Beavercreek Road Concept Plan, narrative, 
appendices and Concept Plan Goals and Policies, amending the City of Oregon City 
Comprehensive Plan and adopting updates to the ancillary documents to the Comprehensive 
Plan in order to implement the Beavercreek Road Concept Plan; is consistent with the Oregon 
City Transportation System Plan, Oregon City Water Master Plan, Oregon City Sanitary Sewer 
Master Plan, Oregon City Parks and Recreation Plan and the Oregon City Trails Master Plan . 

NOW, THEREFORE, OREGON CITY ORDAINS AS FOLLOWS: 

Section 1. The Beavercreek Road Concept Plan and Appendices as provided in Exhibit 
2, is hereby adopted as an Amendment to the Oregon City Comprehensive Plan, including the 
findings of fact for File LE-15-0003 in Exhibit 1, and the legislative record in Exhibit 3. 

Section 2. This Ordinance shall take effect upon the adoption and enactment of the 
zoning that implements the Beavercreek Road Concept Plan. 

Read for the first time at a regular meeting of the City Commission held on the 161h day 
of March 2016 , and the foregoing ordinance was finally enacted by the Commission on this 
_k_ day of Ap o \ , 2016. 

Attested to this JQ__ day of¥ 2016: 

~~·:-? 
Kattie Riggs, City ~der City Attorney 

Exhibit 1 - LE-15-0003 Final Revised Findings of Fact 
Exhibit 2 - Beavercreek Road Concept Plan and Appendices 
Exhibit 3 - Record for Legislative File LE-15-0003 
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BEFORE THE CITY COMMISSION  
 
In the Matter of    ) 
Adoption of the     )  Findings of Fact 
Beavercreek Road Concept Plan   ) 
ON REMAND    )   
File No. LE-15-0003    ) 
 
I. INTRODUCTION 
 
This matter comes before the City Commission (Commission) of Oregon City to approve the 
Beavercreek Road Concept Plan on remand.   
 
After a review of the facts, including the Metro Ordinance 10-1244B and the City’s recently 
adopted transportation and utility master plans, the City Commission finds that the applicable 
decision-making criteria are satisfied. Therefore, the City Commission APPROVES the above-
referenced plan amendments.  These plan amendments shall take effect upon adoption of zoning 
regulations implementing these plan amendments.   
 
The Commission summarized the benefits of this plan in 2008 as follows:  
 
The Beavercreek Road Concept Plan (BRCP) is a guide to the creation of a complete and 
sustainable community in southeast Oregon City.1  The concept plan includes 453-acres located 
along the east side of Beavercreek Road from Old Acres Lane, north to Thayer Road. The majority 
of the site (245 acres) was added to the UGB in December of 2002 and an additional 63 acres were 
added in 2004.  The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.  
During the update of the Oregon City Comprehensive Plan in 2003, Policy 2.6.8 was adopted 
acknowledging the jobs-related importance of the site to Oregon City and the region, while also 
allowing flexibility in the project area’s land use.  Comprehensive Plan policy 2.6.8 states: 

 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which is approved as an amendment to the 
Comprehensive Plan, would guide zoning designations.  The majority of these lands should 
be designated in a manner that encouraged family-wage jobs in order to generate new jobs 
and move towards meeting the City’s employment goals.  

 
The BRCP furthers this end by creating an area where residents can work, as well as live by 
providing a diverse mix of uses (an employment campus north of Loder Road, mixed use districts 
along Beavercreek Road, and two mixed use neighborhoods) all woven together by open space, 
trails, a network of green streets and sustainable development practices - all attributes necessary 
to provide a successful family-wage employment area.  Transit-oriented land uses will be 
strategically located to increase the feasibility of transit service in the future. Specifically, the 
Mixed Employment Village, Main Street and Mixed Use Neighborhoods will be walkable and 
                                                 
1 Please see bottom of page 8 for further explanation and also LUBA Record No. 2008-170, PP 1837-1862. The 
overall vision for the concept plan is to create “A Complete and Sustainable Community”. The  Citizen Advisory 
Committee - Sustainability Focus Group utilized the definition of sustainability originally developed by the United 
Nations Brundtland Commission: “A sustainable society meets that needs of the present without sacrificing the 
ability of future generations to meet their own needs”. 
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transit supportive through their proximity to Beavercreek Road, CCC and the High School. The 
plan has been carefully crafted to create a multi-use community with a mix of transit-oriented land 
uses that has synergistic relationships with Clackamas Community College, Oregon City High 
School and adjacent neighborhoods.  
 
II.  FACTS  
 
A.  Concept Plan History 
 
In September, 2008, the Oregon City Commission adopted Ordinance No. 07-1008 adopting the 
Beavercreek Concept Plan (BRCP) and its ancillary documents to the Oregon City 
Comprehensive Plan.  The decision was subsequently appealed to the Land Use Board of 
Appeals (LUBA), LUBA No. 2008-170.  Although a wide-ranging series of arguments were 
presented before LUBA, they largely focused on whether the BRCP was consistent with Metro 
Code provisions relating to the designation of significant industrial lands, whether the Metro 
Code and comprehensive plan policies relating to utility and facility adequacy were satisfied, and 
lack of adequate citizen participation in the process.  In August 2009, LUBA found that the 
BRCP designation of approximately 74 acres out of the total 308 acres that were designated by 
the Metro Code for an Industrial design type uses required remand.  LUBA did not respond to 
any of the other arguments. 
 
In December 2010, Metro adopted Ordinance No. 10-1244B that, in addition to expanding the 
urban growth boundary in portions of Washington County, it amended the Title 4 Industrial and 
Other Employment Areas Map to show changes to design-type designations to conform to new 
comprehensive plan designations by cities and to needs identified in the 2009 Urban Growth 
Report.  The Metro Staff Report for Ord. 10-1244B explains that the 2009 Urban Growth Report 
found that “there is adequate capacity inside the current UGB…to accommodate general 
employment and industrial job growth even at the high end of the employment forecast range.” 
The report also notes a shortage of residential capacity and increasing the residential capacity 
within Beavercreek responds to that concern. As a result, Metro decided to amend the Title 4 
map and that decision was acknowledged by the Land Conservation and Development 
Commission in LCDC Approval Order 12-UGB-001826.  The decision was then appealed to the 
Oregon Court of Appeals by the same petitioner who challenged adoption of the BRCP as well 
as others who opposed the UGB expansion.  Resolution of the case was stayed pending 
resolution of the case considering Metro-area urban and rural reserves entitled Barkers Five v. 
LCDC.  In February, 2014, the court remanded LCDC’s decision in the Barkers Five case.   The 
legislature responded by enacting House Bill (HB) 4078 (2014) (Or Laws 2014, ch 92), making 
numerous amendments to ORS chapter 197 and validating Metro’s adoption of Ordinance No. 
10-1244B.  In August 2014, the Oregon Court of Appeals dismissed all challenges relating to 
Ordinance No. 10-1244B, finding that the amendment to state law established the UGB for 
Clackamas County as well and therefore, all of the challenges were moot.       
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B. BRCP Acreage at a Glance 
The following table illustrates the estimated gross and net acreage within the BRCP area for the 
respective land use areas in the BRCP, organized by UGB expansion date. These acreages are 
based on a GIS analysis of the adopted hybrid plan using polygons, and should be considered 
approximate. 
 

 Pre 2002 UGB 2002 UGB 2004 UGB 
 

BRCP Land Use 
Designations 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Total 
Acres 

North Employment 
Campus (Industrial) 51.43 39.36 121.81 75.14   173.24 
Mixed Employment 
Village 11.88 11.88 14.45 14.39   26.33 
Mixed Used 
Neighborhood (East 
+ West) 49.46 46.68 21.64 21.28 30.79 30.79 101.89 
Resource and Natural 
Areas (Low Imp + 
Natural) 1.04 1.04 57.29 15.18 29.17 17.66 87.50 

Main Street 7.00 7.00 3.18 3.12   10.18 

Right of Way 29.26 25.96 24.84 20.09 4.18 4.18 58.40 

        

BRCP Total Acres 150.08 131.92 243.21 149.21 64.13 52.63 457.54 
Metro Title 4 
Industrial Land 59.74 46.05 160.67 77.80   220.41 

 
The majority of the site (approximately 245 acres) was added to the UGB in December of 2002 
and an additional approximately 63 acres were added in 2004.  The remaining acreage was in the 
UGB and/or Oregon City limits prior to 2002. The 220.41 acres of Title 4 industrial land is 
estimated to yield approximately 123 acres. 
 
 
III. The Process and Applicable Approval Standards 
 
The City of Oregon City proposes to re-adopt the BRCP without any amendment to the plan itself 
coupled with revised findings that address more recently adopted infrastructure and service plans. 
New BRCP comprehensive plan map designations and development code and zone changes are 
not proposed at this time. The BRCP policies will not go into effect until the new BRCP 
comprehensive plan and zoning designations apply to specific parcels.   
 
State law and the Oregon City Municipal Code do not specifically address the applicable 
procedures on remand, leaving the City Commission with considerable discretion.  The City’s 
only obligation is to address the issues on remand from LUBA.  Given that LUBA did not 
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respond to all of the issues and that the City has implemented a number of relevant utility master 
plans since 2009, the City Commission decided to remand the matter to the Planning 
Commission with instructions to re-open the record only for the purposes raised in the arguments 
presented by the petitioner in the LUBA appeal.  These issues can be summarized as Metro Code 
Title 4 requirements and public utility and service infrastructure planning requirements as 
discussed in greater detail below.   
 
As for the applicable approval criteria, as a legislative decision, the fixed goal post rule, ORS 
227.178(3)(a), does not apply and as a result, these findings respond to the Metro Code Title 4 
and Title 11 provisions currently in place.      
 
Adoption of the BRCP is subject to all of the applicable Statewide Planning Goals including Goal 
12 – Transportation, and the State Transportation Planning Rule (OAR 660-012-0060) or TPR. 
Please see findings starting on Page 27 for compliance with Goal 12. In order to meet the 
requirements of this regulation, needed improvements and funding mechanisms have been 
identified for properties within the Concept Plan area that will mitigate impacts of plan 
implementation in a manner that avoids further degradation to the performance of the 
transportation facilities. TPR compliance also identifies the need for the City to develop a 
refinement plan to draft alternative mobility targets for regional ODOT facilities that are affected 
by new development within the city. The proposed transportation infrastructure improvements, 
financing and funding estimates, identified in the Plan, along with future amendments to the 
Transportation System Plan and Capital Improvement Plan provide sufficient methods to limit 
development until compliance with the Transportation Planning Rule is shown.  
 
Oregon City must comply with the relevant portions of Metro’s Urban Growth Management 
Functional Plan (Functional Plan). The Functional Plan is a regional land use plan that implements 
the 2040 Growth Concept. The Concept Plan is required to comply with Metro’s title 11 
requirements regarding residential density. Findings regarding Metro Title 11 are detailed below. 
 
IV. Public Involvement and Public Comment  
 
The Concept Plan was developed by a diverse 15-member Citizen Advisory Committee (CAC) 
and 9-member Technical Advisory Committee (TAC).  The committees met twelve times between 
June 2006 and July 2007.  
The CAC membership roster indicated several county residents including Elizabeth Graser-
Lindsey and Bob Nelson from outside the concept plan area, with good audience participation 
from county and city residents. The CAC meeting summaries show strong input from county 
residents – these meeting summaries are in the record. The wide group of stakeholders included: 

- Property owners within the study area. 
- Oregon City High School and Clackamas Community College. 
- Neighbors, including those in the Caufield Neighborhood Association, Beavercreek 

Community Planning Organization (CPO), and other adjacent areas. 
- Service providers such as fire district, TriMet, utilities, school district, and parks district. 

There was broad support on the CAC for the hybrid plan. In addition to the committee meetings, 
the public involvement process included a study area tour for CAC and TAC members, two public 
open houses, market focus group, sustainability focus group, employment lands coordination with 
Metro, Community Design Workshop, a project website, project posters, informational sign, email 
notice and extensive mailings to property owners and interested parties prior to each meeting and 
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public event.  Notice of the public hearing for the proposal was published in the newspaper and 
mailed to all Oregon City property owners on June 22, 2007, in accordance with the requirements 
of Measure 56.  The Planning Commission took public testimony at three hearings on 
September 24, 2007, October 22, 2007, and November 12, 2007.  In addition to reviewing all of 
the evidence in the record, the City Commission also took public testimony at its hearings on 
January 16, 2008, March 5, 2008, March 19, 2008 and April 16, 2008.  
 
For the re-adoption, planning staff held additional meetings to provide information and receive 
input on the Plan process: 
Planning Commission Work Session   09/28/2015 
Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
Planning Commission Hearing #1   11/23/2015 
City Commission Hearing #1   12/02/2015 
Planning Commission Hearing #2   1/11/2016 
Planning Commission Hearing #3   1/25/2016 
City Commission Hearing #2    3/02/2016 
 
Based on the forgoing, the Commission concluded that outreach and response from citizen groups 
regarding the plan re-adoption has been largely positive and supportive.  
 
V. DECISION-MAKING CRITERIA:  
 
A. Comprehensive Plan Criteria 
 
The following considerations, goals and policies apply to amendment of the Comprehensive Plan 
and Concept Plans. 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Section 2 – Land Use of the 2004 Oregon City Comprehensive Plan indicates that the regular 
review and updated of the Comprehensive Plan should consider the following: 
  

1. Plan implementation process. 
2. Adequacy of the Plan to guide land use actions, including an examination of trends. 
3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 

include changing demographic patterns and economics. 
4. Addition of updated factual information including that made available to the City of regional, state 

and federal governmental agencies. 
 
B. Statewide Planning Goals 
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Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it must 
comply with applicable statewide planning goals. The analysis below is provided for the City and 
the public to understand how the proposed update complies with Statewide Planning Goals. 
 
C. Metro Title 11. 
 
Concept Plans are regulated by Title 11 in Metro’s Urban Growth Management Functional Plan. 
Title 11 and Concept Plans are intended to lay a foundation for urbanization of areas added to the 
region’s Urban Growth Boundary (UGB) in a way that reasonably provides public facilities and 
services, offers transportation and housing choices, supports economic development, and protects 
natural resources. The following land use elements of Metro’s Title 11 regulations governing 
concept planning within Metro’s jurisdiction, “3.07.1120 Urban Growth Boundary Amendment 
Urban Reserve Plan Requirements” which generally include the following: 
 

A. Annexation;  
B. Housing density; 
C. Variety of housing types; 
D. Housing affordability; 
E. Commercial/Industrial development; 
F. Transportation; 
G. Mapping; 
H. Public Facilities and Services; 
I. Schools; 
J. Urban Growth Diagram; and 
K. Plan Amendments. 

 
IV. ANALYSIS AND FINDINGS  
 
A. Comprehensive Plan Criteria 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Another method of Plan maintenance and updating is a continuous technical review of the Plan by the 
Planning staff. This review and any subsequent recommendations for Plan updating should be presented 
to the Neighborhood Associations, Planning Commission and City Commission for input and discussion in 
the same manner as requested Plan changes.  The continuous review should consider: 
 

1. Plan implementation process;  
 
Analysis: The main reason for amending the Comprehensive Plan is to adopt and implement the 
new BRCP in response to Metro Title 11 Requirements, and to guide appropriate comprehensive 
plan designations and zoning for the area. The concept planning process was initiated in order to 
ensure the appropriate mix of uses in the concept plan area, and so that public facilities and services 
can be planned to serve future development within the study area. 
 
Completion of the concept plan and amendment of the Comprehensive Plan complies with the 
City’s Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which 
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provides that the City plan for public services to lands within the Urban Growth Boundary through 
adoption of a concept plan and related Capital Improvement Program, as amendments to the 
Comprehensive Plan.  The BRCP and regulations are in compliance with Metro’s Functional Plan 
and the amendments to the comprehensive plan must be adopted through DLCD’s post-
acknowledgement process. 
 
The City finds this criterion is satisfied. 
 

2. Adequacy of the Plan to guide land use actions, including an examination of trends.  
 
Analysis: The Existing Conditions report of the Concept Plan includes detailed market, 
infrastructure, transportation system, natural resources, demographics and industrial lands 
analyses in order to determine trends to guide future land use actions.  The results of this analysis 
need to be incorporated into the Comprehensive Plan. The plan provides a thorough explanation 
of the existing conditions pertaining to this analysis and provides recommendations and 
preliminary cost estimates for improvements that will be necessary in order for the concept plan 
to be carried out. These cost estimates have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
The Comprehensive Plan amendments are necessary in order for land use actions to be carried out 
within the concept plan area subsequent to the annexation of property.  Adoption of the concept 
plan does not rezone property within the planning area until said property is annexed into the City 
and the implementing zoning regulations are in place.  Comprehensive Plan map designations, 
relevant code amendments, and text and maps are required when these events take place. Likewise, 
the amendments to the ancillary documents and plans assure that the necessary improvements in 
the concept plan may be incorporated into the appropriate ancillary plan, as well as be included in 
the City’s Capital Improvement Program and Transportation System Plan. 
 
The Concept Plan provides a comprehensive and cohesive guide to future development in three 
parts: 
 

1) Framework plan maps, goals and policies – These elements are adopted as 
part of the Oregon City Comprehensive Plan. Compliance with the Plan is 
required for all land use permits and development beyond that allowed by 
existing land use regulation.  The framework plan is comprised of 
generalized maps and policies that integrate land use, transportation, open 
space and green infrastructure.  The framework maps and policies are 
supported by detailed code and requirements for master planning and design 
review.  This approach sets a broad framework and intent on the figures and 
text in the Plan that ensures that the vision, goals and standards are required 
in all land use decisions, provides flexibility in site specific design and 
implementation and allows for phased development over a longer period of 
time. 
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2) Ancillary report materials – The descriptive text, graphics and technical 
appendix of this report are adopted as an “ancillary document” to the 
Comprehensive Plan, which provides “operational guidance to city 
departments in planning and carrying out city services” (Oregon City 
Comprehensive Plan, page 4).  These documents include information for 
updating the City’s utility master plans and Transportation System Plan. 

 
3) Development code amendments – Revisions to the development code are 

being prepared as part of the Concept Plan.  Once final, it will be adopted 
as part of the Oregon City Municipal Code.  Compliance with these 
amended provisions will be required for all land use permits and 
development.   

 
The opportunities and constraints, market, infrastructure, natural resources and buildable lands 
analysis provided in the BRCP provide an adequate factual basis for determining trends within the 
study area. Following adoption of the BRCP, amendments to the Zoning Code, Comprehensive 
Plan and Ancillary Documents will provided an adequate basis for making future land use decision 
and can be found in compliance with this criterion. 
 
The City finds this criterion is satisfied. 
 

3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 
include changing demographic patterns and economics.  

 
Analysis: Citizen input was critical to ensure that the community’s desires and attitudes would be 
reflected in the Concept Plan.  A public involvement program was developed and conducted from 
June 2006 through July 2007.  A 15-member Citizen Advisory Committee (CAC) and 9-member 
Technical Advisory Committee (TAC) developed the concept plan.  The purpose of the CAC was 
to serve as the forum for stakeholder representatives to work with each other and act as an advisory 
body to the Consulting Team, City Staff, Planning Commission, and City Commission regarding 
the Concept Plan. The CAC comprised city residents, representatives of neighborhood 
associations, residents of the Hamlet of Beavercreek, local businesses, the development 
community, property owners within the study area, the school district, Clackamas Community 
College, Transportation Advisory Committee, environmental interests, and the Planning 
Commission.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus, which is consistent with Metro’s intent and similar to Oregon 
City’s existing Campus Industrial designation, about 29 acres of Mixed Employment Village and 
Main Street, which allows a variety of uses in a village-oriented transit hub and mixed use 
neighborhoods to the south that also provide jobs tailored to the neighborhood setting. 
 
The TAC included representatives from Metro, Clackamas County, ODOT, Tri-Met, DLCD, and 
City Planning Staff. Twelve meetings were held over the 13 months and there were two open 
houses, a market and sustainability focus group and a design workshop that were intended to 
provide information to citizens and to solicit their input.  
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For the 2015 re-adoption process, planning staff held additional meetings to provide information 
and receive input on the BRCP process with the following groups: 
 
Planning Commission Work Session   09/28/2015 
Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
See also Pages 4-5 under Public Involvement and Public Comment. 
 
The overall vision for the concept plan is to create “A Complete and Sustainable Community”, 
and the CAC utilized the definition of sustainability originally developed by the United Nations 
Brundtland Commission:  
 

“A sustainable society meets that needs of the present without sacrificing the ability of 
future generations to meet their own needs”.  

 
Based on public input, the committee created 10 Project Goals and 10 Principles of Sustainable 
Community Design that were used in the visioning and development of the concept plan.  The 
Goals and Principles are on pages 7 and 8 of the Concept Plan.  Utilizing these Goals and 
Principles, the committee created several alternative plans that were reviewed and combined into 
one preferred alternative plan, which is identified as the BRCP.  The Plan has land use and 
transportation connections that support future transit, trails and greenspaces have been crafted to 
provide direct and convenient internal pedestrian connections and link to the broader regional 
network, lower densities near the edges and buffer treatments have been incorporated and a street 
network that provides for internal circulation. In accordance with the TSP and RTP, the access 
management approach envisioned in the plan will minimize impacts and access points on the 
Beavercreek Road corridor, and provides for parallel future connections to the north and south..  
 
The BRCP meets the needs of Oregon City for providing employment lands, which are greatly 
needed.  The Plan provides 156 net acres of employment lands in two forms: 127 net acres of tech 
flex campus industrial (Title 4) land and 29 acres of more vertical mixed use village and main 
street employment.  The employment land is incorporated into a sustainable, complete community 
that includes jobs, varied housing types, green streets, open spaces, trails, mixed uses, focal points 
for activity, linkages to logical streets and activity centers (Clackamas Community College and 
Oregon City High School) and access to nature.  Once the plan has been adopted and 
acknowledged, the City will develop and apply appropriate zoning designations to implement the 
concept plan areas. The concept plan is a reflection of the needs, desires, and attitudes of the 
Citizen Advisory Committee and represents the conditions, vision, direction and improvements 
that are necessary to accommodate the changing demographics and economics of the community. 
 
The adoption of Metro Ordinance 10-1244B by the Metro Council of the amended Title 4 map for 
the Beavercreek Road area reflect updated economic conditions and employment land needs for 
the region and city. Based on the citizen outreach and input received during the Plan development 
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process and throughout the re-adoption process, the BRCP document still reflects community 
needs, desires, attitudes and conditions including changing demographic patterns and economics. 
 
The City finds this criterion is satisfied. 
 

4. Addition of updated factual information including that made available to the City by regional, state 
and federal governmental agencies.  

 
Analysis: The proposed changes respond to needs revealed by the Buildable Lands Inventory for 
the concept plan and where updated and affirmed in 2010 through Metro’s adoption of Ordinance 
No. 10-1244B. These needs are documented in the technical appendix on housing and economic 
development, as well as in the background discussions in each of the Comprehensive Plan 
elements.  Participation on the TAC by representatives of Metro and the State Department of Land 
Conservation and Development informed the Regulatory Framework which the Concept Plan must 
comply with, including the primary elements: Governance, Housing, Transportation and 
protection of Natural Resources.  For example, policies support the provision of a variety of 
housing types and income levels, creation of mixed use zones to encourage more employment and 
housing, and the designation of Metro Design Types (Industrial and Employment). Metro data and 
the City’s own GIS data was utilized to develop a variety of maps, notably the habitat conservation 
areas, steep slopes areas, urban growth potential, transportation (street system, transit, functional 
classification, street sizing, bicycle and pedestrian needs, trails), water, stormwater and sewer 
system maps.  Policies in the Concept Plan support Metro and DLCD requirements and factual 
information is reflected in the BRCP.  
 
The City finds this criterion is satisfied. 
 
Oregon City Comprehensive Plan Goal 2.6 - Industrial Land Development 
Ensure an adequate supply of land for major industrial employers with family-wage jobs. 
 
Adoption of the BRCP will ensure an adequate land supply for major industrial employers, 
consistent with regional employment land goals adopted by Metro. Goal 2.6 is further implemented 
by the following Policies 2.6.1 through 2.6.8: 
 
Policy 2.6.1 
Work with Metro to ensure that there is enough land available within the Urban Growth Boundary 
to meet the need for industrial and/or commercial development. If there is not enough, identify 
areas outside the boundary that may be appropriate to annex. The selection of these areas will be 
based on market factors, protection of environmentally sensitive areas, compatibility with 
adjoining and nearby uses, public facilities and infrastructure, proximity to expressways and 
transit, site requirements of specific types of industries, and the desires of the property owners. 
 
Analysis: Metro has determined that the proposed plan provides an adequate amount of Title 4 
employment land within the UGB. Reflecting changes in employment needs and demands between 
the Metro 2002 Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, 
Metro’s 2009 assessment found there is adequate capacity inside the current UGB to accommodate 
the next 20 years of general employment and general industrial job growth even at the high end of 
the employment forecast range. This question was fully evaluated and resolved by Metro during 
its 2009 UGR and re-affirmed in Metro’s adoption of Ord. 10-1244B.  
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During the initial review of the proposed hybrid concept plan, market analysis done by 
EcoNorthwest included an inventory of available industrial and employment lands and concluded 
that it is not unreasonable to expect 150 acres of industrial and business park development to build 
out within the BRCP over a 20-year period. (LUBA Record page 1781). The subsequently adopted 
change to the Title 4 Employment and Industrial Areas map conformed the map to the updated 
information about employment needs in the 2009 UGR (Employment). This change also responded 
to the identification of a need for residential capacity in the 2009 UGR (Residential) by increasing 
the residential capacity of the Beavercreek planning area by 36 dwelling units above the level 
expected at the time the Metro Council added the areas to the UGB. Metro adopted the revised 
Title 4 map with passage of Ordinance 10-1244B, Exhibit D, on December 6, 2010. According to 
this map, which is consistent with the hybrid plan, the 151 gross acres on the revised map will 
supply approximately 121 net acres of employment land.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.2 
Ensure that land zoned or planned for industrial use is used for industrial purposes, and that 
exceptions are allowed only where some other use supports industrial development. New non-
industrial uses should especially be restricted in already developed, active industrial sites. 
 
Analysis: Zoning will be developed to implement the BRCP and Metro Title 4. This zoning will 
be applied to the employment lands within the UGB following annexation of lands to restrict non-
industrial uses within the area identified as NEC North Employment Campus and ensure that land 
is reserved and preserved for industrial use. Existing CI-Campus Industrial zoned land within the 
BRCP area specifically limits non-industrial land uses to support industrial land supply. It is 
anticipated that zoning similar to the CI zone district will be applied to newly annexed employment 
land that currently does not have city zoning. 
 
The City finds this criterion is satisfied. 
 
Policy 2.6.3 
Protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses by 
limiting non-industrial community uses, such as schools, parks, and churches on such properties 
and by limiting larger commercial uses within those areas. 
 
Analysis: This plan policy is directed to lands already zoned for industrial uses and therefore, it 
does not apply to lands designated industrial through the concept plan.  As stated above, the zoning 
of the property in the North Employment Campus will be the same as or similar to the current CI 
– Campus Industrial zone. Commercial uses within the northern employment campus would be 
limited to some upper limit, similar to the CI zone, which currently restricts retail sales and services 
to no more than ten percent of the net developable portion of all contiguous industrial lands. 
Clackamas Community College and Oregon City School District do not anticipate the need for 
additional land within the BRCP area. Religious land uses are not listed as a permitted use in the 
CI zone, but could be permitted as conditional uses on mixed-use lands in the southern part of the 
BRCP area. Taken together, these requirements will protect the City’s supply of undeveloped and 
underdeveloped land zoned for industrial uses. 
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The City finds this criterion, to the extent it applies, is satisfied. 
 
Policy 2.6.4 
Protect existing and planned undeveloped and underdeveloped industrial lands from incompatible 
land uses, and minimize deterrents to desired industrial development. 
 
Policy 2.6.5 
Ensure that land-use patterns create opportunities for citizens to live closer to their workplace. 
 
Analysis: An important focus of the BRCP is to create a live-work balance by providing 
employment opportunities in a mixed use community, with strong multi-modal transportation 
connections both within the BRCP area and externally to the existing commercial, employment 
and education centers nearby such as the two nearby shopping centers (Trail’s End / Haggen 
Market and Berry Hill Shopping Center), Clackamas Community College and Oregon City High 
School. Additionally, live-work units and home occupations, that may include cottage industries, 
are supported by the mixed use approach. Adoption of the BRCP does not preclude the provision 
of cottage manufacturing or a greater variety of home occupations within the mixed use and 
residential areas. The proposed land use mix, combined with the improved transportation 
network, will guide the future development of the area in a manner that supports this policy. 
Finally, as part of creating the implementing zoning for the BRCP, the City Commission directs 
staff to further analyze the issue of allowing expanded home occupation uses, also known as 
cottage manufacturing, within the mixed use and residential areas.   
 
The City finds this criterion is satisfied. 
 
Policy 2.6.6 
Identify industrial uses that could partner with Clackamas Community College as training centers 
and future employers of students graduating from CCC. 
 
Analysis: Adoption of the BRCP is the first step towards attaining this policy. The Plan includes 
policies for strong programmatic connections to Oregon City High School and Clackamas 
Community College. The City is already working with the State and the County to develop 
enterprise zones within the CI-zoned lands within and adjacent to the BRCP area. The enterprise 
zones encompass industrial areas along Beavercreek Road, the Red Soils area and north of 
Highway 213 - an area approximately 1.2 square miles. The City partnered with Metro and 
Clackamas County on the Strategically Significant Employment Lands Project to study these lands 
and determine their readiness for development and marketability. One of the criteria for qualifying 
projects within the enterprise areas is to partner with local job training providers such as Clackamas 
Community College. Further city action to implement Policy 2.6.6, following plan adoption, could 
include the development of a Memorandum of Understanding with CCC to support and foster job 
training partnerships and other employment programs.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.7 
Establish priorities to ensure that adequate public facilities are available to support the desired 
industrial development. 
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Analysis: Please see findings for compliance with Statewide Planning Goal 11 – Public Facilities 
and Services in Section B below. 
 
Policy 2.6.8 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which if approved as an amendment to the 
Comprehensive Plan, would guide zoning designations. The majority of these lands should be 
designated in a manner that encourages family-wage jobs in order to generate new jobs and move 
towards meeting the city’s employment goals. 
 
Analysis: Adoption of the BRCP will achieve this policy. The final draft hybrid plan was analyzed 
by the firm ECONorthwest, indicating the potential for substantial job creation within the concept 
plan area. The ECONorthwest findings were further confirmed by Metro in its 2009 Urban Growth 
Report (Employment) that “there is adequate capacity inside the current UGB to accommodate the 
next 20 years of general employment and general industrial job growth even at the high end of the 
employment forecast range.” Ord. 1244B, Attachment 3, p.3.  The North Employment Campus is 
to provide for the needed family wage employment that strengthens and diversifies the economy 
and will be compliant with Metro’s Title 4 regulations.  The NEC allows a mix of clean industries, 
offices serving industrial needs, light industrial uses, research and development and large2 
corporate headquarters.  The uses permitted are intended to improve the region’s economic 
climate, promote sustainable and traded sector businesses, and protect the supply of site for 
employment by limiting incompatible uses. Also, portions of the BRCP area are designated 
enterprise zones to incentivize development (See 
http://www.orcity.org/economicdevelopment/enterprise-zone).  
 
The City finds this criterion is satisfied. 
 
B. Compliance with Statewide Planning Goals  
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it must 
comply with statewide planning goals. The analysis below is provided for the Planning 
Commission and the public to understand how the proposed update complies with Statewide 
Planning Goals. 
 
Goal 1  Citizen Involvement  
 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process.  
 
Analysis:  A brief summary of the public involvement program for the CAC/TAC and the general 
public was provided above.  In accordance with this goal, the public involvement program 
involved affected Neighborhood Associations and groups, utilized community education measures 
to enhance participation (open houses, focus groups, design workshop, website, open access to 
planners at City Hall, timely provision of draft material mailed to the CAC/TAC in advance of 
meetings and on the web, mailings), and provided timely and accurate information to individuals, 
                                                 
2 “Large” employers are generally considered to have 50 employees or more. 

http://www.orcity.org/economicdevelopment/enterprise-zone
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groups, communities and neighborhoods.  After the CAC/TAC recommended a draft plan 
language, the Planning Commission and City Commission held a number of work sessions and 
public hearings where public testimony was considered.  At all times the draft plan was available 
for review by the public.  This open process encouraged participation by any interested citizen and 
all evidence submitted into the written record was considered. Finally, planning staff met with 
several advisory groups and the Hamlet of Beavercreek, and held two work sessions in October – 
November 2015 to update people on the re-adoption process (See Page 4 for details). 
 
The City finds this Goal is satisfied. 
 
Goal 2  Land Use Planning  
 
To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions.  
 
Analysis:  The Draft Concept Plan includes identification of facts, issues, and problems in the 
“Background” discussion for each element. Updated and market relevant documentation in the 
technical report provided the basis for the Land Use, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for 
decisions in updating the maps, goals, policies and implementation measures.  Inventories, such 
as for economic development, employment and natural resources, have been provided in the 
technical appendices to the BRCP.  Based on this information, the Commission finds that this plan 
amendment is coordinated, as defined by state law.  It has been reviewed and coordinated with the 
plans of other governmental units.  It contains adequate implementation measures to ensure that 
upon taking effect (when the implementing zoning is subsequently adopted) sufficient means will 
carry out the BRCP.  Although Goal 2 also implements periodic review, the amendments are not 
triggered as a result of periodic review.  Finally, after a number of public hearings where alternative 
courses of action were considered, the Commission finds that the proposed plan amendments are 
consistent with public policy taking into account social, economic, energy and environmental 
needs.   
 
The City finds this Goal is satisfied. 
 
Goal 3 Agricultural Lands and Goal 4 Forest Lands  
 
Analysis: By definition, Oregon City does not have rural resource lands such as for agricultural or 
forest use within its city limits or UGB and therefore those goals are not applicable.   
 
The City finds these Goals are not applicable. 
 
Goal 5  Open Spaces, Scenic and Historic Areas, and Natural Resources 
 
To protect natural resources and conserve scenic and historic areas and open spaces.  
 
Analysis:  Goal 5 resources are addressed in detail in the Natural Resource Inventory which was 
part of the existing conditions analysis required by Metro Title 11.  A detailed review of the Goal 
5 resources within the study area was conducted, including wetlands, streams, riparian area, 
wildlife habitat and historic and cultural resources.  The inventory consisted of two parts:  



Page | 15  LE-15-0003 Findings 

 
1)         An examination of existing resource information for the Plan area; and  
 
2)         A field study to verify the location and evaluate resource habitat quality.   

 
Natural Resources: 
 
The first phase of the inventory included review of existing documents, such as Metro Goal 5 
Inventory Maps, National Wetland Inventory maps, Natural Resource Conservation Service Soils 
Survey of Clackamas County, Stream Net fisheries data and other sources.  Phase two consisted 
of a field verification of the BRCP area by a team of biologists.  The team visited each of the 
previously mapped natural resource areas to confirm the location, size and quality.  The natural 
areas determined to be of high resource value were distinguished from natural areas of lesser 
resource value and the lower quality natural areas were given a designation of enhancement 
potential in order to identity both the highest quality natural resource and provide a determination 
of the feasibility of enhancement.   
 
The Natural Resources Inventory that was conducted as part of the existing conditions analysis for 
the BRCP consisted of examination of existing resource information for the area and a field study. 
This inventory is already part of the record. The inventory identified and summarized 19 natural 
areas within the BRCP area and were assigned values for their condition and enhancement 
potential. Of those 19 areas, the majority were consistent with Metro’s Goal 5 mapping. The city’s 
initial GIS analysis of the NROD areas for the entire UGB was done in 2008. The Natural Resource 
Overlay District was adopted in 2008 and replaced the old Water Resources Overlay District with 
a combined overlay district, which regulates both Metro Title 13 habitat and Metro Title 3 water 
resources. In particular Trimble Creek is an identified Goal 5 resource that runs from south to north 
through the site crossing Loder Road. The concept plan envisions this protected resource being 
combined within a linear park feature.  
 
The BRCP will protect Goal 5 natural resource areas by guiding the designation of Natural 
Resource Overlay District areas and the restriction of development in those areas pursuant to 
OCMC 17.49.  The code requires that further on-site analysis be conducted to determine the current 
extent of the protected resources which initially was done with the concept plan. More detailed, 
site specific delineations of the resources and the required associated vegetated corridors is 
required prior to development, along with impact analysis and mitigation for impacts. These 
existing restrictions will adequately protect natural resource areas and to the extent necessary serve 
as a natural resource protection plan. 
 
Historic Resources:  
 
A Goal 5 resource inventory that was conducted with the plan included a review of cultural and 
historic resources on any known state, county or local lists which, if found, would potentially be 
protected and included in the City’s inventory and regulated under Chapter 17.40 of the City 
Municipal Code, when properties are annexed to the City. 
 
No inventoried historic resources were documented within the Plan boundaries at the time of 
concept planning.  Staff confirmed this through communication with County planning staff. If 
property owners seek designation for any eligible historic resources, or if any inventory reveals 
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eligible landmarks in the future, those landmarks could potentially be protected and included in 
the City’s inventory and regulated through the designation process described in Chapter 17.40 of 
the Oregon City Municipal Code, when properties are annexed to the City. 
 
Open Space: 
 
The Beavercreek Road Open Space Framework plan provides a network of green spaces that are 
intended to provide a system of connected parks, opens spaces and natural areas, provide access 
to nature, preserve existing natural resources and provide green spaces near the system of trails 
and pedestrian connections.  The power line corridors comprise approximately 52 acres of land 
north of Loder Road and have been utilized to provide publicly accessible opens space, trails and 
links to the broader open space network.  The standard of 16-acres per 1,000 population was 
amended to a standard of 6 to 10 acres per 1,000 population as discussed at the Planning 
Commission. The extent and location of the park is conceptual, flexible and the costs associated 
with acquisition and development will need to be determined through more detailed parks master 
planning processes, similar to the Glen Oak Road park site and the Hazel Grove parks site master 
planning that was conducted in 2014. The parks master planning process will refine the locations 
and costs of parks infrastructure. Existing parks SDCs do not reflect the cost of providing parks in 
this area, and will require further study to account for the amount of parks acreage envisioned in 
the concept plan but they may be updated or lands could be obtained by private developers as 
development occurs. A park is proposed to extend through the central and southern areas of the 
BRCP.  The location and linearity of the park was first indicated by Metro’s Goal 5 mapping.  This 
open space feature is intended as a continuous green space that links the districts and 
neighborhoods south of Loder Road.   
 
The open space plan envisions establishing a publicly accessible resource area as the eastern edge 
of the community that is free from development, and accessible by low impact trails, known as the 
East Ridge. This vantage point is located at 490’ elevation with views to the east into the Trimble 
Creek area (See pages 22-23). The plan provides very specific measures to preserve the East Ridge 
open space and conservation area. 
 
The code will allow flexibility in the width, shape and acreage of the open space, provided there 
remains a clearly identifiable and continuous open space.  The buildable lands identified 292 acres 
of Tier A or ‘unconstrained’ lands, 28 acres of Tier B or “Low Impact Development Allowed with 
Review” and 131 acres of Tier C or “Constrained”.  The Low Impact area was later evaluated and 
recommended for conservation under an Environmentally Sensitive and Resource Area 
designation on the BRCP.  New development will be required to comply with the City’s Natural 
Resources Overlay District in compliance with this goal.  
 
The Parks and Recreation Advisory Committee (PRAC) met on October 22, 2015 to hear staff’s 
presentation on the re-adoption process. The PRAC voted unanimously to supports the parks, open 
space and recreation elements of the Beavercreek Concept Plan.  
 
Beavercreek Road Concept Plan goals and policies for preserving open space and tree cover, 
protecting scenic views, preserving and conserving view sheds, cultural, historic and natural 
resources and water quality have been provided.   
 
The City finds this Goal is satisfied. 
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Goal 6  Air, Water and Land Resources Quality  
 
To maintain and improve the quality of the air, water and land resources of the state.  
 
Analysis:  Existing Comprehensive Plan policies that apply to the concept plan require 
development practices to comply with regional, state, and federal standards for air and water 
quality, to protect water quality from erosion and sediment, to minimize the effects of noise, and 
to protect mineral resources.   
 
All development within the BRCP will meet these federal, state and regional standards through 
compliance with the City’s recently amended Storm Water and Low Impact Development Storm 
Water and Erosion Control standards, which have been deemed to comply with the Oregon 
Department of Environmental Quality National Pollutant Discharge Elimination System (NPDES) 
and Clean Water Act requirements. All storm water discharge from developed sites will meet 
applicable local, federal and state standards. Further, these goals and policies are implemented 
through the City’s grading and erosion control ordinances, water quality resource protection 
regulations, development standards, and nuisance laws.  
 
Additionally, DEQ regulates air quality but Oregon City’s TSP recognizes the link between air 
quality and transportation (through vehicle emissions) and works to reduce impacts from single-
occupancy vehicles.  Finally, no state or federal standard directly regulates air quality in the 
Beavercreek area. 
 
The TSP and Capital Improvements Fund will be updated to reflect transportation improvements 
recommended in the BRCP.   
 
The City finds this Goal is satisfied. 
 
 
Goal 7 Areas Subject to Natural Disasters and Hazards  
 
To protect life and property from natural disasters and hazards.  
 
Analysis: The Commission finds that the area does contain steep slopes.  The east ridge of the 
concept plan area was identified as an area of steeper slopes that could be at risk for landslides and 
slumping.  In order to address this, the BRCP calls for establishing a protected open space area 
along the west side of Thimble Creek and designating the area between the edge of that open space 
and the 490-foot elevation to the west, along the east ridge, as a conservation area within which a 
number of restrictions where development restrictions apply, including protecting a minimum of 
50% of the conservation area, and building height and impact restrictions.  The plan also requires 
a "window" of at least 700 feet of continuous area along the ridge to be publicly accessible.  
 
According to the City Commission meeting minutes of September 3, 2008, the approximate 
elevation of 490 feet (MSL) is important in the southern half of the concept plan area relative to 
gravity sewer service. Existing storm water discharge points below the 490 foot level in this area 
may also need to be improved with future development to assure that storm water quality and 
quantity control standards are met. Roadways and development constructed above 490 feet will 
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most likely allow for gravity sewer service. If land uses requiring sanitary sewer service (or 
roadways with sewer underneath) are located lower than 490 feet, individual pump stations and 
pressurized services may be required.  
 
Any development in this area will also be subject to the City's natural resources and geologic 
hazard overlay district review requirements when development is proposed3. As a practical matter 
land uses such as homes and habitable structures could not practicably meet the standards of the 
city’s Geological Hazard Overlay District and Natural Resources Overlay District, which restricts 
development within known landslide areas and steep slopes, and within 50 to 200 feet of streams 
and stream tributaries and wetlands. Low impact recreational uses, such as trails, foot bridges and 
related uses, as well as storm water discharge facilities, may be permitted within the Natural 
Resources Overlay District (OCMC 17.49) and Geologic Overlay District (OCMC 17.44), subject 
to these specific code review criteria as well as Public Works engineering standards. Specifically, 
the geologic hazard code prohibits development other than roads, utilities, public facilities and 
geotechnical remediation in areas that exceed 35% slope, and constrains the density and impact of 
all development within all areas greater than 25% slope or which have landslide activity. In all 
cases, where develop may be permitted within the overlay district, it must meet stringent geologic 
and geotechnical construction standards.  
The City’s Natural Resources Overlay District and Geologic Hazards Overlay District are already 
mapped to the extent of the Urban Growth Boundary in this area and would be in effect upon 
annexation.  
 
Public comments were made by residents of Holly Lane that Oregon City has an obligation to 
lobby the state and federal government to provide landslide insurance, that the City should regulate 
slopes at 15% or greater rather than slopes greater than 25%, and that due to the potential for 
landslides, the City should amend the Transportation System Plan to remove Holly Lane from the 
arterial roadway network. The City has no control over insurance coverage issues and there are no 
statewide planning goals, comprehensive plan policy or local code provisions that requires 
consideration of insurance issues. The City’s Geologic Hazard Overlay District (OCMC 17.44) 
already provides additional requirements for subsurface exploration and peer review by a qualified 
expert geologic engineer or engineering geologist.) This requirement may be triggered whenever 
conditions warrant further review, whenever the overlay district is flagged on any property, and is 
not limited only to areas within the prescribed 50’ from slopes 25% or greater and 200’ from 
known landslide zones. Amendments to the geologic overlay standards were made in 2008 and 
again in 2010. Further amendments to OCMC 17.44 to regulate steep slopes differently or to 
exclude projects from the City’s TSP are beyond the scope of the BRCP re-adoption decision and 
therefore, were not considered. 
 
No other natural disaster or hazard areas have been identified and the City finds there are none. 
 
The City finds this Goal is satisfied. 
 
Goal 8  Recreational Needs  
 

                                                 
3 Please see OCMC 17.44 – Geologic Hazards & OCMC 17.49 Natural Resource Overlay District for more details 
regarding the type, scale and standards for development and structures that may be permitted within these areas. 
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To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, to provide 
for the siting of necessary recreational facilities including destination resorts.  
 
Analysis:  The concept plan provides for an interconnected series of trails, parks and open spaces 
areas throughout the study area to implement this Goal.  Specific plan policies related to this Goal 
include amending the parks and recreation, open space and trail master plans to be consistent with 
the concept plan, implementation of a hierarchy of connections (roads and trails of various types), 
create two scenic view points that are small public parks along the East Ridge, open space, and 
extensive trail systems that provide pedestrian and bicycle connectivity throughout the site and to 
adjoining trial systems.  Additionally the concept plan recognizes the opportunity for acquisition 
and/or dedication of sensitive areas for open space and habitat by private landowners. 
 
The City finds this Goal is satisfied. 
 
Goal 9 Economic Development  
 
To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon’s citizens.  
 
Analysis:  As part of the concept plan process, Oregon City worked with a consultant to inventory 
and evaluate the local and regional market conditions within and adjacent to the concept planning 
area. This report details patterns in the community, the profile of local employment, the supply of 
industrial, commercial and office land, and potential for industrial and commercial development 
within the area.  Metro’s employment land needs analysis reports that about 9,300 net acres of 
industrial land is needed between 2002 and 2022, of which, approximately 6,300 net acres must 
be vacant and that the region has a shortage of large and small industrial lots.  The EcoNorthwest 
market analysis (LUBA record pp. 1781) identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right market conditions it is not 
unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period. 
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the proposed 
plan provides an adequate amount of Title 4 employment land within the UGB, through 2029. 
Reflecting changes in employment needs and demands between the Metro 2002 Urban Growth 
Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 assessment found 
there is adequate capacity inside the current UGB to accommodate the next 20 years of general 
employment and general industrial job growth even at the high end of the employment forecast 
range. The subsequently adopted change to the Title 4 Employment and Industrial Areas map 
conformed the map to the updated information about employment needs in the 2009 UGR 
(Employment). According to this map, which is consistent with the hybrid plan, the 151 gross 
acres on the revised map will supply approximately 121 net acres of employment land.  
 
 
A key issue for the committee was how much employment, what type and where.  The Oregon 
City Comprehensive Plan requires that a majority of the lands be designated in a manner that 
encourages family-wage jobs in order to generate new jobs and move towards meeting the City’s 
employment goals.   
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Metro brought 245 gross acres in the UGB in 2002 and an additional 63 acres were added in 2004.  
The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.   These areas (308 
gross acres) are designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  
Given the expected net acreage once non-buildable areas such as power lines, natural areas, were 
removed from the buildable lands inventory, Metro intended 120 net acres of the concept plan area 
would be used for employment uses.  Metro noted that it was important to fulfill the original intent 
for providing industrial lands and that there was flexibility for the local process to evaluate creative 
ways to meet the intent.  See Metro’s vacant lands methodology.  This approach was blessed by 
David Bragdon, Metro Council President, in a letter dated May 14, 2007 as well as Metro planner 
Ray Valone in a letter dated March 19. 2008.  This conclusion was re-affirmed in 2009 for Ord. 
10-1244B, where Metro staff explained, “there is adequate capacity inside the current UGB…to 
accommodate general employment and industrial job growth even at the high end of the 
employment forecast range.”   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus (NEC), which is consistent with Metro’s intent and similar to 
Oregon City’s existing Campus Industrial designation, about 29 acres of Mixed Employment 
Village and Main Street, which allows a variety of uses in a village-oriented transit hub and mixed 
use neighborhoods to the south that also provide jobs tailored to the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
The concept plan provides land for an identified need within the region and state, and provides for 
a mix of other uses that will contribute to the economic welfare of the city, state and the citizens.   
 
The City finds this Goal is satisfied. 
 
Goal 10 Housing  
 
To provide for the housing needs of citizens of the state.  
 
Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. The West Mixed Use Neighborhood will be a walkable, transit-
oriented neighborhood with an overall average or residential uses not to exceed 22 dwelling units 
per acre.  The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood with 
a variety of housing types that will not exceed densities permitted in the R-5 zone (8.7 units per 
acre).   
 
The concept plan provides for housing affordable to a range of incomes and will utilize sustainable 
building designs and green development practices.  As noted above, the concept plan provides or 
allows for a range of housing types and densities, including those that are most likely to be 
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affordable to households or families with lower incomes, including single-family homes on small 
lots, townhouses, duplexes and multi-family units. The Plan also identifies strategies for 
distributing less expensive housing units among different areas rather than concentrating them all 
in one place, specifically calling for a variety of densities within the East Mixed Use Neighborhood 
that move from higher densities to lower densities from north to south across the site.  
 
The adoption of Ordinance 1244B also responded to the identification of a need for residential 
capacity in the 2009 UGR (Residential) by increasing the residential capacity of the Beavercreek 
planning area by 36 dwelling units above the level expected at the time the Metro Council added 
the areas to the UGB.  
 
The City finds this Goal is satisfied. 
 
Goal 11 Public Facilities and Services  
 
To plan and develop a timely, orderly, and efficient arrangement of public facilities and services 
to serve as a framework for urban and rural development.  
 
Analysis:  This goal applies to urban areas within the city limits of Oregon City and to urbanizable 
areas within the city’s UGB. “Urban Facilities and Services” means appropriate types and levels 
of, at a minimum, the following: police protection; sanitary sewer facilities; storm drainage 
facilities; water, planning, zoning and subdivision control; health services; recreation facilities and 
services; energy and communication services; solid waste; and community governmental services.  
 
Since the BRCP was first adopted, the City has updated a number of its utility master plans.  As 
will be discussed in greater detail below, each of these plans included providing service to BRCP 
properties at the uses and densities authorized by the BRCP.  These plans establish utility services 
necessary to serve the proposed BRCP area and provide for future utility services without 
compromising existing customer service.  Upon adoption, these various master plans were 
incorporated as part of the City’s Comprehensive Plan and as a result, control future utility 
extensions throughout the City.   
 
Sanitary Sewer Infrastructure Planning 
The BRCP plans for a sanitary sewer system that primarily consists of a gravity sewer collection 
system with a trunk sewer in Beavercreek Road, a network of trunk sewers within the BRCP area, 
and a sanitary sewer lift station for a section of the northern half of the concept plan area.  The 
BRCP estimated the total cost of $4.4 million for capital improvements within the study area and 
an additional $2.3 million of programmed capital improvement projects needed to extend the 
existing sanitary sewer collection system to the concept plan area. The cost estimates were based 
on year 2003 dollars. 
 
In October 2014, the City adopted an update to the Oregon City Sanitary Sewer Master Plan 
(SSMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with federal 
requirements, state statutes, and the Statewide Planning Goals.  The SSMP identifies build out 
capacity concerns, recommends future capital improvements, and develops a capital improvement 
program (CIP) to meet future needs. 
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The SSMP also identifies and recommends in more detail the future capital improvements and 
provides updated estimated costs to serve the BRCP area with respect to sanitary sewer service.  
Table 5-9, from the SSMP Section 5.2.3.4, identifies the recommended improvements and 
provides the estimated costs. 

 
 
The primary potential funding sources that may be expected to fund the future sanitary sewer 
facilities listed in Table 5-9 to serve BRCP, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The future sanitary sewer facilities recommended to serve BRCP developments shall be paid for 
in a way that does not financially burden or adversely affect existing public facilities and 
services in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01)4.  SP 14-01 was not 

                                                 
4 Live/Work units and Apartment Buildings are permitted uses within the MUC-1 zone. The rezoning of the subject 
property to MUC-1 was conditioned to meet the intent of the yet-to-be-adopted Mixed Employment Village of the 
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subject to the current 2014 SSMP but the conditions attached to the land use approval require the 
applicant to pay for a component of the future Beavercreek Road trunk line and connect to the 
trunk line when it is available.   
 
The City received comments that allowing the SP 14-01 developer to utilize cross-basin 
connections from the concept plan area to the Glen Oak sewer basin violate the SSMP or reduce 
capacity and safety are unfounded and were fully considered and resolved by LUBA in Graser-
Lindsey v. City of Oregon City, ___ Or LUBA ____ (LUBA No. 2015-13, 2015). SSMP, 
Appendix I: Glen Oak Road Analysis, Section 4: Conclusion and Recommendations, provides 
for an overall recommendation to convey a portion of flows from the Beavercreek Road Concept 
Plan Area through a new sewer extension constructed in Beavercreek Road. This analysis also 
provides routing scenarios to convey a portion of the BRCP area flows to another basin as an 
interim alternative until the new Beavercreek Road sewer is constructed. This analysis also 
indicates that the capacity of the existing system within the Glen Oak Road basin will remain 
adequate and support additional development within the basin without affecting flow capacity for 
existing or future customers. A condition of approval for SP 14-01 requires that although a cross-
basin connection is approved, the design of the connecting sewer shall incorporate the design of 
the planned future 15-inch sanitary sewer so that in the future the development can be transferred 
to the Beavercreek basin through a connection from the new 8-inch to the future 15-inch sewer 
when it is available. Additionally, the SP 14-01 applicant is required to pay fee-in-lieu of 
downstream improvements in the Glen Oak Basin required due to the cross basin connection. 
The amount of the fee-in-lieu shall be $545,000 in accordance with the documentation provided 
in the “Public Works Engineering File Memorandum” (November 5, 2014) exhibit to the Staff 
Report for SP 14-01.Therefore the cross-basin connection previously approved does not violate 
the SSMP and that decision is not before the City.  
 
In summary, the 2014 SSMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
 
Water Infrastructure Planning 
The BRCP plans for a water distribution system that primarily consists of a “backbone” network 
of water supply pipelines, two pressure zones with two-thirds of the BRCP area being served from 
the existing water main in Beavercreek Road, being the lower pressure zone, and the remaining 
one-third of BRCP area being served from future water facilities that include a booster pump 
station and reservoir, being the higher pressure zone.  BRCP estimated the total cost of $5.4 million 
for the “backbone” network capital improvements within the study area, and an additional $6.9 
million of programmed capital improvement projects needed to extend the existing water 
distribution system to the concept plan area. The cost estimates were based on year 2003 dollars. 
 
In January 2012, the City adopted an update to the Oregon City Water Distribution System Master 
Plan (WMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with 
federal requirements, state statutes, and the Statewide Planning Goals.  The WMP analyzes future 
water demands and develops a capital improvement program (CIP) to meet these future needs. 

                                                 
BRCP (See P. 18 of the plan document for details). SP 14-01 was appealed to LUBA, which upheld the City’s 
approval of the development. The developer is in the process of working through the conditions of approval and 
construction plan preparation for engineering review. 
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The WMP also recommends in more detail the future capital improvements and provides 
updated estimated costs based on year 2009 dollars for specific improvements, including the 
water storage reservoir, transmission and distribution pipelines to serve the BRCP area.  The 
future reservoir is recommended to serve both the future BRCP higher pressure zone and the 
existing Fairway Downs pressure zone that currently has no water storage facilities and with this 
improvement will be enhanced by increasing the reliability and improving water service.  
 
The WMP includes updated estimated costs for future water facilities recommended to increase 
the storage capacity of the higher pressure zone, provide a transmission main from the future 
reservoir to BRCP distribution system, and expand the “backbone” network of water pipelines 
within the BRCP area.  Specifically the WMP project numbers F-CIP-4, F-CIP-5, and F-CIP-14, 
include the two million gallon reservoir and transmission pipeline with an estimated total cost of 
$5.7 million, and various “backbone” network pipelines within the BRCP area with an estimated 
total cost of $2.6 million. 
 
The primary potential funding sources that may be expected to fund the future water facilities, 
include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The City’s raw water supply system is adequate to support development of the concept plan area, 
as indicated in the support letter from South Fork Water Board (SFWB) that is in the record. 
Adequate water facilities and services can be made available concurrent with development. 
Water facilities shall supply adequate water pressure in compliance with Oregon City’s Water 
Distribution System Design Standards for fire flow protection and domestic water service. 
 
Should interim water service to the area be provided by Clackamas River Water district (CRW), 
CRW / Oregon City already have joint service agreements to serve certain areas within the city, 
and this does not violate the Water Master Plan. Ultimately, as development occurs in these the 
concept plan areas, the City’s water distribution system is extended and CRW withdraws from 
serving these areas and transfers service to the City. In the immediate future, water service to the 
development of the apartments on Beavercreek Road (See planning file SP 14-01 discussion 
below) shall be from the City of Oregon City’s water distribution system from a proposed new 
City pipeline in Beavercreek Road. 
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The City has existing goals and policies in place to conserve water use. The City will continue to 
work with CRW and SFWB to encourage water conservation methods by water users in 
accordance with regionally adopted Water Management Conservation Plans.5 
 
The future water facilities recommended to serve future BRCP developments, including pipes, 
pump stations, and reservoirs, shall be paid for in a way that does not financially burden or 
adversely affect existing public facilities and services in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was 
subject to conditions to construct water facility improvements that included a waterline extension 
in Beavercreek Road, and this improvement is identified in the WMP as part of the future 
distribution system for the higher pressure zone.  This decision was reviewed and affirmed by 
LUBA. 
 
In summary, the 2012 WMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
  
Stormwater Management Infrastructure Planning 
The BRCP plans for a stormwater management system that primarily consists of low-impact 
development (LID) practices that mimic natural hydrologic processes and minimize impacts to 
existing natural resources.  A three tier stormwater management system has been created that is 
focused on managing stormwater in a naturalistic manner at three separate scales: site, street and 
neighborhood/regional. Tier 1 being site specific stormwater management facilities utilizing on-
site best management practices (BMPs),  Tier 2 green street stormwater management facilities 
such as vegetated swales and rain gardens adjacent to streets, and Tier 3 regional stormwater 
management facilities such as regional detention ponds. BRCP estimated the total cost between 
$15 million to $23 million for stormwater management improvements to serve the concept plan 
area. 
 
In August 2015, the City adopted Public Works stormwater design standards, to be incorporated 
as part of the City’s drainage master plan. The new design standards are consistent with federal 
and state regulations for water quality and quantity control, and provide BMPs for LID that mimics 
natural hydrologic processes and minimize impacts to existing natural resources.  BRCP embraces 
the application of LID and these new standards will guarantee compliance.  
 
The primary potential funding sources that may be expected to fund the future stormwater 
management facilities, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 

2. Developer funded improvements –Developers are required to construct an 
appropriate level of public utility improvements within their proposed development 

                                                 
5 • http://www.orcity.org/publicworks/public-education-and-oregon-citys-water-quality-program 
• http://www.crwater.com/conservation/ 
• http://www.sfwb.org/index.php/conservation 
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and along all street frontages adjacent to their property, including off-site 
improvements as may be needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public 
improvement that has the capacity to serve more than their development.  The 
reimbursement district provides developers with a mechanism to be reimbursed by 
other property owners that benefit from the use of the constructed public 
improvement. 

 
The stormwater management facilities’ strategy to serve BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for stormwater 
improvements to serve the Beavercreek Road Apartment-Live-Work development (SP 14-01). 
Although this site plan and design review application was submitted prior to adoption of the City 
adopted Public Works stormwater design standards, SP 14-01 was subject to conditions to 
construct storm facility improvements using an approved LID method prior to discharge to the 
public system consistent with the low impact development standards contemplated in the BRCP. 
 
In summary, the 2015 stormwater design documents and development approval consistently 
support sustainable development that will not financially burden existing rate payers or adversely 
affect the existing sanitary sewer system. 
 
The City finds this Goal is satisfied. 
 
Police and Fire Protection Planning 
 
Oregon City Police Department (OCPD) has indicated their ability to serve the concept plan area. 
The concept plan area is already within Clackamas Fire District #1 (CFD#1). Clackamas Fire 
District #1 has indicated their ability to serve the concept plan area.  
 
Letters from OCPD and CFD#1 are included in the record. 
 
Solid Waste Planning 
 
The city regulates solid waste management to pursuant to ORS 459.200 and City Code 8.20 and 
the city has authority and obligation to franchise the provisions of service and solid waste 
management within the city. The franchise to provide solid waste service within the city limits of 
the city is granted to Oregon City Garbage Co., Inc. 
 
Additionally, the city has an adopted set of Refuse and Recycling Standards for Non Single-Family 
or Duplex Uses. The purpose of these requirements is to promote: 

A. Efficient, safe and convenient location of refuse and recycling areas. 
B. Efficient, safe and convenient on-site maneuvering of collection vehicles, equipment and 

personnel for servicing solid waste and recycling areas; and 
C. Compliance with the Regional Solid Waste Management Plan, OCMC Chapter 8.20 Solid 

Waste Collection and Disposal, and the Oregon Revised Statutes (ORS) Chapter 459. 
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Compliance with these standards may be demonstrated without having to go through a formal land 
use (site plan and design review) process, provided the application meets the standards  
 
The City finds this Goal is satisfied. 
 
Goal 12 Transportation  
 
To provide and encourage a safe, convenient, and economic transportation system.  
 
Analysis: At the time of its initial adoption, the Beavercreek Concept Plan was subject to 
compliance with the City’s 2001 Transportation System Plan (2001 TSP).  The 2001 TSP focused 
on identifying future transportation projects necessary to provide an adequate transportation 
system to serve existing and future urban growth using a horizon year of 2021.  A component of 
ensuring adequate capacity, the 2001 TSP called for the installation of a “Single Point Diamond 
grade separated interchange improvement” at the intersection of Highway 213 and Beavercreek 
Road, at a cost of an estimated $20 million allocated between $5 million to the City and $15 million 
to ODOT and Metro.  This project was deliberately removed from subsequent updates to the TSP 
with the full concurrence of ODOT, Oregon City and Clackamas County. The 2013 TSP replaced 
and superseded all previous discussions or plans for a grade-separated interchange. Funding 
roadways identified in the 2013 TSP and the BRCP will be accomplished through new 
development and reimbursement districts as well as through SDCs. Additionally, a refinement plan 
to develop alternative mobility standards, setting new standards for congestion and providing 
additional safety measures, will be adopted before any zone changes that would allow trip 
generation to exceed that permitted under current zoning. ODOT officials have testified on the 
record to support the BRCP re-adoption and the City’s approach to address the mobility standards. 
 
The Beavercreek Concept Plan relied on the 2001 TSP as the starting point for identifying planned 
improvements and from there, the plan document itself forecasted future travel demand, needed 
improvements necessary to avoid further degradation to the performance of the facilities, and 
funding mechanisms through the 2027 planning horizon.  However, at the time that the 2001 TSP 
was adopted, much of the area designated within the BRCP was located outside of the Metro UGB.  
As a result, the transportation impacts resulting from the proposed residential development and 
employment in the Beavercreek Concept Plan area were independently analyzed through the 
concept plan process and were described in the May 9, 2007, Kittelson & Associates transportation 
memorandum “Future Conditions Analysis” and in August 12, 2008, Kittelson & Associates 
transportation memorandum “Updated Future Traffic Conditions Analysis.” These memoranda 
included an analysis of 2027 transportation needs and identified transportation improvements to 
satisfy the transportation demands in the south part of Oregon City. 
 
In 2013, the City adopted a new Transportation System Plan (2013 TSP) that was concurrently 
implemented through the adoption of amendments to OCMC 12.04.  The Plan identified 
transportation improvements necessary to accommodate existing and projected population and 
employment growth within the city limits as well as the city’s urban growth areas through 2035.  
The TSP and its analysis supersede that undertaken for the 2001 TSP and the concept plan; the 
TSP is based on newer information relating to population and employment and uses new 
mobility standards consistent with Metro’s Regional Transportation Plan. The 2013 TSP 
calculated transportation demand using a Metro model that divided land into Transportation 
Analysis Zones (TAZ.)  In Metro’s model, the TAZs represent the sources of vehicle trip 
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generation within the region.  Although each TAZ did not align perfectly with the city limits or 
urban growth boundary, they were subdivided to correspond with these boundaries.  The land use 
plan designations within each TAZ were then used to determine the expected traffic generation. 6   
The result was a calculation within each TAZ that estimates the total trips generated by the zone 
from additional development of vacant or underdeveloped properties under existing zoned 
densities within the city limits and the trips generated by development of the concept planned 
areas within the urban growth boundary consistent with the designations in the comprehensive 
plan. The analysis conducted for the TSP specifically included the Beavercreek Concept Plan 
area.  The TSP also includes updated policies to meet the travel needs of the residents and 
employees in the City. These include an increased emphasis on non-single occupancy 
automobile use and increased emphasis on multi-modal solutions and multi-modal transportation 
facilities. 

As described in the 2013 TSP, Oregon City is currently home to over 13,000 households and over 
14,500 jobs. Between 2013 and 2035, household growth is expected to increase nearly 2.4 percent 
a year, slightly outpacing the rate of employment growth over the same period (2.3 percent). The 
City is expected to be home to over 23,000 jobs and almost 21,000 households by 2035, a 58 and 
61 percent increase respectively from 2010.  The City Commission finds that these projections of 
population and employment growth were based on regional forecasts developed in coordination 
with Metro; that the projections of future traffic were developed by Metro and by qualified, traffic 
engineers and planners who prepared the City’s TSP and that these data and traffic forecasts are 
more reliable that unsupported statements about trip generation submitted by opponents.   
 
In addition, the travel and transportation demand projections developed for the TSP included 
projected development for all areas within the City’s urban growth boundary including the 
Beavercreek Road Concept Plan and Park Place Concept Plan areas, new development within 
Beavercreek and Meyers Road industrial areas (such as the new Oregon City School District bus 
facility), expansion of the Clackamas Community College, and other development in the south 
part of Oregon City consistent within existing zoning designations.  The nearby Enterprise zone 
designation encourages additional development at existing zoning designations; it does not add 
vehicle trips that exceed those considered by the TSP. 
 
With more people and more jobs in Oregon City, the transportation network will face increased 
demands.  Beyond the general planned street network, the TSP provides an additional level of 
specificity by identifying individual projects in “Table 2: Likely to be Funded Transportation 
System.” The following table is an extracted portion of “Table 2: Likely to be Funded 
Transportation System” that lists the TSP projects within or adjacent to the concept plan area. 
 
Other solutions for the transportation network identified in the concept plan (e.g. Concept Plan, 
Figure 14 – Circulation Framework) are replicated in the planned network specified in the 2013 
TSP (e.g. TSP, Figure 17 – Planned Street Extensions). Furthermore, the TSP emphasizes the 
multi-modal aspects of the transportation system within the concept plan area by identifying 
                                                 
6  The TSP describes this analysis as follows: 

The future 2035 land use projection is an estimate of the amount of each land use that the 
TAZ could accommodate at expected build-out of vacant or underdeveloped lands assuming 
Comprehensive Plan designations. The allocation of future growth to Metro TAZs was 
modified based on input from City of Oregon City Staff.  TSP, TM #5, p. 7. 
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planned pedestrian and bicycle improvements in TSP Figure 19 – Walking Solutions; TSP Figure 
20 – Biking Solutions; and Figure 21 – Shared Walking and Biking Solutions. 
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Extracted from TSP Table 2: Likely to Be Funded Transportation System 
Project 
# 

Project 
Description 

Project Extent Project Elements Priority 

D0 OR 213/ 
Beavercreek Rd 
Refinement 
Plan 

OR 213 from 
Redland Road to 
Molalla 
Avenue 

Identify and evaluate circulation options to reduce 
motor vehicle congestion along the corridor. Explore 
alternative mobility targets. 

Short-
term 

D47  Meyers Road 
East extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Meyers Road from Beavercreek Road to the 
Meadow Lane Extension as an Industrial Minor 
Arterial. Between the Holly Lane and Meadow Lane 
extensions, add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S19. Modify the existing 
traffic signal at Beavercreek Road  

Mediu
m-term  

D54  Clairmont Drive 
extension  

Beavercreek Road to 
Holly Lane South 
Extension  

Extend Clairmont Drive from Beavercreek Road to 
the Holly Lane South extension as an Industrial 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S17.  

Long-
term  

D55  Glen Oak Road 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Glen Oak Road from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Install a roundabout at Beavercreek Road 
(per project D39)  

Long-
term  

D56  Timbersky Way 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Timbersky Way from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S20.  

Long-
term  

D57  Holly Lane 
South extension 
* 

Maple Lane Road to 
Thayer Road  

Extend Holly Lane from Maple Lane Road to Thayer 
Road as a Residential Collector. Add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S14. 
Install a roundabout at Maple Lane Road (per project 
D37).  

Mediu
m-term  

D58  Holly Lane 
South extension 
* 

Thayer Road to 
Meyers Road  

Extend Holly Lane from Thayer Road to the Meyers 
Road extension as an Industrial Collector. Add a 
sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per 
project S15.  

Mediu
m-term  

D59  Holly Lane 
South extension 
* 

Meyers Road to the 
Meadow Lane 
Extension  

Extend Holly Lane from the Meyers Road extension 
to the Meadow Lane Extension as a Mixed-Use 
Collector. Add a sidewalk and bike lane to the west 
side of the street, with a shared-use path to be added 
on east side per project S16.  

Long-
term  

D60  Meadow Lane 
extension ** 

Meadow Lane to 
Meyers Road  

Extend Meadow Lane to the Meyers Road Extension 
as a Mixed-Use Collector. Between Old Acres Lane 
and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S21.  

Long-
term  

D61  Meadow Lane 
extension ** 

Meyers Road to 
UGB (north of 
Loder Road)  

Extend Meadow Lane from the Meyers Road 
Extension to the UGB (north of Loder Road) as an 
Industrial Collector  

Mediu
m-term  

D81  Beavercreek 
Road Upgrade  

Clairmont Drive 
(CCC Entrance) to 
Meyers Road  

Improve to Industrial Major Arterial cross-section  Mediu
m-term  

D82  Beavercreek 
Road Upgrade  

Meyers Road to 
UGB  

Improve to Residential Major Arterial cross-section  Long-
term  

*Note: Holly Lane extension is referred to as the Center Parkway in the BRCP. 
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** Note: Meadow Lane Extension is referred to as the Ridge Parkway in the BRCP. 
 
The Loder Road improvements identified in the BRCP are listed on the “Not Likely to be Funded 
list in the TSP as Project #D85, Loder Road Upgrade, Beavercreek Road to UGB. It is expected 
that new development of the adjacent parcels would fund the entire cost of this improvement.   
 
Alternative modes of transportation are also key strategies in the 2013 TSP and the BRCP to 
meeting the transportation needs of the City, its residents and employees. The TSP sets a non-
single occupancy vehicle mode share target to help meet transportation demand management 
(TDM) goals, specifically reducing reliance on the single occupancy vehicle. As specified in the 
TSP, Oregon City’s non-SOV mode shares7 (outside of the Oregon City Regional Center) are 
expected to be above the TSP objective of 40 to 45 percent with an estimated non-SOV mode share 
of 47 percent in 2005 and 48 percent in 2035. The non-SOV mode share in the Oregon City 
Regional Center is expected to remain steady through 2035, at around 42 percent, slightly below 
the TSP objective of 45 to 50 percent. 
 
Some of this congestion may be off-set through a robust partnership with Tri-Met to improve 
public transportation in this area.  TriMet has submitted a letter of support for the Beavercreek 
Concept Plan, a project which Oregon City and TriMet staff have discussed on multiple 
occasions dating back to 2007 when the original plan was proposed. TriMet is committed to 
improving public access to growing communities in our region and meeting the mobility needs 
of Oregon City and Clackamas County residents..  The Planning Commission heard a 
presentation from Tri-Met during its meeting on February 22, and the Planning Commission 
asked for a specific commitment from Tri-Met to provide improved service to Oregon City.   As 
stated in Tri-Met’s support letter, Clackamas Community College has recently engaged TriMet 
concerning their master plan, which specifically recognizes the planned extension of Meyers Rd 
east of Hwy 213 to Beavercreek Rd. TriMet acknowledges the future potential for routing bus 
service in and out of the college campus via this new connection. Tri-Met is supportive of the 
planned changes at the college to grow and serve more students, especially their willingness to 
add more bus parking capacity for future increases in transit service.   Additionally, through 
TriMet’s Southeast Service Enhancement Plan initiative, TriMet staff have been coordinating 
with Oregon City staff, among other stakeholders, to assess transit service needs and identify 
improvements. The plan proposes future service for the Beavercreek Concept Plan area that will 
be made in coordination with the City of Oregon City and will be guided by the timing and scale 
of future development. 
 
The combination of policies and investments related to walking, biking and transit are expected to 
help the City work towards tripling the walking, biking and transit mode share between 2010 and 
2035. 
 
The 2013 TSP also recognizes the limitations brought about by the limited availability of funding. 
Despite the investments to the transportation system, the 2013 TSP predicts that operating 
conditions at a few intersections (including the OR 213/Beavercreek Road and I-205/OR 213 
intersections) will be over the operating standard by 2035. For purposes of evaluating the impact 
of proposed development that is permitted, either conditionally, outright, or through detailed 
development master plan approval, the OR 213/ Beavercreek Road, and I-205/OR 213 
                                                 
7 Non-SOV mode share includes carpooling, as well as bike/walk/transit. 
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intersections are exempt from meeting the state mobility targets until solutions (beyond those 
included in the 2013 TSP) or alternative mobility targets are explored for the intersections, as 
explained further below. However, plan amendments are still subject to the state mobility targets.  
 
Rather than relying on “level of service” standards to determine intersection capacity, as was 
done in the 2001 TSP, the 2013 TSP adopted the volume / capacity ratios for state highways at 
levels identified in the Oregon Highway Plan (OHP), which allowed a finding that an 
intersection could accommodate a greater number of vehicles during peak hours.  Even with the 
increased congestion contemplated with adoption of the new mobility thresholds, the 2013 TSP 
concluded that existing and planned growth, including 2035 build-out of the Beavercreek plan 
area, will result in congestion at the Highway 213 / Beavercreek intersection, that will exceed the 
OHP adopted mobility standards at the end of the 2035 planning horizon.  Notwithstanding this 
finding of inadequacy, at the time of TSP adoption, the City concluded that the high cost of 
improvements necessary to meet the OHP mandated mobility standard, particularly the grade-
separated interchange at Highway 213 / Beavercreek, would be prohibitive.  ODOT concurred 
with that conclusion, indicating that it would not assist in funding what it characterized as “a low 
priority improvement” within the region.  As a result, ODOT recommended that the City 
undertake additional work to develop other ways of meeting the City’s transportation needs that 
do not involve such major construction projects on ODOT facilities.  Therefore, the 2013 TSP 
included a Highway 213 / Beavercreek Road Refinement Plan including the potential adoption of 
alternative mobility measures as a project likely to be implemented within one to five years.  The 
adoption of the 2013 TSP, including future transportation demand for the Beavercreek concept 
area, was not appealed and that decision is acknowledged. 

Development that has occurred in the south part of Oregon City since the development of the 
Beavercreek Concept Plan has been consistent with both the TSP and OCMC 12.04.205(D). For 
example, the approval for the Oregon City School District to construct a transportation and 
maintenance facility adjacent to Meyers Road and High School Avenue was allowed under the 
current zoning and the traffic impacts of the facility are similar to a typical medium industrial land 
use as assumed in the TSP. Another example of a recent development is the Beavercreek Road 
Apartments-Live-Work development on the east side of Beavercreek Road near Meyers Road. 
This development was also approved under applicable zoning and is consistent with the 
assumptions of residential and employment increases specified in both the Beavercreek Concept 
Plan and the 2013 TSP. 
 
In addition, one of the ODOT recommended methods to address additional congestion is to 
improve existing parallel local streets, collectors and arterials to relieve traffic demand on state 
highways.  The City’s Transportation System Plan does this by calling for the extension of Holly 
Lane south of Maple Lane Road.  Making these improvements may have the effect of increasing 
vehicle trips on that portion of Holly Lane north of Maple Lane Road located outside the UGB, in 
the County.  As a result, the Planning Commission recommended and the City Commission agreed 
that the City coordinate closely with the County in the future, adopting transportation plans and 
road design standards that acknowledge that these challenges are regional and will require joint 
solutions.    
 
Adoption of the BRCP is a Plan Amendment subject to section -0060 of Oregon’s Transportation 
Planning Rule (OAR 660-012-0060). However, the adoption of the BCRCP does not have a 
“significant effect” on Beavercreek / Hwy 213, because the trips from BRCP are already 
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included in the TSP and accounted for in the evaluation and selection of transportation system 
alternatives, as required under OAR 660-012-0035.  In other words, the Concept Plan adoption is 
consistent with the TSP, and that is what OAR 660-012-0060(1) requires.  OAR 660-012-
0060(1)(c)(C) provides that a “significant affect” occurs when the proposed plan will “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…based on 
projected conditions measured at the end of the planning period identified in the adopted TSP.”  
The adopted TSP includes all of the degradation expected to result from the development of the 
BRCP area as well as that due to through traffic from rural Clackamas County and other parts of 
the region, therefore the adoption of the BRCP will not cause further degradation than what is 
already accounted for in the TSP.  Needed improvements and funding mechanisms were 
identified that will mitigate impacts of development while recognizing reasonable financial 
limitations of the City and its partners. The improvements needed to mitigate for the 
development in the Beavercreek concept plan area were identified in the Concept Plan and 
included in the 2013 TSP. Improvements needed for entire Oregon City planning area are 
identified in the TSP. The TSP shows that the mobility standards prescribed by the TSP will be 
met except as noted above, at the intersection of OR 213/Beavercreek Road. The 2013 TSP 
assumes the development in the Concept Plan and the adopted system in the TSP is based on that 
development.  Adoption of the concept plan is necessary to fulfill the City's duties under OAR 
660-012-0045(1) and to ensure consistency among all parts of the City's comprehensive plan.  
The amendments have already been considered, evaluated, and resolved by the TSP adoption 
process and no further action is necessary. 
 
Further, the adoption of the Beavercreek concept plan will not further degrade the Highway 213 / 
Beavercreek intersection because it will not take effect until the City adopts urban zoning 
designations, which will not happen until after the City and OTC adopt alternative mobility 
standards and identifies and commits to financially and technically feasible solutions to address 
safety and congestion at the OR 213/Beavercreek intersection, per OHP Action 1F3.  Concurrent 
with the adoption of the 2013 TSP, the City adopted amendments to OCMC Chapter 12.04, 
creating a temporary exemption from the mobility standards for all development that is permitted, 
either conditionally, outright or through detailed development master plan approval affecting the 
three intersections, including Highway 213 / Beavercreek Road. OCMC 12.04.205(D).  For the 
Beavercreek concept area, the only development that may occur prior to the adoption of alternative 
mobility standards is that which is already permitted under the existing City urban or county 
holding zone.  No more intensive urban development, as contemplated in the Concept Plan, will 
be allowed until the implementing comprehensive plan designations and zoning classifications are 
created within the OCMC and applied to the City’s Zoning Map. The City will not adopt urban 
zoning implementing the Beavercreek concept plan area until alternative mobility targets are 
adopted.  
 
As the Commission is aware, implementing the BRCP will result in increased vehicle congestion 
in the Beavercreek / Highway 213 interchange, which already exceeds ODOT’s congestion 
thresholds.  Both the Planning Commission and City Commission heard testimony from ODOT 
officials in support of the planning process for the BRCP and development of a refinement plan to 
be developed in 2016 for addressing congestion and alternative mobility standards. The City is 
committed to follow through with adoption of the alternative mobility standards as soon as staff is 
able to prepare them.  These targets must be adopted prior to any re-zoning of the lands within the 
concept plan area. 
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The Commission rejected testimony that the intersection at Highway 213 and Beavercreek Road 
is “exceptionally dangerous.” The City’s TSP labeled two locations as “high collision locations.” 
The intersection of Highway 213 and Beavercreek Road was one of those two. The TSP contains 
the following information:  
 

 The OR 213/Beavercreek Road signalized intersection is located within the 55 mile per 
hour speed zone and expressway segment of OR 213. This is the first at-grade intersection 
south of Redland Road for over two miles. Most of the collisions at this intersection were 
rearend type (166 of the 212 collisions). This may indicate that drivers are caught off guard 
by queues from the intersection after traveling at uninterrupted higher speeds for an 
extended period of time. The severities of the collisions were generally low, with 85 percent 
involving property damage only (no injuries) or minor injuries. Major injuries were involved 
in about seven percent of the collisions and there were no fatalities. 
 

Further analysis of the crash data provided by ODOT indicates that the majority of crashes were 
rearend crashes; that they occurred during daylight hours; and that they occurred in dry conditions. 
This information further supports the suggestion in the TSP that the causes were primarily driver 
error. These types of crashes are fairly typical of crashes at busy signalized intersections. Efforts 
are being made to improve performance at this and similar locations.  
 
As part of its desire to improve transportation safety, the TSP includes at least two projects that 
may be expected to mitigate for existing or potential safety issues in the vicinity of Highway 213 
and Beavercreek Road. These projects are both included as short-term projects in the TSP’s “Table 
1: Likely to be Funded Transportation System.” 
 

Project D1 Molalla Avenue/ Beavercreek Road Adaptive Signal Timing 
Location: Molalla Avenue from Washington Street to Gaffney Lane; Beavercreek Road from Molalla Avenue 
to Maple Lane Road 
Description: Deploy adaptive signal timing that adjusts signal timings to match real-time traffic conditions.  

 
Project D14 Southbound OR 213 Advanced Warning System 
Location: Southbound OR 213, north of the Beavercreek Road intersection 
Description: Install a queue warning system for southbound drivers on OR 213 to automatically detect queues 
and warn motorists in advance via a Variable Message Sign 

 
In addition to identifying projects needed to mitigate for the transportation impacts of 
development, the TSP (Section H) includes a discussion of current transportation funding sources 
and other potential sources. The existing sources identified in the TSP include the Street Fund, 
Street System Development Charge (SDC) Fund and Transportation Utility Fee Fund. Potential 
sources discussed in the TSP include general city revenues, local fuel tax, urban renewal districts, 
local improvement districts, and debt financing.   The proposed transportation infrastructure 
improvements, financing and funding estimates, identified in the concept plan and as 
supplemented by the Transportation System Plan provide an adequate basis to demonstrate 
compliance with the Transportation Planning Rule.  
 
Implementation strategies and financing tools for the needed transportation improvements have 
been identified at the TSP level and will be further refined during Capital Improvement Plan 
updates. 
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The City finds this Goal is satisfied. 
 
Goal 13 Energy Conservation  
 
To conserve energy.  
 
Analysis: One of the adopted goals of the concept plan is that the area will be a model of 
sustainable design, development practices, planning and innovative thinking.  The Plan assumes 
that sustainable practices will be a combination of private initiatives (LEED certification), public 
requirements (green streets) and public-private partnerships.  The Commission recommends that 
the City use incentives, education and policy support as much as possible for promoting 
sustainability in the study area.  Some initiatives will require mandates, but at the end of the day, 
it is up to the private sector to invest in sustainable development.  The Beavercreek Road site’s 
legacy as a model of sustainable design will depend on the built projects that are successful in the 
marketplace and help generate the type of reputation that the community desires and deserves. The 
concept plan identifies sustainability design strategies that address energy efficiency, water 
conservation, compact development, mixed use, solar orientation, green streets/infrastructure, 
alternative transportation options, pedestrian and cyclist system, use of the natural systems and 
minimizing impervious surfaces.   
 
The City finds this Goal is satisfied. 
 
Goal 14 Urbanization  
 
To provide for an orderly and efficient transition from rural to urban land use.  
 
Analysis: This goal essentially defines the purpose of the concept plan. Oregon City’s Urban 
Growth Boundary was expanded in 2002 and 2004 through Metro’s regional review process to 
include more industrial land. This was the result of a demonstrated need for additional land to 
accommodate the deficiency in available, vacant industrial lands. The revised element of the 
updated plan calls for implementing Metro’s “concept plan” requirements under Title 11 of the 
Functional Plan that will result in subarea planning of new areas added to the UGB.  The concept 
plan establishes policies to convert rural to urban land within the UGB while monitoring the supply 
of land to ensure its adequacy to accommodate growth.  Oregon City coordinates with Clackamas 
County through an intergovernmental agreement that guides land uses and extension of public 
services in the unincorporated UGB.  In addition, the transportation, parks, trails, water, and sewer 
master plans address orderly extension of services to accommodate growth.   
 
The City finds this Goal is satisfied. 
 
C. Compliance with Metro Title 4. 
The findings below are intended to show compliance with the current Metro-adopted 
Employment and Industrial Areas Map. The northern portion of the concept plan area, known as 
the North Employment Campus (NEC) in the concept plan, is considered an “Industrial area” on 
the Metro Title 4 map, as opposed to a “Regionally significant industrial area” such as the area 
along the OR 212 / 224 Corridor in Clackamas County, or an “Employment area”, such as 
existing zoned land within the city of Clackamas Community College and the commercially and 
industrially zoned lands adjacent to it between Beavercreek Road and OR 213. Therefore, 
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findings for compliance with Metro Title 4 are specifically provided for section 3.07.430 
Protection of Industrial Areas. 
 
 
TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
 
3.07.410 Purpose and Intent 
The Regional Framework Plan calls for a strong regional economy. To improve the economy, Title 
4 seeks to provide and protect a supply of sites for employment by limiting the types and scale of 
non-industrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and Employment 
Areas. Title 4 also seeks to provide the benefits of "clustering" to those industries that operate 
more productively and efficiently in proximity to one another than in dispersed locations. Title 4 
further seeks to protect the capacity and efficiency of the region’s transportation system for the 
movement of goods and services and to encourage the location of other types of employment in 
Centers, Corridors, Main Streets and Station Communities. The Metro Council will evaluate the 
effectiveness of Title 4 in achieving these purposes as part of its periodic analysis of the capacity 
of the urban growth boundary.  
 
Analysis:  The Commission notes that a key issue for the CAC/TAC was determining how much 
employment land was needed, what type and where.  The Oregon City Comprehensive Plan 
requires that a majority of the lands be designated in a manner that encourages family-wage jobs 
in order to generate new jobs and move towards meeting the City’s employment goals.  The 
EcoNorthwest market analysis identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right conditions it is not 
unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period.    
 
Metro brought 245 gross acres in the UGB in 2002 and 2004 to fulfill regional industrial 
employment needs.  These areas (308 gross acres including those already within the UGB) are 
designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  As noted above, 
Metro estimated 120 net acres of the concept plan area would be used for employment uses and 
indicated that it was important to fulfill the original intent for providing industrial lands and that 
there was flexibility for the local process to evaluate creative ways to meet the intent.   
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the proposed 
plan provides an adequate amount of Title 4 employment land within the UGB, through 2029. 
Reflecting changes in employment needs and demands between the Metro 2002 Urban Growth 
Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 assessment found 
there is adequate capacity inside the current UGB to accommodate the next 20 years of general 
employment and general industrial job growth even at the high end of the employment forecast 
range. The subsequently adopted change to the Title 4 Employment and Industrial Areas map 
conformed the map to the updated information about employment needs in the 2009 UGR 
(Employment). According to this map, which is consistent with the hybrid plan, the 151 gross 
acres on the revised map will supply approximately 121 net acres of employment land.  
 
The CAC created several alternatives and finally chose a hybrid within the industrial designated 
area that included about 127 net acres of North Employment Campus, which is consistent with 
Metro’s intent and similar to Oregon City’s existing Campus Industrial designation, and about 29 
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acres of Mixed Employment Village and Main Street, which allows a variety of uses in a village-
oriented transit hub and mixed use neighborhoods to the south that also provide jobs tailored to 
the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
Proposed policy 1.3 identifies the need to support the attraction of family wage jobs and 
connections with Clackamas Community College within the North Employment Campus, Policy 
1.4 identifies the need to promote job creation, mixed use and transit oriented development within 
the Mixed Employment Village and Main Street, and recommends the adoption of minimum 
density requirements, limitations on stand-alone residential and other standards that implement the 
policy.  Goal 3 – Green Jobs, includes policies recommending coordination with other local, 
county and state economic development agencies to recruit green industries and promote green 
development practices.   
 
The concept plan provides land for an identified need within the region and state, and provides for 
a mix of other uses that will contribute to the economic welfare of the city, state and the citizens.   
 
The City finds this requirement is satisfied. 
 
3.07.430 Protection of Industrial Areas 
A. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for retail commercial uses—such as stores and 
restaurants—and retail and professional services that cater to daily customers—such as financial, 
insurance, real estate, legal, medical and dental offices—in order to ensure that they serve 
primarily the needs of workers in the area. One such measure shall be that new buildings for 
stores, branches, agencies or other outlets for these retail uses and services shall not occupy more 
than 5,000 square feet of sales or service area in a single outlet, or multiple outlets that occupy 
more than 20,000 square feet of sales or service area in a single building or in multiple buildings 
that are part of the same development project, with the following exceptions: 
 
1. Within the boundaries of a public use airport subject to a facilities master plan, customary 
airport uses, uses that are accessory to the travel-related and freight movement activities of 
airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
 
2. Training facilities whose primary purpose is to provide training to meet industrial needs. 
 
Analysis: Please also see findings under city comprehensive plan Policy 2.6.3.The zoning of the 
property in the North Employment Campus will be the same as or similar to the current CI – 
Campus Industrial zone in OCMC 17.37. Any commercial or retail uses within the northern 
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employment campus would be limited to some upper limit, similar to the CI zone, which limits the 
square footage for retail and commercial office use in accordance with the Metro requirement: 
 

L. Retail sales and services, including eating establishments for employees (i.e. a cafe or 
sandwich shop), located in a single building or in multiple buildings that are part of the 
same development shall be limited to a maximum of twenty thousand square feet or five 
percent of the building square footage, whichever is less, and the retail sales and services 
shall not occupy more than ten percent of the net developable portion of all contiguous 
industrial lands; 
 
M. Financial, insurance, real estate, or other professional offices, as an accessory use to 
a permitted use, located in the same building as the permitted use and limited to ten 
percent of the total floor area of the development. Financial institutions shall primarily 
serve the needs of businesses and employees within the development, and drive-through 
features are prohibited; 
 
 

 
The specific use restrictions that are necessary to assure protection of employment lands will be 
further refined with adoption of new zoning designations and code requirements for the BRCP.  
 
Taken together, these requirements will protect the city’s supply of undeveloped and 
underdeveloped land zoned for industrial uses. 
 
The City finds this requirement is satisfied. 
 
B. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for the uses described in subsection A to ensure that they 
do not interfere with the efficient movement of freight along Main Roadway Routes and Roadway 
Connectors shown on the Regional Freight Network Map in the RTP. Such measures may include, 
but are not limited to, restrictions on access to freight routes and connectors, siting limitations 
and traffic thresholds. This subsection does not require cities and counties to include such 
measures to limit new other buildings or uses. 
 
Analysis: RTP freight routes were analyzed with the adoption of the TSP in 2014. Within the 
concept plan area, Beavercreek Road, Loder Road, Meyers Road extension and Ridge Parkway 
extension are indicated as local truck routes. Beavercreek Road is designated as a Roadway 
Connector on the RTP. The planned street network for the area is designed to limit new 
connections to Beavercreek Road, preserve the roadway capacity, and provide a secondary 
collector street network to serve the buildout of the area. In accordance with the TSP and RTP, the 
access management approach envisioned in the plan will minimize impacts and access points on 
the Beavercreek Road corridor. As new development is reviewed for compliance with the TSP and 
the city’s street standards, the form and design of the land uses abutting these roads will also be 
reviewed.  
 
The City finds this requirement is satisfied. 
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C. No city or county shall amend its land use regulations that apply to lands shown as Industrial 
Area on the Employment and Industrial Areas Map to authorize uses described in subsection A of 
this section that were not authorized prior to July 1, 2004. 
 
Analysis: No such authorization will occur with adoption of the BRCP, and none is anticipated. 
 
The City finds this requirement is satisfied. 
 
D. Cities and counties may allow division of lots or parcels into smaller lots or parcels as follows: 
 
1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or parcels. 
 
2. Lots or parcels 50 acres or larger may be divided into smaller lots and parcels pursuant to a 
master plan approved by the city or county so long as the resulting division yields at least one lot 
or parcel of at least 50 acres in size. 
 
3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this 
subsection, may be divided into any number of smaller lots or parcels pursuant to a master plan 
approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed with uses described in subsection A of this section. 
 
4. Notwithstanding paragraphs 2 and 3 of this subsection, any lot or parcel may be divided into 
smaller lots or parcels or made subject to rights-of-way for the following purposes: 
a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a 
public amenity, or to implement a remediation plan for a site identified by the Oregon Department 
of Environmental Quality pursuant to ORS 465.225; 
 
To separate a portion of a lot or parcel containing a nonconforming use from the remainder of the 
lot or parcel in order to render the remainder more practical for a permitted use; or 
 
d. To allow the creation of a lot solely for financing purposes when the created lot is part of a 
master planned development.  
 
Analysis: No land division is proposed with the adoption of the BRCP. Land division for any 
parcels larger than 50 acres within the North Employment Campus would typically occur 
concurrently with  the master planning process to assure that the site is well planned for the 
proposed use in compliance with this requirement. The master plan process in OCMC 17.65 is 
appropriate for sites of 10 acres or larger.  There is only one such parcel larger than 50 acres on 
the north side of Loder Road and it is physically bisected by Trimble Creek, a Goal 5 resource 
area. 
 
The City finds this requirement is satisfied. 
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E. Notwithstanding subsection B of this section, a city or county may allow the lawful use of any 
building, structure or land at the time of enactment of an ordinance adopted pursuant to this 
section to continue and to expand to add up to 20 percent more floorspace and 10 percent more 
land area. 
 
Analysis: Compliance with this requirement would be considered if development is proposed within the 
Industrial area portion of the BRCP following adoption. Lawfully pre-existing non-conforming uses 
are regulated under OCMC 17.58. The specific use restrictions that are necessary to assure 
protection of employment lands will be further refined with adoption of new zoning designations 
and code requirements for the BRCP.  
 
 
The City finds this requirement is satisfied. 
 
 
D. Compliance with Metro Title 11. 
 
The Plan is required to show compliance with the current version of Metro Title 11. 
 
3.07.1105 Purpose and Intent 
The Regional Framework Plan calls for long-range planning to  ensure that areas brought into 
the UGB are urbanized efficiently and become or contribute to mixed-use, walkable, transit- 
friendly communities. It is the purpose of Title 11 to guide such long-range planning for urban 
reserves and areas added to the UGB. It is also the purpose of Title 11 to provide interim 
protection for areas added to the UGB until city or county amendments to land use regulations to 
allow urbanization become applicable to the areas. 
 
Analysis: The adoption of the BRCP achieves the purpose and intent of Metro Title 11. Detailed 
findings are provided below. 
 
3.07.1120 Planning for Areas Added to the UGB 
A. The county or city responsible for comprehensive planning of an area, as specified by the 
intergovernmental agreement adopted pursuant to section 3.07.1110C(7) or the ordinance that 
added the area to the UGB, shall adopt comprehensive plan provisions and land use regulations 
for the area to address the requirements of subsection C by the date specified by the ordinance or 
by section 3.07.1455B(4) of this chapter. 
 
Analysis: The Intergovernmental Agreement with Metro to complete the concept plan for 
Beavercreek Road was signed by Metro Council in 2007.  The City fulfilled all of the designated 
Milestones specified in the IGA and was fully reimbursed by Metro for the planning work 
following the City Commission’s initial adoption of the concept plan in September 2008. The 
City’s decision was appealed to the Land Use Board of Appeals (LUBA). LUBA remanded the 
Concept Plan, finding that the Plan was not consistent with the Metro 2040 Growth Concept Map. 
Oregon City and Metro staff worked to amend the 2040 Growth Concept Map and address the reason 
for remand, which was adopted by the Metro Commission early in 2011. The City requested a 3-year 
extension of the compliance deadline which was granted by Metro in May, 2011. Due to further legal 
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challenges to the Metro UGB, re-adoption of the Plan by the City could not practicably occur until 
2015. 
 
Once the City Commission has adopted the revised findings and all appeal timelines have expired, the 
City will prepare a scope of work to prepare and adopt the implementation measures (zoning and 
development code amendments) for the Beavercreek Road Concept Plan. It is expected that the 
preparation and adoption process for the implementation measures will be included in the 2016 
Community Development Department work plan and budget. 
 
The City finds this requirement is satisfied. 
 
B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning 
responsibility to more than one city or county, the responsible local governments shall provide for 
concurrent consideration and adoption of proposed comprehensive plan provisions unless the 
ordinance adding the area to the UGB provides otherwise. 
 
Analysis: Oregon City is solely responsible for adoption of the Beavercreek Road Concept Plan. 
 
The City finds this requirement is satisfied. 
 
C. Comprehensive plan provisions for the area shall include: 
 
 
1. Specific plan designation boundaries derived from and generally consistent with the boundaries 
of design type designations assigned by the Metro Council in the ordinance adding the area to the 
UGB; 
 
Analysis: The revised Industrial and Other Employment Areas map adopted by Metro in 2010 by 
Ordinance 10-1244B, Exhibit D is consistent with the North Employment Campus (NEC) plan 
area on the BRCP. The remaining plan areas – the Mixed Employment Village, Main Street, and 
West and East Mixed Use Neighborhoods, are consistent with the Metro Outer Neighborhoods 
design type designation.  
 
The City finds this requirement is satisfied. 
 
 
2. Provision for annexation to a city and to any necessary service districts prior to, or 
simultaneously with, application of city land use regulations intended to comply with this 
subsection; 
 
Analysis: The City’s Comprehensive Plan and Code establishes a framework of policies and 
implementing ordinances before annexation can take place and urban-level development can 
occur. 
 
Applications for annexation, whether initiated by the City or by individuals, are based on specific 
criteria contained in Chapter 14 of the City of Oregon City Municipal Code.  
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Annexation to the City of Oregon City is required as a condition of extension of city services 
properties within the Urban Growth Boundary, including sewer, water, and stormwater utilities.  
 
As a general policy the city does not extend services to properties outside the city limit. In 
situations where the timing of extension of a particular city service may not be practicable until a 
greater level of urbanization occurs, such as sewer connections farther than 300’ from city sewer, 
exceptions may be made in accordance with law or based on intergovernmental agreements.  
 
Concept plans are an important tool that identifies where and when areas might be considered for 
annexation in order to control the expansion of the city limits and services to help avoid conflicts 
and provide predictability for residents and developers. Other considerations are consistency with 
the provisions of the Comprehensive Plan and the City’s public facility plans, with any plans and 
agreements of urban service providers, and with regional annexation criteria. 
 
The City finds this requirement is satisfied. 
 
 
3. Provisions that ensure zoned capacity for the number and types of housing units, if any, specified 
by the Metro Council pursuant to section 3.07.1455B(2) of this chapter; 
 
Analysis:  The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses.  Accessory dwelling units are allowed in all single-family residential 
zones, per the Oregon City Municipal Code, subject to special development and occupancy 
standards.  Manufactured homes are typically permitted in any zone where single-family detached 
housing units are permitted unless other factors, such as historic review guidelines, might 
otherwise preclude them.  Proposed policy 1.6 indicates that within the West and East Mixed Use 
Neighborhoods, a variety of housing types will be required and that lot size averaging and other 
techniques that help create housing variety while maintaining overall average density should be 
allowed.  Requiring a mix of housing types and requiring a minimum and maximum density, rather 
than a minimum and maximum lot size, will allow a wide variety of housing units to be created, 
meeting the intent of this section.  
 
The BRCP envisions that the West Mixed Use Neighborhood shall be a walkable, transit-oriented 
neighborhood with an overall average or residential uses not to exceed 22 dwelling units per acre.  
The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood with a variety 
of housing types that will not exceed densities permitted in the R-5 zone (8.7 units per acre).  Based 
on the proposed densities, the BRCP has an estimated capacity of approximately 1,000 dwellings, 
which is approximately 10.3 dwellings per net developable residential-designated acre.  These 
residential densities do not apply to lands designated for industrial and employment use where 
residential uses are not permitted. 
 
The City finds this requirement is satisfied. 
 
4. Provision for affordable housing consistent with Title 7 of this chapter if the comprehensive 
plan authorizes housing in any part of the area. 
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Analysis:  According to the 2000 census, the median household income in Oregon City was 
$45,531. The 2013 median household income (2010 inflation adjusted) was $60,223. Affordable 
housing is typically defined as housing that does not cost more than 30% of a household’s income.  
In addition, very low income households are typically defined as those earning less than 30% of 
median household income; low-income households as those earning less than 50% of median 
household income; and moderate income households are those making between 50% and 80% of 
median income.  Typically, the types of housing most affordable to people with low and moderate 
incomes are single-family homes on small lots, attached single-family homes, duplexes and multi-
family housing, and accessory dwelling units.  These types of housing types are expected to 
account for 390 to 480 units, providing affordable housing opportunities within the concept plan 
area.  As stated above, requiring a variety of housing types will create opportunities for affordable 
housing within the proposed neighborhoods.  
 
The City finds this requirement is satisfied. 
 
5. Provision for the amount of land and improvements needed, if any, for public school facilities 
sufficient to serve the area added to the UGB in coordination with affected school districts. This 
requirement includes consideration of any school facility plan prepared in accordance with ORS 
195.110; 
 
Analysis:  The concept plan has not identified any new school sites within the study area.  The 
Oregon City School District High School is located directly across Beavercreek Road from the 
study area and the district owns a vacant parcel of land directly south of the study area that could 
be used as a future school facility.  The Oregon City School District provided a representative that 
was a member of the Citizen Advisory Committee.  No need for additional lands identified as a 
result of the implementation of the concept plan was identified. 
 
Oregon City School District owns property adjacent to the Beavercreek Road Concept Plan and 
believes this is probably adequate for the near term. The District has some current capacity at the 
elementary school K-5 level and high school 9-12 level. The District is near capacity at the middle 
school 6-8 level. 
 
According to the School District, even with existing school property adjacent to the Beavercreek 
Road Concept Plan, public financing support will be required to develop the additional capacity in 
the future. The District is embarking on a long-range facilities planning process to study existing 
and future capital needs. 
 
The City finds this requirement is satisfied. 
 
6. Provision for the amount of land and improvements needed, if any, for public park facilities 
sufficient to serve the area added to the UGB in coordination with affected park providers. 
 
Analysis: The Beavercreek Road Open Space Framework plan provides a network of green spaces 
that are intended to provide a system of connected parks, opens spaces and natural areas, provide 
access to nature, preserve existing natural resources and provide green spaces near the system of 
trails and pedestrian connections.  The power line corridors comprise approximately 52 acres of 
land north of Loder Road and have been utilized to provide publicly accessible opens space, trails 
and links to the broader open space network.  The City’s Parks and Recreation Master Plan requires 
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between 6 and 10 acres of parkland per 1,000 population. The extent and location of the park is 
conceptual, flexible and the costs associated with acquisition and development may need to be 
determined through more detailed Master Planning processes, similar to the Glen Oak Road park 
site and the Hazel Grove parks site master planning that was conducted in 2014. Existing parks 
SDCs do not reflect the cost of providing parks in this area, and they may need to be updated to 
account for the amount of parks acreage envisioned in the concept plan. A park is proposed to 
extend through the central and southern areas of the BRCP.  The location and linearity of the park 
was first indicated by Metro’s Goal 5 mapping.  This open space feature is intended as a continuous 
green space that links the districts and neighborhoods south of Loder Road. 
 
The City finds this requirement is satisfied. 
 
7. A conceptual street plan that identifies internal street connections and connections to adjacent 
urban areas to improve local access and improve the integrity of the regional street system. For 
areas that allow residential or mixed-use development, the plan shall meet the standards for street 
connections in the Regional Transportation Functional Plan; 
 
Analysis:  See also findings under Goal 12 earlier in this report. The BRCP provides for a mixed 
use community that provides viable options for internal trip making (i.e. many daily needs 
provided on-site), transit use, maximized walking and biking, and re-routed trips within the Oregon 
City area.  Beavercreek Road will be improved as a green boulevard that will be a 5-lane arterial 
section to Clairmont, then a 3-lane arterial from Clairmont to the UGB. The internal street system 
will provide logical, but limited access to Beavercreek Road, by connecting to existing streets on 
the west side of Beavercreek Road and requiring that an internal street/alley system be utilized, 
eliminating driveway cuts on Beavercreek Road and maximizing its available capacity.  The plan 
identifies an internal north-south connection from Old Acres Lane to Thayer Road that will reduce 
the need to access Beavercreek Road for daily trips within the area and an extensive pedestrian 
and bicycle circulation system connecting the residential, commercial and industrial areas together 
and extends to existing and proposed transportation systems adjacent to the study area.  The plan 
identifies appropriate green street options to be implemented, and expanded on, as development 
occurs, including: vegetated swales, planter islands, curb extensions, and porous pavement.   
 
Goal 6 of the BRCP recommends providing multi-modal transportation links connected within the 
site as well as to the surrounding areas and includes policies recommending that land use reviews 
support bus service by ensuring a mix of land uses, densities and design options that support public 
transportation and other alternative transportation methods, ensure that local connectivity and off-
street pedestrian routes link together in a highly connected pedestrian system that is safe, direct, 
convenient and attractive and improve pedestrian and bicycle safety along Beavercreek Road.  The 
concept plan process has identified and prepared the construction cost estimates for the planned 
transportation improvements and a detailed list of financing options has been created.   
 
The City finds this requirement is satisfied. 
 
8. Provision for the financing of local and state public facilities and services; and 
Analysis: The plan includes adequate consideration of public facilities cost estimates and 
financing approaches.  
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The plan provides a thorough explanation of the existing conditions pertaining to this analysis and 
provides recommendations and preliminary cost estimates for improvements that will be necessary 
in order for the concept plan to be carried out. Since the BRCP was initially adopted in 2008, three 
public facilities plans were amended to include the concept plan area. These plan updates include 
cost estimates which have subsequently been updated in the city’s public infrastructure and 
transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
Parks and recreation system development charges will need to be analyzed to reflect the type of 
dwelling unit to be constructed and the number of employees associated with non-residential uses 
in the area. Future parks planning will need to include consideration of SDCs. SDCs could be 
utilized to acquire open space, natural resource and natural hazard areas that are part of the larger 
open space framework plan. Four other primary funding sources have been identified, including: 
Urban Renewal/Tax Increment Financing; Local Improvement Districts; Bonds; and Developer 
Funded Improvements.  The plan also calls for creating the Environmentally Sensitive Resource 
Area to protect, conserve and enhance identified natural by applying a low-density base zoning 
that allows property owners to cluster density outside the ESRA and transfer to more appropriate 
sites.   
 
Planning, funding and cost estimates for the transportation system plan (TSP) consistent with the 
Regional Transportation Plan (RTP) were adopted in early 2014 and are described in more detail 
under section 7 above.  
 
The City finds this requirement is satisfied. 
 
9. A strategy for protection of the capacity and function of state highway interchanges, including 
existing and planned interchanges and planned improvements to interchanges. 
Analysis:  The Statewide Planning Goal 12 analysis and findings provided earlier in this report on 
Page 25 discusses in detail the City’s Transportation System Plan and consistency with the Metro 
RTP, as well as a discussion of mobility challenges for existing state highway interchanges. 
 
The City finds this requirement is satisfied. 
 
D. The county or city responsible for comprehensive planning of an area shall submit to Metro a 
determination of the residential capacity of any area zoned to allow dwelling units, using the 
method in section 3.07.120, within 30 days after adoption of new land use regulations for the area. 
Analysis:  See analysis under provision 3 above relating to zoned capacity. 
 
The City finds this requirement is satisfied. 
 
 
3.07.1130 Interim Protection of Areas Added to the UGB 
Until land use regulations that comply with section 3.07.1120 become applicable to the area, the 
city or county responsible for planning the area added to the UGB shall not adopt or approve: 
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A. A land use regulation or zoning map amendment that allows higher residential density in the 
area than allowed by regulations in effect at the time of addition of the area to the UGB; 
B. A land use regulation or zoning map amendment that allows commercial or industrial uses not 
allowed under regulations in effect at the time of addition of the area to the UGB; 
 
C. A land division or partition that would result in creation of a lot or parcel less than 20 acres in 
size, except for public facilities and services as defined in section 3.07.1010 of this chapter, or for 
a new public school; 
 
D. In an area designated by the Metro Council in the ordinance adding the area to the UGB as 
Regionally Significant Industrial Area: 
1. A commercial use that is not accessory to industrial uses in the area; and 
2. A school, a church, a park or any other institutional or community service use intended to serve 
people who do not work or reside in the area. 
 
Analysis: The areas added to the UGB which are subject to this title are zoned County FU-10 
which is a holding zone that prevents urbanization prior to concept plan adoption, and does not 
allow land uses A, B or C described above. None of the lands added to the UGB are considered 
RSIAs, although they are considered important to the local employment and industrial land 
capacity of Oregon City. 
 
The City finds this requirement is satisfied. 
 
 
 
VI. CONCLUSION 
 
The City finds that Beavercreek Road Concept Plan and appendices meets the requirements of the 
Statewide Land Use Goals, Metro Title 11, Metro Title 4, as well as the applicable Comprehensive 
Plan criteria.   
 
 
_______________________________________ __________________________ 
DAN HOLLADAY, Mayor     Date 
 
 
Attested to this ___ day of ____ 2016 
 
 
_______________________________________ 
KATTIE RIGGS, City Recorder 
 
  
 
 
GSB:7581443.1 
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I. Introduction

Summary

The Beavercreek Road Concept Plan is a guide to the creation of  a 
complete and sustainable community in southeast Oregon City. Most 
of  the 453 acre site along Beavercreek Road was added to the regional 
urban growth boundary by Metro in 2002 and 2004. The plan envisions a 
diverse mix of  uses (an employment campus north of  Loder Road, mixed 
use districts along Beavercreek Road, and two mixed use neighborhoods) 
all woven together by open space, trails, a network of  green streets, and 
sustainable development practices. Transit-oriented land uses have been 
strategically located to increase the feasibility of  transit service in the 
future. The plan has been carefully crafted to create a multi-use community 
that has synergistic relationships with Clackamas Community College, 
Oregon City High School, and adjacent neighborhoods.

Key features of  the Concept Plan are:

A complete mix of  land uses, including: • 

A North Employment Campus for tech fl ex and campus industrial  ❍

uses, consistent with Metro requirements for industrial and 
employment areas. 

A Mixed Employment Village along Beavercreek Road, between  ❍

Meyers Road and Glen Oak Road, located as a center for transit-
oriented densities, mixed use, 3-5 story building scale, and active street 
life.  

A 10-acre Main Street area at Beavercreek Road and Glen Oak Road,  ❍

located to provide local shops and services adjacent neighborhoods 
and Beavercreek sub-districts.

A West Mixed Use Neighborhood along Beavercreek Road, intended  ❍

for medium to high density (R-2) housing and mixed use.

An East Mixed Use Neighborhood, intended for low density  ❍

residential (R-5) and appropriate mixed use. The East Neighborhood 
has strong green edges and the potential for a fi ne grain of  open 
space and walking routes throughout.

Proposed Land Use Sub-districts



BEAVERCREEK ROAD CONCEPT PLAN

2

Policy support for employment and program connections with    • 
Clackamas Community College.

Sustainability strategies, including:• 

Mixed and transit supportive land uses. ❍

A sustainable stormwater management plan that supports low impact  ❍

development, open conveyance systems, regional detention, and 
adequate sizing to avoid downstream fl ooding.

Green street design for all streets, including the three lane boulevard  ❍

design for Beavercreek Road. 

A preliminary recommendation supporting LEED certifi cation or  ❍

equivalent for all commercial and multi-family buildings, with Earth 
Advantage or equivalent certifi cation for single family buildings. This 
recommendation includes establishment of  a Green Building Work 
Group to work collaboratively with the private sector to establish 
standards.

Open spaces and natural areas throughout the plan. North of  Loder  ❍

Road, these include the power line corridors, the tributary to Thimble 
Creek, and a mature tree grove. South of  Loder Road, these include 
an 18-acre Central Park, the east ridge area, and two scenic view 
points along the east ridge.

A trail framework that traverses all sub-districts and connects to city and • 
regional trails.

A street framework that provides for a logical and connected street pattern, • 
parallel routes to Beavercreek Road, and connections at Clairmont, Meyers, 
Glen Oak, and the southern entrance to the site.

A draft Beavercreek Road Zone development code to implement the plan. • 

Purpose of this Report and Location of Additional Information
This report is a summary of  the Plan, with emphasis on describing key 
elements and recommendations.  Many of  the recommendation are based 
on technical reports and other information that is available in the Technical 
Appendix to this report.

Beavercreek Road Concept Plan Area - Existing Conditions
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Figure 1 - Composite Concept Plan
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II. Purpose and Process

The purpose of  the Beavercreek Road Concept Plan is to provide 
a conceptual master plan to be adopted as an ancillary document to 
the City of  Oregon City’s Comprehensive Plan. As such, it provides a 
comprehensive and cohesive guide to future development, in three parts:

Framework plan maps, goals and policies – These elements • 
will be adopted as part of  the Oregon City Comprehensive 
Plan. Compliance will be required for all land use permits and 
development.

Ancillary report materials – The descriptive text, graphics and • 
technical appendix of  this report will be adopted as an “ancillary 
document” to the Comprehensive Plan, which provides “operational 
guidance to city departments in planning and carrying out city 
services” (Oregon City Comprehensive Plan, page 4).  These 
documents include information for updating the City’s utility master 
plans and Transportation System Plan.

Draft development code – A working draft development code was • 
prepared as part of  the Concept Plan. Once fi nal, it will be adopted 
as part of  the Oregon City Code. Compliance will be required for 
all land use permits and development. The Beavercreek Zone code 
relies on master planning to implement the concepts in the Plan.

The Concept Plan was developed by a 15-member Citizen Advisory 
Committee (CAC) and 9-member Technical Advisory Committee 
(TAC) (see Project Participants list at the beginning of  this report). The 
committees met twelve times between June 2006 and July 2007.

In addition to the Committee meetings, additional process steps and 
community involvement included:

Study area tour for CAC and TAC members• 

Two public open houses• 

Market focus group• 

Sustainability focus group• 

Employment lands coordination with Metro• 

Community design workshop• 

Website• 

Project posters, site sign, email notice, and extensive mailing prior to • 
each public event

Design Workshop Participants
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The major steps in the process were:

Inventory of  base conditions, opportunities, constraints • 
for land use, transportation, natural resources, market 
conditions, infrastructure and sustainability.

Establishment of  project goals.• 

Extensive discussion of  employment lands questions: • 
how much, what type and where?

Following the community workshop, preparation of  • 
three alternative concept plans (sketch level), addition 
of  a fourth plan, prepared by a CAC member, and 
narrowing of  the alternatives to two for further 
analysis.

Evaluation of  the alternatives (including transportation • 
modeling) and preparation of  a hybrid Concept Plan 
(framework level).

Preparation of  detailed plans for water, sewer, storm • 
water, and transportation facilities.

Preparation of  a draft development code.• 

Committee action to forward the Concept Plan • 
package to the Planning Commission and City 
Commission.

For additional information please see Technical Appendix, 
Sections A, D, E, and F. Design Workshop Plan
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III. Vision, Goals and Principles

The overall vision for the Beavercreek Concept Plan is to create “A Complete 
and Sustainable Community”. The images shown on this page were displayed 
throughout the process to convey the project’s intent for this vision statement.  

Regarding the meaning of  sustainability, the vision statement is based in part 
on the defi nition of  sustainability originally developed by the United Nations 
Brandtland Commission: “A sustainable society meets the needs of  the present 
without sacrifi cing the ability of  future generations to meet their own needs”.

The following project goals were developed by the Citizen Advisory Committee. 
The Committee also added objectives to each of  the goals – please see Appendix 
1 for the objectives. 

The Beavercreek Road Concept Plan Area will:

Create a complete and sustainable community, in conjunction with the • 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center;

Be a model of  sustainable design, development practices, planning, and • 
innovative thinking;

Attract “green” jobs that pay a living wage;• 

Maximize opportunities for sustainable industries that serve markets beyond • 
the Portland region and are compatible with the site’s unique characteristics;

Incorporate the area’s natural beauty into an ecologically compatible built • 
environment;

Provide multi-modal transportation links (such as bus routes, trails, bike-ways, • 
etc.) that are connected within the site as well as to the surrounding areas;

BEAVERCREEK ROAD
CONCEPT PLAN

Complete Means

• Live
• Work
• Shop
• Play
• Garden
• Lifelong
Learning

• _________________(What does “complete” mean to you?)
Northwest Crossing, Bend, Oregon
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Implement design solutions along Beavercreek Road that promote • 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand;

Promote connections and relationships with Oregon City High School • 
and Clackamas Community College;

Have a unique sense of  place created by the mix of  uses, human scale • 
design, and commitment to sustainability; and

Ecological Health – Manage water resources on site to eliminate • 
pollution to watersheds and lesson impact on municipal infrastructure 
by integrating ecological and man-made systems to maximize function, 
effi ciency and health.

The following 10 Principles of  Sustainable Community Design were 
submitted by a CAC member, supported by the committee, and used 
throughout the development of  the Concept Plan:

Mix Land Uses - Promote a mix of  land uses that support living wage 1. 
jobs and a variety of  services.

Housing Types - Create a range of  housing choices for all ages and 2. 
incomes.

Walk-ability - Make the Neighborhood “walkable” and make services 3. 
“walk-to-able.”

Transportation - Provide a range of  transportation options using a 4. 
connected network of  streets and paths.

Open Space - Protect and maintain a functioning green space network 5. 
for a variety of  uses.

Integrate Systems - Integrate ecological and man-made systems to 6. 
maximize function, effi ciency and health.

Watershed Health - Manage water resources on site to eliminate 7. 
pollution to watershed and lesson impact on municipal infrastructures.

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate 8. 
existing development areas

Green Buildings - Build compact, innovative structures that use less 9. 
energy and materials

Work Together - Work with community members and neighbors to 10. 
design and develop.

Thimble Creek TributaryThi bl C k T ib t
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 IV. Regional and Local Context

The Beavercreek Road Concept Plan area is 453 acres of  land located 
at the southeast edge of  Oregon City and the Urban Growth Boundary 
(UGB). It marks a transition point between the City’s current edge of  
urbanization and rural and resource lands to the south and east.  

The majority of  the site (245 acres) was added to the Metro UGB in 
December 2002 and an additional 63 acres were added to the UGB in 
2004. The remaining site acreage was in the UGB and/or the Oregon 
City limits prior to 2002. The Concept Plan area carries Metro design type 
designations of  Employment, Industrial, and Outer Neighborhood on 
the Region 2040 Growth Concept Map. The properties with the Outer 
Neighborhood designation have been in the UGB since 1980. Employment 
design type areas, as defi ned by Metro, allow various types of  employment 
with some residential development and limited commercial uses. Industrial 
design type areas are set aside by Metro primarily for industrial activities 
with limited supporting uses. 

During the update of  Oregon City’s Comprehensive Plan, a policy was 
adopted acknowledging the jobs-related importance of  the site to Oregon 
City and the region, while also allowing some fl exibility in the project area’s 
land use. Comprehensive Plan policy 2.6.8 states:

“Require lands east of  Clackamas Community College that are designated 
as Future Urban Holding to be the subject of  concept plans, which is 
approved as an amendment to the Comprehensive Plan, would guide 
zoning designations. The majority of  these lands should be designated in 
a manner that encourages family-wage jobs in order to generate new jobs 
and move towards meeting the City’s employment goals.”

There are relatively limited employment centers within this area of  
Oregon City and Clackamas County. This imbalance of  jobs and housing 
contributes to Clackamas County’s pattern of  approximately 60% of  the 
work force traveling outside of  the County to work.  

The site is surrounded by residential and undeveloped properties within 
the city limits,  including the Hamlet of  Beavercreek, and rural Clackamas 
County. The nearest commercial area is the Berry Hill Shopping Center at 
the intersection of  Beavercreek Road and Highway 213. Clackamas County 
College (CCC) and Oregon City High School are across Beavercreek Road 
adjacent to the site. These institutional uses offer a unique opportunity to 
plan synergistic land uses that connect the properties, reinforce an identity 
for the area, and help localize trips. A Tri-Met transit hub is located on the 
CCC property. 

Figure 2 - Regional Context
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Like all additions to the Portland Metropolitan Area Urban Growth 
Boundary, the Beavercreek Road area is inextricably tied to it’s place in 
the region and its place within Oregon City. The Concept Plan responds 
to this context in multiple ways.

From a regional perspective, the Beavercreek Road area is currently a 
transition point from urban to rural use. Whether this “hard line” of  
transition will remain in the future cannot be established with certainty. 
The CAC openly acknowledged this issue in its discussions and sought to 
balance the needs of  creating a great urban addition to Oregon City with 
sensitivity to adjacent areas. Examples of  this balance include:

The plan has land use and transportation connections that support • 
future transit. This will link the Beavercreek Road area, via alternative 
transportations, to Clackamas Community College (CCC), the 
Oregon City Regional Center (downtown and adjacent areas) and the 
rest of  the region.

Trails and green spaces have been crafted to link into the broader • 
regional network.

The plan recommends lower densities and buffer treatments along • 
Old Acres Road.

The north south collector roads are coalesced to one route that could • 
(if  needed) be extended south of  Old Acres Road.

The recommended street framework provides for a street that • 
parallels Beavercreek Road, connecting Thayer Road to Old Acres 
Road, and potentially north and south in the future. This keeps 
options open: if  the UGB extends south, the beginning of  a street 
network is in place. If  it does not, the connection is available for rural 
to urban connectivity if  desired.

As with the street network described above, the East Ridge trail is • 
extended all the way to Old Acres Road, and therefore, potentially 
beyond. 

This will provide a connection from rural areas to the open spaces and 
trail network of  Beavercreek Road area and the rest of  the region.

From a City and local neighborhood perspective, the Beavercreek Road 
area offers an opportunity to establish a new complete and sustainable 
community within Oregon City. Specifi c linkages include the following:

Oregon City needs employment land. The Beavercreek Concept Plan • 
provides 156 net acres of  it in two forms:  127 net acres of  tech fl ex 
campus industrial land, 29 acres of  more vertical mixed use village 
and main street. Additional employment will be available on the Main 
Street and as mixed use in the two southern neighborhoods.

The street framework connects to all of  the logical adjacent streets. • 
This includes Thayer, Clairmont, Meyers, Glen Oak, and Old Acres 
Roads. This connectivity will disperse traffi c to many routes, but 
equally important, make Beavercreek Road connected to, rather than 
isolated from, adjacent neighborhoods, districts and corridors.

The plan provides for a complete community: jobs, varied housing, • 
open space, trails, mixed use, focal points of  activity, trails, and access 
to nature.

The plan provides for a sustainable community, in line with the City’s • 

Figure 3 - Oregon City Context
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Comprehensive Plan support for sustainability. This takes the form 
of  mixed land uses, transportation options, green streets, sustainable 
storm water systems, and LEED or equivalent certifi cation for 
buildings. Much more can certainly be done – the Concept Plan offers 
an initial platform to work from.

Physical linkages have been provided to Oregon City High School and • 
Clackamas Community College.  These take the form of  the planned 
3-lane green street design for Beavercreek Road and the intersections 
and trails at Clairmont, Loder and Meyers Roads. The physical linkages 
are only the beginning – the City, School District and College need to 
work together to promote land uses on the east side of  Beavercreek 
Road that truly create an institutional connection.

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Site Conditions and Buildable Lands

A portion of  the study area (approximately 50 acres) is currently within 
the existing city limits and zoned Campus Industrial (CI). The study area’s 
northern boundary is Thayer Road and the southern boundary is Old 
Acres Lane. Loder Road is the only existing road that runs through the 
project area.  

Currently, the project area is largely undeveloped, which has allowed the 
site to retain its natural beauty. There are 448 gross acres in the project 
area, not including the right-of-way for Loder Road (approximately fi ve 
acres). The existing land uses are primarily large-lot residential with 
agricultural and undeveloped rural lands occupying approximately 226 
acres of  the project area. The Oregon City Golf  Club (OCGC) and private 
airport occupy the remaining 222 acres.  

There are several large power line and natural gas utility easements within 
the project boundaries. These major utility easements crisscross the 
northern and central areas of  the site. The utility easements comprise 
approximately 97 acres or 20% of  the project area. 

There are 51 total properties ranging in size from 0.25 acres to 63.2 acres. 
Many of  these properties are under single ownership, resulting in only 
42 unique property owner names (Source: Clackamas County Assessor).  
There are several existing homes and many of  the properties have 
outbuildings such as, sheds, greenhouses, barns, etc. , which result in 127 
existing structures on the site (Source: Clackamas County Assessor). 

A key step in the concept planning process is the development of  a 
Buildable Lands Map. The Buildable Lands Map was the base map from 
which the concept plan alternatives and the fi nal recommended plan were. 
“Buildable” lands, for the purpose of  the Beavercreek Road Concept Plan, 
are defi ned as the gross site area minus wetlands, steep slopes, other Goal 
5 resources, public utility easements, road rights-of-way, and committed 
properties (developed properties with an assessed improvement value 

Figure 4 - Existing Conditions
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greater than $350,000). Properties with an assessed improvement value 
of  less than$350,000 (based on County assessment data) are considered 
redevelopable over the long-term as the existing structures are converted 
to higher value uses.  The OCGC has an improvement value over 
$350,000, but has been included as buildable lands (minus the clubhouse) 
because the owners may wish to redevelop the property in coordination 
with the recommended concept plan over time. The private airport has 
also been included as buildable over the long-term, recognizing that the 
owners may choose to continue the airport’s use for many years.

When land for power lines, the natural gas line, natural resources, and 
committed structures are removed the net draft buildable acreage is 
approximately 292 acres. The CAC reviewed the Preliminary Buildable 
Lands map and approved a three-tier system to defi ne the buildable 
lands. Tier A or “Unconstrained” has approximately 292 acres, Tier B 
or “Low Impact Development Allowed with Review” has approximately 
28 acres, and Tier C “Constrained” has approximately 131 acres. The 
“Low Impact” area was later further evaluated and recommended for 
conservation under a Environmentally Sensitive and Resource Area 
designation on the plan. 

The Buildable Lands Map was reviewed at the July 20th and August 17th 
Citizen and Technical Advisory Committee (CAC/TAC) meetings, as 
well as at the August 24th, 2006 Open House. The draft buildable land 
boundaries and acreages shown in Figure 6 refl ect the input received 
from the advisory committee members, property owners, and citizen 
input. 

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Figure 5 - Ownerships

Figure 6 - Natural Resource Inventory
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Figure 7 - Buildable Lands
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Employment – A Key Issue 
 
How much employment?  What type? And where?  These questions 
were extensively discussed during the development of  the Concept Plan.  
Three perspectives emerged as part of  the discussion:     

Oregon City Perspective
Prior to initiating the Concept Plan process, the City adopted a 
comprehensive plan policy which emphasizes family wage employment 
on the site.  The policy reads: “Require lands east of  Clackamas 
Community College that are designated as Future Urban Holding to be 
the subject of  concept plans, which is approved as an amendment to the 
Comprehensive Plan, [and will] guide zoning designations. The majority 
of  these lands should be designated in a manner that encourages family-
wage jobs in order to generate new jobs and move towards meeting the 
City’s employment goals.” Oregon City Comprehensive Plan, Policy 
2.6.8.

Metro Perspective
Metro brought the majority of  the concept plan area (245 gross acres) 
into the UGB in 2002 and 2004 to fulfi ll regional industrial employment 
needs. These areas (308 gross acres) are designated as the Industrial 
Design Type on Metro’s 2040 Growth Concept Map.  As part of  its land 
need metrics reported to the region and state, Metro estimated 120 net 
acres of  the Beavercreek Road Concept Plan’s land would be used for 
employment uses.  Metro representatives met with the Concept Plan 
CAC and emphasized:  (1) it was important to Metro for the Concept 
Plan to fulfi ll their original intent for providing Industrial land; and, (2) 
that there was fl exibility, from Metro’s perspective, for the local process 
to evaluate creative ways to meet that intent. 

Citizen Advisory Committee Perspective
The CAC discussed extensively the issues and options for employment 
lands.  Many sources of  information were consulted:  a market analysis 
by ECONorthwest (See Appendix __), a developer focus group, land 
inventory and expert testimony submitted by property owners, the 
Metro perspective cited above, and concerns of  neighbors.  The advice 
ranged from qualifi ed optimism about long term employment growth 
to strong opposition based on shorter term market factors and location 
considerations.  Some members of  the CAC advocated for a jobs 
target (as opposed to an acreage target) to be the basis for employment 
planning.

At it’s meeting on September 14th, 2006, the CAC developed a set 
of  “bookends” for the project team to use while creating the plan 
alternatives.

a. At least one plan alternative will be consistent with the Metro 
Regional Growth Concept. 

b. At least one plan alternative (may be the same as above) would 
be designed consistent with Policy 2.6.8.

c. Other alternatives would have the freedom to vary from “a” and 
“b” above, but would also include employment. 

d. No alternative would have heavy industrial, regional warehousing 
or similar employment uses”.

After evaluating alternatives, the CAC ultimately chose a hybrid 
employment strategy.  The recommended Concept Plan includes:  (1) 
about 127 net acres of  land as North Employment Campus, which is 
consistent with Metro’s intent and similar to Oregon City’s Campus 
Industrial designation; (2) about 29 acres as Mixed Employment Village 
and Main Street, which allows a variety of  uses in a village-oriented 
transit hub; and, (3) mixed use neighborhoods to the south that also 
provide for jobs tailored to their neighborhood setting.
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V. Concept Plan Summary

The Framework Plan Approach 
The Beavercreek Road Concept Plan is a framework for a new, urban 
community. The plan is comprised of  generalized maps and policies that 
integrate land use, transportation, open space, and green infrastructure. 
The framework maps and policies are supported by detailed code and 
requirements for master planning and design review. The approach here is 
to set the broad framework and intent on the fi gures and text in this Plan. 
Detailed development plans demonstrating compliance with the Concept 
Plan are required in the implementing code. 

The framework plan approach is intended to:

Ensure the vision, goals and standards are requirements in all land use • 
decisions

Provide for fl exibility in site specifi c design and implementation of  the • 
Plan and code

Allow for phased development over a long period of  time (20+ years)• 

The code describes many detailed 
requirements such as street 
connectivity, block confi guration, 
pocket parks, building scale, 
pedestrian connections, low 
impact development features, 
tree preservation, and sustainable 
buildings.  These design elements 
will be essential to the success of  
the area as a walkable, mixed use 
community. The expectation of  this 
Plan is that the fl exibility is coupled 
with a high standard for sustainable 
and pedestrian-oriented design.
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Land Use Sub-Districts

Figure 8 illustrates the fi ve land-use “sub-
districts” of  the concept plan area. Each has 
a specifi c focus of  land use and intended 
relationship to its setting and the plan’s 
transportation and open space systems. Each 
is briefl y described below and illustrated on 
Figures 9 through 12.

  Figure 8 - Land Use Sub-districts
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 North Employment Campus – NEC

The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 
incompatible uses. The sub-district is intended to comply with Metro’s 

Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 9 - North Employment Campus Framework
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Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 

pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 10 - Central Mixed Employment Village Framework
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Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” design will include buildings oriented to the street, an minimum of  2 story 
building scale, attractive streetscape, active ground fl oor uses and other elements that reinforce pedestrian oriented character and vitality of  the area.

Figure 11 - Main Street Framework
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety of  
housing and building forms is required, with the overall average of  residential 
uses not exceeding 22 dwelling units per acre. The WMU area’s uses, density 
and design will support the multi-modal transportation system and provide 
good access for pedestrians, bicycles, transit and vehicles. Site and building 
design will create a walkable area and utilize cost effective green development 
practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding densities permitted in the R-5 zone. Limited non-residential 
uses are permitted to encourage a unique identity, sustainable community, 
and in-home work options.  The neighborhood’s design will celebrate open 
space, trees, and relationships to public open spaces. The central open space, 
ridge open space scenic viewpoints, and a linked system of  open spaces and 
trails are key features of  the EMU. Residential developments will provide 
housing for a range of  income levels, sustainable building design, and green 
development practices.

Figure 12 - West and East Mixed Use Neighborhoods
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Open Space

The Open Space Framework illustrated on Figure 13 provides a network 
of  green spaces intended to provide:

A connected system of  parks, open spaces and natural areas that link • 
together and link to the Environmentally Sensitive Resource Areas.

Scenic and open space amenities and community gathering places• 

Access to nature• 

Tree and natural area preservation• 

Locations where storm water and water quality facilities can be • 
combined with open space amenities, and opportunities to implement 
sustainable development and infrastructure

Green spaces near the system of  trails and pedestrian connections• 

Open spaces which complement buildings and the urban, built • 
environment

Power Line Open Spaces
The power line corridors and gas line corridor comprise 97 acres of  land.  
The power line corridors north of  Loder Road are a dominant feature.
They are a dominant feature because they defi ne open corridors and have 
a signifi cant visual impact related to the towers. They also have a infl uence 
on the pattern of  land use and transportation connections. In response to 
these conditions, the Concept Plan includes four main strategies for the 
use of  the power line corridors:

Provide publicly accessible open spaces. The implementing code • 
includes a minimum 100 foot-wide open space and public access 
easement would be required at the time of  development reviews, 
or, obtained through cooperative agreements with the utilities and 
property owners.

Provide trails. A new east-west trail is shown on Figure 13 that follows • 
the main east-west corridor. This corridor has outstanding views of  
Mt. Hood.

Allow a broad array of  uses. Ideas generated by the CAC, and • 
permitted by the code, include: community gardens, urban agriculture, 
environmental science uses by CCC, storage and other “non-building” 
uses by adjacent industries, storm water and water quality features, 
plant nurseries, and solar farms.

Link to the broader open space network. The power line corridors • 
are linked to the open spaces and trail network in the central and 
southern areas of  the plan.

South-Central Open Space Network
Park spaces in the central and southern areas of  the plan will be important 
to the livability and sustainability goals for the plan. The basic concept 
is to assure parks are provided, provide certainty for the total park 
acreage, guide park planning to integrate with other elements, and provide 
fl exibility for the design and distribution of  parks. 

The following provisions will apply during master planning and other land 
use reviews: 

Park space will be provided consistent with the City’s Park and • 
Recreation Master Plan standard of  6 to 10 acres per 1000 population.

The required acreage may be proposed to be distributed to a multiple • 
park spaces, consistent with proposed land uses and master plan 
design.

A central park will be provided. The location and linearity of  the park • 
was fi rst indicated by Metro’s Goal 5 mapping. It was illustrated by 
several citizen groups during the design workshop held in October, 
2006. This open space feature is intended as a connected, continuous 
and central green space that links the districts and neighborhoods 
south of  Loder Road. The code provides for fl exibility in its 
width and shape, provided there remains a clearly identifi able and 
continuous open space. It may be designed as a series of  smaller 
spaces that are clearly connected by open space. It may be designed 
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Figure 13 - Open Space Framework

as a series of  smaller spaces that are clearly connected by open space. 
If  buildings are incorporated as part of  the central park, they must 
include primary uses which are open to the public. Civic buildings are 
encouraged adjacent to the central park. Streets may cross the park as 
needed. The park is an opportunity to locate and design low impact 
storm water facilities as an amenity for adjacent urban uses. 

East Ridge
The East Ridge is a beautiful edge to the site that should be planned as 
a publicly accessible amenity and protected resource area. The natural 
resource inventory identifi ed important resources and opportunities for 
habitat restoration in the riparian areas of  Thimble Creek. In addition, 
Lidar mapping and slope analysis identifi ed steeper slopes (greater than 
15%) that are more diffi cult to develop than adjacent fl at areas of  the 
concept plan. The sanitary sewer analysis noted that lower areas on the east 
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ridge could not be readily served with gravity systems - they would require private pump 
facilities. For all of  these reasons, it is recommended here that an East Ridge open space 
and conservation area be designated. 

The plan and code call for: 

Establishing the Class I and II Riparian area (per Metro mapping) plus 200 feet as • 
a protected open space area. No development is permitted, except for very limited 
uses such as trails. 

Between the west edge of  the above referenced protected open space area and the • 
490 foot elevation (MSL), establish a conservation area within which the following 
provisions apply:

 a. A minimum of  50% of  the conservation area must be open space. No residential   
    uses are permitted. 

 b. All development must be low impact with respect to grading, site design, storm  
     water management, energy management, and habitat.

 c. Building heights must not obscure views from the 490 foot elevation of  the ridge.

 d. Open space areas must be environmentally improved and restored. 

Establishing a limit of  development that demarks the clear edge of  urban uses and a • 
“window” to adjacent natural areas. In the central area of  the est ridge, the “window” 
must be a minimum of  700 feet of  continuous area and publicly accessible. The 
specifi c location of  the “window” is fl exible and will be establishing as part of  a 
master plan. 

Creating two scenic view points that are small public parks, located north and south • 
of  the central area. 

Creating an East Ridge Trail - the location of  the trail is fl exible and will be • 
established during master planning. It will be located so as to be safe, visible, and 
connect the public areas along the ridge. Along the “window” area described above, 
it will be coordinated with the location of  the adjacent East Ridge Parkway. 

BEAVERCREEK ROAD
CONCEPT PLAN
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Figure 13A - East Ridge Lidar and 490 foot elevation
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Transportation

In summary, the key elements of  the Concept Plan transportation strategy 
are to:

Plan a mixed use community that provides viable options for internal • 
trip making (i.e. many daily needs provided on-site), transit use, 
maximized walking and biking, and re-routed trips within the Oregon 
City area.

Improve Beavercreek Road as a green street boulevard.• 

Create a framework of  collector streets that serve the Beavercreek • 
Road Concept Plan area.

Require local street and pedestrian way connectivity.• 

Require a multimodal network of  facilities that connect the • 
Beavercreek Road Concept Plan area with adjacent areas and 
surrounding transportation facilities. 

Provide an interconnected street system of  trails and bikeways.• 

Provide transit-attractive destinations.• 

Provide a logical network of  roadways that support the extension of  • 
transit services into the Beavercreek Road Concept Plan area. 

Use green street designs throughout the plan.• 

Update the Oregon City Transportation System Plan to include the • 
projects identifi ed in the Beavercreek Road Concept Plan, provide 
necessary off-site improvements, and, assure continued compliance 
with Oregon’s Transportation Planning Rule.

Streets
Figure 14 illustrates the street plan. Highlights of  the plan include:

Beavercreek as a green boulevard.•  The cross-section will be a 5 lane arterial 
to Clairmont, then a 3 lane arterial (green street boulevard) from 
Clairmont to UGB. The signalization of  key intersections is illustrated 
on the Street Plan.

Center Parkway as a parallel route to Beavercreek Road.•  This new north-
south route provides the opportunity to completely avoid use of  
Beavercreek Road for trips between Old Acres and Thayer Road. This 
provides a much-needed separation of  local and through trips, as well 
as an attractive east-side walking and biking route. Major cross-street 
intersections, such as Loder, Meyers and Glen Oak may be treated 
with roundabouts or other treatments to help manage average speeds 
on this street. Minor intersections are likely to be stop-controlled on 
the side street approaches. The alignment of  Center Parkway along the 
central open space is intended to provide an open edge to the park. 
The cross-section for Center Parkway includes a multi-use path on 
the east side and green street swale. Center Parkway is illustrated as a 
three-lane facility. Depending on land uses and block confi gurations, 
it may be able to function well with a two lane section and left turn 
pockets at selected locations.

Ridge Parkway as a parallel route to Center Parkway and Beavercreek Road.•  
The section of  Ridge Parkway south of  the Glen Oak extension 
is intended as the green edge of  the neighborhood. This will 
provide a community “window” and public walkway adjacent to 
the undeveloped natural areas east of  the parkway. Ridge Parkway 
should be two lanes except where left turn pockets are needed. Major 
intersections south of  Loder are likely to only require stop control of  
the side street, if  confi gured as “tee” intersections. Mini roundabouts 
could serve as a suitable option, particularly if  a fourth leg is added. 

Ridge Parkway.•  Ridge Parkway was chosen to extend as the through-
connection south of  the planning area to Henrici Road. Center 
Parkway and Ridge Parkway are both recommended for extension to 
the north as long-term consideration for Oregon City and Clackamas 
County during the update of  respective Transportation System Plans. 
It is beyond the scope of  this study to identify and determine each 
route and the feasibility of  such extensions. Fatal fl aws to one or 
both may be discovered during subsequent planning. Nonetheless, 
it is prudent at this level of  study, in this area of  the community, to 
identify opportunities to effi ciently and systematically expand the 
transportation system to meet existing and future needs. 
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Extensions of  Clairmont, Meyers, Glen Oak Roads and the south entrance • 
through to the Ridge Parkway. These connections help complete the 
network and tie all parts of  the community to adjacent streets and 
neighborhoods.

Realignment of  Loder Road at its west end. Loder is recommended for re-• 
confi guration to create a safer “T” intersection. The specifi c location of  the 
intersection is conceptual and subject to more site specifi c planning.

The streets of  the Concept Plan area are recommended to be green 
streets. This is an integral part of  the storm water plan and overall 
identity and vision planned for the area. The green street cross-sections 
utilize a combination of  designs: vegetated swales, planter islands, 
curb extensions, and porous pavement. Figures 15 – 19 illustrate the 
recommended green street cross-sections. These are intended as a 
starting point for more detailed design. 

Trails
Figure 14 also illustrates the trail network. The City’s existing Thimble 
Creek Trail and Metro’s Beaver Lake Regional Trail have been 
incorporated into the plan. New trails include the Powerline Corridor 
Trail, multi-use path along Center Parkway, and the Ridge Trail.

Transit
The Concept Plan sets the stage for future transit, recognizing that 
how that service is delivered will play out over time. Specifi cs of  transit 
service will depend on the actual rate and type of  development built, 
Tri-Met resources and policies, and, consideration of  local options. 
Three options have been identifi ed:

A route modifi cation is made to existing bus service to Clackamas 1. 
Community College (CCC) that extends the route through CCC to 
Beavercreek Road via Clairmont, then south to Meyers or Glen Oak, 
back to HWY 213, and back onto Molalla to complete the normal 
route down to the Oregon City Transit Center. To date, CCC has 
identifi ed Meyers Road as a future transit connection to the college.

A new local loop route that connects to the CCC transit center 2. 
and serves the Beavercreek Road Concept Planning area, the High 
School, the residential areas between Beavercreek and HWY 213, 
and the residential areas west of  HWY 213 (south of  Warner Milne).

A new “express” route is created from the Oregon City Transit 3. 
Center, up/down HWY 213 to major destinations (CCC, the 
Beavercreek Road Employment area, Red Soils, Hilltop Shopping 
Center, etc.).

It is the recommendation of  this Plan that the transit-oriented (and Use 
mix), density, and design of  the Beavercreek Road area be implemented 
so that transit remains a viable option over the long term. The City 
should work with Tri-Met, CCC, Oregon City High School, and 
developers within the Concept Plan area to facilitate transit. 
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Connectivity
The street network described above will be supplemented by a connected local street network. Consistent with 
the framework plan approach, connectivity is required by policy and by the standards in the code. The specifi c 
design for the local street system is fl exible and subject to master plan and design review. Figure 20 illustrates 
different ways to organize the street and pedestrian systems. These are just three examples, and are not intended 
to suggest additional access to Beavercreek Road beyond what is recommended in Figure 14. The Plan supports 
innovative ways to confi gure the streets that are consistent with the goals and vision for the Beavercreek Concept 
Plan area.
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Figure 14 - Circulation Framework
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Conceptual only - See Figure 14 for recommended 
access points to Beavercreek Road. 
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Figure 15 - Beavercreek Road Green Street
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Figure 16 - Ridge Parkway and Central Parkway Green Streets
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Figure 17 - Collector Green Street
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Figure 18 - Main Street Green Street Figure 19 - Neighborhood Green Street
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Cost Estimate 
A planning-level cost estimate analysis was conducted in order to approximate the amount of  funding that will be needed to construct the needed 
improvements to the local roadway system, with the build-out of  the Beavercreek Road Concept Plan. The table below lists these improvements and 
their estimated costs. These generalized cost estimates include assumptions for right-of-way, design, and construction. 

For additional information, please see Technical Appendix, Sections C2 and G.

 

 

Roadway Improvements Improvement Estimated Cost 
Beavercreek Road: Marjorie Lane 
to Clairmont Drive 

Construct 5-lane cross-section to 
City standards 

$6,300,000 

Beavercreek Road: Clairmont 
Drive to Henrici Road 

Construct 3-lane cross-section to 
City standards 

$12,300,000 

Clairmont Drive: Beavercreek 
Road – Center Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$2,400,000 

Loder Road: Beavercreek Road to 
Center Parkway 

Construct 3-lane cross-section to 
City standards and 
signalize Beavercreek Road 
intersection 

$1,400,000 

Loder Road: Center Parkway – 
East Site Boundary 

Construct 3-lane cross-section to 
City standards 

$4,200,000 

Meyers Road: Beavercreek Road – 
Ridge Parkway 

Construct new 3-lane collector to 
City standards and modify signal at 
Beavercreek Road 

$3,500,000 

Glean Oak Road: Beavercreek 
Road – Ridge Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$3,400,000 

Center Parkway Construct new 3-lane collector with 
12’ multi-use path 

$17,700,000 

Ridge Parkway Construct new 3-lane collector $9,800,000 

Total Roadway Improvements  $61,000,000 

Intersection Only 
Improvements 

Improvement Estimated Cost 

Beavercreek Road/Maplelane Road Construct new WB right-turn 
lane 

$250,000 

Beavercreek Road/ Meyers Road Construct new NB and SB through 
lanes 

$5,000,000 

Total Intersection Improvements $5,250,000 

TOTAL IMPROVEMENTS $66,250,000 

Transportation Cost Estimate



BEAVERCREEK ROAD CONCEPT PLAN

32

Figure 21 - Sustainable Stormwater Plan

T1er I - Site Specific 

Tier 3 - Regional Facilities 

Beavercreek Road Concept Plan 
Stormwater System 

Tier 2 - Greenstreets 
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Storm Water and Water Quality

This Beavercreek Road stormwater infrastructure plan embraces the 
application of  low-impact development practices that mimic natural 
hydrologic processes and minimize impacts to existing natural resources. 
It outlines and describes a stormwater hierarchy focused on managing 
stormwater in a naturalistic manner at three separate scales: site, street, 
and neighborhood. 

Tier 1 – Site Specific Stormwater Management Facilities (Site)
All property within the study area will have to utilize on-site best 
management practices (BMPs) to reduce the transport of  pollutants 
from their site. Non-structural BMPs, such as source control (e.g. using 
less water) are the best at eliminating pollution. Low-impact structural 
BMPs such as rain gardens, vegetated swales, pervious surface treatments, 
etc. can be designed to treat stormwater runoff  and reduce the quantity 
(fl ow and volume) by encouraging retention/infi ltration. They can also 
provide benefi cial habitat for wildlife and aesthetic enhancements to 
a neighborhood. These low-impact BMP’s are preferred over other 
structural solutions such as underground tanks and fi ltration systems.  
Most of  these facilities will be privately maintained.

Tier 2 – Green Street Stormwater Management Facilities (Street)
Green Streets are recommended for the entire Beavercreek Concept 
Plan area. The recommended green street design in Figures 15 - 19 use 
a combination of  vegetated swales or bioretention facilities adjacent to 
the street with curb cuts that allow runoff  to enter. Bioretention facilities 
confi ned within a container are recommended in higher density locations 
where space is limited or is needed for other urban design features, 
such as on-street parking or wide sidewalks. The majority of  the site is 
underlain with silt loam and silty clay loam. Both soils are categorized as 
Hydrologic Soil Group C and have relatively slow infi ltration rates. 

The recommended green streets will operate as a collection and 
conveyance system to transport stormwater from both private property 
and streets to regional stormwater facilities. The conveyance facilities need 
to be capable of  managing large storm events that exceed the capacity of  
the swales. For this reason, the storm water plan’s conveyance system is a 
combination of  open channels, pipes, and culverts. Open channels should 
be used wherever feasible to increase the opportunity for stormwater to 
infi ltrate and reduce the need for piped conveyance. 

Tier 3 – Regional Stormwater Management Facilities (Neighborhood)
Regional stormwater management facilities are recommended to manage 
stormwater from larger storms that pass through the Tier 1 and Tier 2 
facilities.  Figure 21 illustrates seven regional detention pond locations.  
Coordinating the use of  these for multiple properties will require land 
owner cooperation during development reviews, and/or, City initiative in 
advance of  development.

The regional facilities should be incorporated into the open space 
areas wherever possible to reduce land costs, and reduce impacts to the 
buildable land area. Regional stormwater facilities should be designed to 
blend with the other uses of  the open space area, and can be designed 
as a water feature that offers educational or recreational opportunities. 
Stormwater runoff  should be considered as a resource, rather than a waste 
stream. The collection and conveyance of  stormwater runoff  to regional 
facilities can offer an opportunity to collect the water for re-use. 
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Discharge Locations
Post-development stormwater runoff  rates from the Beavercreek Road 
Concept Plan Area will need to match pre-development rates at the existing 
discharge locations, per City Stormwater Design Standards. Since there are 
several small discharge locations to Thimble Creek, fl ow control facilities 
may not be feasible at all discharge locations. In this situation, over-
detention is needed at some discharge locations to compensate for the un-
detained areas so that fl ows in Thimble Creek at the downstream point of  
compliance meet City Stormwater Design Standards for fl ow control.

The stormwater 
infrastructure for the 
Beavercreek Road 
Concept Plan Area 
is estimated to cost 
between $7.8 million 
and $9.4 million for 
base construction. 
When construction 
contingencies, soft 
costs (engineering, 
permitting, 
construction 
management), and 
land acquisition, the 
total cost is estimated 
at $15 to $23 million. 

Water 
The proposed water infrastructure plan creates a network of  water supply 
pipelines as the “backbone” system. In addition, as individual parcels are 
developed, a local service network of  water mains will be needed to serve 
individual lots.

Since there are two pressure zones in the concept plan area, there will need 
to be a network of  pipes for each of  the two zones. These systems are 
illustrated on Figure 22. The Fairway Downs Pressure Zone will serve the 
south one-third of  the concept plan area. This zone receives water from 

the system reservoirs. 
But, because this 
zone is at the highest 
elevation in the entire 
water system, pressure 
from the reservoir 
system is insuffi cient 
to maintain a usable 
pressure to customers 
in this part of  the 
system. The water 
pressure is increased 
by using a booster 
pump station located 
at the intersection of  
Glen Oak Road and 
Beavercreek Road.
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In the Fairway Downs Pressure Zone, the majority of  the water mains will 
be installed in the proposed public rights-of-way. However, a small portion 
of  the system may need to be in strip easements along the perimeter of  
the zone at the far southeast corner of  the concept plan area. The system 
layout shown is preliminary and largely dependent on future development 
and the fi nal system of  internal (local) streets. Additional mains may be 
needed or some of  the water mains shown may need to be removed. 
For instance, if  the development of  the residential area located at the 
southeast end of  the site, adjacent to Old Acres Road, includes internal 
streets, the water mains shown along the perimeter of  the site may be 
deleted because service will be provided from pipes that will be installed in 
the internal street system.

Some of  the planned streets in the Fairway Downs Pressure Zone will 
contain two water mains. One water main will provide direct water service 
to the area from the booster pump system. The other water main will carry 
water to the lower elevation areas in the Upper Pressure Zone.

The Upper Pressure Zone will serve the north two-thirds of  the concept 
plan area. The “backbone” network for the Upper Pressure Zone will have 
water mains that are pressured from the Henrici and Boynton reservoirs. A 
single 12-inch water main will run parallel with Beavercreek Road through 
the middle of  concept plan area. This water conduit will serve as the 
“spine” for the Upper Pressure Zone. A network of  8-inch water pipes 
will be located in the public rights-of-way and will provide water to the 
parcels that are identifi ed for development. The system can be extended 
easterly on Loder Road, if  needed.

The preliminary design ensures that the system is looped so that there are 
no dead-end pipes in the system. Along a portion of  the north perimeter, 
approximately 1,600 feet of  water pipe will be needed to complete a 
system loop and provide water service to adjacent lots. This pipe will share 

a utility easement with a gravity sanitary sewer and a pressure sewer. There 
may also be stormwater facilities in this same alignment.

In the Water Master Plan, under pipeline project P-201, there is a system 
connection in a strip easement between Thayer Road and Beavercreek 
Road at the intersection with Marjorie Lane. Consideration should be 
given to routing this connection along Thayer Road to Maplelane Road 
and then onto Beavercreek Road. This will keep this proposed 12-inch 
main in the public street area where it can be better accessed.

The estimated total capital cost for the “backbone” network within the 
concept plan area will be in the area of  $5,400,000. This estimate is based 
the one derived for Alternative D, which for concept planning purposes, is 
representative of  the plan and costs for the fi nal Concept Plan. This is in 
addition to the $6.9 million of  programmed capital improvement projects 
that will extend the water system to the concept plan area. All estimates 
are based on year 2003 dollars. Before the SDC can be established, the 
estimates will need to be adjusted for the actual programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H3.
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 Sanitary Sewer
The northern half  of  the concept area drains generally to the north and 
follows the natural land contours formed by the uppermost portion of  
Thimble Creek. The proposed sanitary sewer system in the vicinity of  
Loder Road will follow the north-south street rights-of-way. This part of  
the system will terminate at the low point of  the concept plan area in a 
wetwell. A sanitary lift station over the wetwell will pump the wastewater 
uphill in a westerly direction to a point that it can be discharged into a 
gravity sewer that will fl ow west to the trunk sewer in Beavercreek Road. 
The lift station and pressure sewer project has been identifi ed in the 
Sanitary Sewer Master Plan as projects BC-COL-5 and 6. A utility bridge 
that will carry the pressure pipe and gravity sewer pipe over Thimble 
Creek is anticipated. 
A short road access to 
the pump station that 
is parallel to Thimble 
Creek will also be 
needed. 

The majority of  the southern half  of  the concept area will have a gravity 
sanitary sewer system that will convey waste water to the existing 2,400-
foot long trunk sewer  in Beavercreek Road, which currently extends from 
Highway 213 to approximately 800 feet south of  Marjorie Lane.  This 
portion of  the system can be built in the planned roadways and in the 
existing Beavercreek Road right-of-way. This portion of  the system can be 
built in the planned roadways. A portion of  the system, approximately 900 
feet long, will need to be built in the current alignment of  Loder Road so 
that the gravity sewer can be connected to the trunk sewer in Beavercreek 
Road. The circulation plan includes a realignment of  Loder Road. 
Therefore, a sewer easement will need to be retained across the future 
parcel that now includes the current Loder Road alignment.

The approximate 
elevation of  490 ft 
(MSL) is important in 
the southern half  of  
the concept plan area 
relative to gravity sewer 
service.  Roadways 
and development 
constructed above 
490 ft will most likely 
allow for gravity sewer 
service.  If  land uses 
requiring sanitary sewer 
service (or roadways 
with sewer underneath) 
are located lower than 
490 ft, individual pump 
stations and pressurized 
services may be 
required.
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The estimated total capital cost will be in the vicinity of  $4,400,000. 
This estimate is based on the cost analysis for Alternative D, which is 
comparable.  This is in addition to the $2.3 million in sanitary sewer 
master plan capital costs that needed to bring the sanitary sewers to 
the concept plan area. These estimates are based on year 2003 dollars. 
The estimates will need to be adjusted for the programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H2.

Funding strategies

For water, sewer, storm water and parks, there are fi ve primary funding 
sources and strategies that can be used:

System development charges (SDCs)• – Oregon City requires developers 
to pay SDCs for new development.  Developers pay these charges 
up front based on the predicted impact of  the new development on 
the existing infrastructure and the requirements it creates for new 
improvements.  Although the charges are paid by the developer, 
the developer may pass on some of  these costs to buyers of  newly 
developed property. Thus, SDCs allocate costs of  development to 
the developer and buyers of  the new homes or new commercial or 
industrial buildings.

Urban renewal/tax increment fi nancing - •  Tax increment fi nancing is the 
primary funding vehicle used within urban renewal areas (URA). 
The tax increment revenue is generated within a URA when a 
designated area is established and the normal property taxes within 
that area are ‘frozen’ (often called the frozen base). Any new taxes 
generated within that area through either property appreciation or 
new investment becomes the increment. Taxing jurisdictions continue 
to collect income from the frozen base but agree to release assessed 
value above the base to the URA. The URA then can issue bonds to 
pay for identifi ed public improvements. The tax increment is used to 
pay off  the bonds.

Oregon City has the authority to establish an URA. The Beavercreek 
Road Concept Plan Area would have to meet the defi nition of  ‘blight’ 
as defi ned in ORS 457. It is likely to meet ‘blight’ standards because its 
existing ratios of  improvement-to-land values are likely low enough to 
meet that standard.

Local Improvement Districts • - Local Improvement Districts (LIDs) 
are formed for the purpose of  assessing local property owners 
an amount suffi cient to pay for a project deemed to be of  local 
benefi t. LIDs are a specifi c type of  special assessment district, which 
more broadly includes any district that is formed within an existing 
taxing district to assess specifi c property owners for some service 
that is not available throughout the larger district. The revenues 
from the LID assessments are used to pay the debt payments on 
a special assessment bond or a note payable issued for the capital 
improvements.

LID assessments increase costs for property owners. Under a LID 
the improvements must increase the value of  the taxed properties by 
more than the properties are taxed. LIDs are typically used to fund 
improvements that primarily benefi t residents and property owners within 
the LID. 

Bonds • - Bonds provide a fi nancing mechanism for local governments 
to raise millions of  dollars for parks and other capital projects. The 
City could back a bond with revenue from a LID, the Urban Renewal 
Districts, or property taxes citywide. General obligation (GO) bonds 
issued by local governments are secured by a pledge of  the issuer’s 
power to levy real and personal property taxes. Property taxes 
necessary to repay GO bonds are not subject to limitation imposed 
by recent property tax initiatives. Oregon law requires GO bonds to 
be authorized by popular vote.

Bond levies are used to pay principal and interest for voter-approved 
bonded debt for capital improvements. Bond levies typically are approved 
in terms of  dollars, and the tax rate is calculated as the total levy divided 
by the assessed value in the district.

Developer funded infrastructure – The City conditions land use • 
approvals and permits to include required infrastructure.  Beyond 



BEAVERCREEK ROAD CONCEPT PLAN

38

the sources cited above, developers cover the remaining costs for the 
infrastructure required for their development.  

Additional funding tools that could be investigated and implemented 
within the Concept Plan area include a Road District, a County Service 
District, Intergovernmental Agreements, an Advance Finance District, 
a Certifi cate of  Participation, and a Utility Fee. There are benefi ts and 
limitations associated with each of  the funding options that should be 
reviewed carefully before implementing. 

For transportation infrastructure, the same sources as cited above are 
available.  For larger facilities, such as Beavercreek Road, additional funds 
may be available.  They include Metro-administered federal STP and 
CMAQ funding, and, regional Metro Transportation Improvement Plan 
funding.  These sources are limited and extremely competitive.  County 
funding via County SCSs should also be considered a potential source for 
Beavercreek Road.  Facilities like Beavercreek Road are often funded with 
a combination of  sources, where one source leverages the availability of  
another.  

Sustainability

One of  the adopted goals is: The Beavercreek Road Concept Plan Area 
will be a model of  sustainable design, development practices, planning, 
and innovative thinking. 

Throughout the development of  the concept plan, sustainability has been 
paramount in guiding the CAC, the City, and the consultant team. The 
fi nal plan assumes that sustainable practices will be a combination of  
private initiatives (such as LEED certifi ed buildings), public requirements 
(green streets and low impact development policies), and public-private 
partnerships. It is recommended that City use incentives, education 
and policy support as much as possible for promoting sustainability 
at Beavercreek Road. Some initiatives will require regulation and City 
mandates, but caution and balance should be used. At the end of  the 

day, it is up to the private sector to invest in sustainable development. 
The Beavercreek Road’s site’s legacy as a model of  sustainable design 
will depend, in large part on the built projects that are successful in the 
marketplace and help generate the type of  reputation that the community 
desires and deserves.

The key to fulfi lling the above-listed goal will be in the implementation. 
For the City’s part, implementation strategies that support sustainable 
design will be included within the Oregon City Comprehensive Plan 
policies and Code provisions. They will be applied during master plan 
and design review permitting. Some of  these strategies will be “required” 
while other are appropriate to “encourage.”  These sustainability strategies 
include:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community-based sustainable programs and activities• 



BEAVERCREEK ROAD CONCEPT PLAN

39

Principles for Sustainable Community Design

The CAC discussed Principles for Sustainable Community Design that 
were offered by one of  the members. These provide a good framework 
for how the Concept Plan is addressing sustainability.  

Mix Land Uses - Promote a mix of  land uses that support living wage jobs and a 
variety of  services. 

All of  the sub-districts are, to some degree, mixed use districts. The 
Mixed Use Village, Main Street and West Mixed Use Neighborhood allow 
a rich mix of  employment, housing, and services. Taken together, the 
entire 453 acre area will be a complete community. 

Housing Types - Create a range of  housing choices for all ages and incomes. 

The concept plan includes housing in many forms: mixed use formats in 
the 3-5 story buildings, high density apartments and condominiums, live-
work units, townhomes, small cottage lots, and low density single family 
homes.

Walk-ability - Make the Neighborhood “walkable” and make services “walk-to-
able.”

The plan provides a street and trail framework. The code will require 
a high level of  connectivity and maximum block sizes for most sub-
districts. Services are provided throughout the plan as part of  mixed use 
areas and a broad range of  permitted uses.

Transportation - Provide a range of  transportation options using a connected network 
of  streets and paths. 

The plan provides for all modes: walking, biking, driving and transit. 
Transit-supportive land use is specifi cally required in the Mixed 
Employment Village, Main Street and West Mixed Use Neighborhoods. 
The framework of  connected streets and paths will be supplemented by a 

further-connected system of  local streets and walking routes.

Open Space - Protect and maintain a functioning green space network for a variety of  
uses. 

Open space is distributed throughout the plan. New green spaces are 
connected with existing higher-value natural areas.

 Integrate Systems - Integrate ecological and man-made systems to maximize function, 
effi ciency and health. 

Infrastructure systems (green storm water, multi-modal transportation) 
are highly integrated with the open space network and array of  land 
uses. It will be important for the implementation of  the plan to further 
integrate heating, cooling, irrigation and other man-made systems with 
the Concept Plan framework.

Ecological Health - Manage natural resources to eliminate pollution to watersheds and 
lesson impact on habitat and green infrastructure. 

Methods to achieve this principle are identifi ed in the Stormwater 
Infrastructure Report. Additionally, the code requires measures to 
preserve natural resources and eliminate pollution to watersheds 
necessary to achieve this principle.  

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate existing development 
areas. 

The principle will be applied primarily at time of  development and 
beyond. 
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Green Buildings - Build compact, innovative structures that use less energy and materials. 

The draft code includes provisions for green buildings. This is a new area 
for the City to regulate, so a public-private Green Building Work Group is 
recommend to explore issues, build consensus, and develop specifi c code 
recommendations.

Work Together - Work with community members and neighbors to design and develop. 

The development of  the alternatives and the recommended plan has been 
a collaborative process with all project partners. The concept plan process 
through implementation and subsequent project area developments will 
continue to be a collaborative process where all stakeholders are invited to 
participate.

For additional information, please see Technical Appendix, Sections C3, D, 
and F.
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Metrics

Land Use
The following table summarizes the acreages for major land uses on the Concept Plan.
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Housing and Employment Estimates
The Concept Plan has an estimated capacity for approximately 5000 jobs and 1000 dwellings. The following table displays the estimates and 
assumptions used to estimate jobs and housing. On a net acreage, these averages are 33 jobs/ net developable acre and 10.3 dwellings/ net 
developable acre. 
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VI. Goals and Policies

The following goals and policies are recommended for adoption into 
the Oregon City Comprehensive Plan.  The goal statements are those 
developed by the Citizen Advisory Committee as goals for the plan.

Goal 1 Complete and Sustainable Community
Create a complete and sustainable community, in conjunction with the 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center.

Policy 1.1
Adopt new comprehensive plan and zone designations, and development 
code, that implement the Beavercreek Concept Plan.  Require all 
development to be consistent with the Concept Plan and implementing 
code.

Policy 1.2
Establish sub-districts to implement the Concept Plan.  The sub-districts 
are:

North Employment Campus – NEC
The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 

incompatible uses. The sub-district is intended to comply with Metro’s 
Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 
pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  
pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” 
design will include buildings oriented to the street, and minimum of  2 
story building scale, attractive streetscape, active ground fl oor uses and 
other elements that reinforce pedestrian oriented character and vitality of  
the area.
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety 
of  housing and building forms is required, with the overall average of  
residential uses not exceeding 22 dwelling units per acre. The WMU area’s 
uses, density and design will support the multi-modal transportation 
system and provide good access for pedestrians, bicycles, transit and 
vehicles. Site and building design will create a walkable area and utilize cost 
effective green development practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding the densities permitted in the R-5 zone. Limited non-
residential uses are permitted to encourage a unique identity, sustainable 
community, and in-home work options.  The neighborhood’s design will 
celebrate open space, trees, and relationships to public open spaces. The 
central open space, ridge open space scenic viewpoints, and a linked 
system of  open spaces and trails are key features of  the EMU. Residential 
developments will provide housing for a range of  income levels, 
sustainable building design, and green development practices.

Policy 1.3
Within the Northern Employment Campus sub-district, support 
the attraction of  family wage jobs and connections with Clackamas 
Community College. 

Policy 1.4

Within the Mixed Employment Village and Main Street sub-districts, 
promote job creation, mixed use and transit oriented development.  Adopt 
minimum densities, limitations on stand-alone residential developments, 
and other standards that implement this policy.

Policy 1.5
The Main Street sub-district may be located along the extension of  Glen 
Oak Road and not exceed 10 gross acres.  The specifi c confi guration of  
the MS sub-district may be established as part of  a master plan.

Policy 1.6
Within the West and East Mixed Use Neighborhoods, require a variety 
of  housing types.  Allow lot size averaging and other techniques that help 
create housing variety while maintaining overall average density.

Policy 1.7
Within the MEV, MS, WMU and EMU sub-districts, require master plans 
to ensure coordinated planning and excellent design for relatively large 
areas (e.g. 40 acres per master plan).  Master plans are optional in the NEC 
due to the larger lot and campus industrial nature of  the area.
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Goal 2 Model of Sustainable Design
Be a model of  sustainable design, development practices, planning, and 
innovative thinking.

Policy 2.1
Implement the Sustainable Storm Water plan recommended in the Concept 
Plan.  During site specifi c design, encourage innovative system design and 
require low impact development practices that manage water at the site, 
street and neighborhood scales.

Policy 2.2
Storm water facilities will be designed so they are amenities and integrated 
into the overall community design.

Policy 2.3

Support public and private sector initiatives to promote sustainable design, 
development practices and programs, including but not limited to:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community based sustainable programs and activities• 

Policy 2.4
Work with stakeholders and the community to develop LEED or equivalent 
green building standards and guidelines to apply in the Concept Plan area.

Goal 3 Green Jobs
Attract “green” jobs that pay a living wage.

Policy 3.1
Coordinate with county, regional and state economic development 
representatives to recruit green industry to the Concept Plan area.  

Policy 3.2
Promote the Concept Plan area as a place for green industry.

Policy 3.3
Work with Clackamas Community College to establish programs and 
education that will promote green development within the Concept Plan 
area.
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Goal 4 Sustainable Industries
Maximize opportunities for sustainable industries that serve markets 
beyond the Portland region and are compatible with the site’s unique 
characteristics.

Policy 4.1
As master plans are approved, ensure there is no net loss of  land 
designated North Employment Campus.

Policy 4.2
Coordinate with County, regional and state economic development 
representatives to recruit sustainable industries that serve markets beyond 
the Portland region.  

Goal 5 Natural Beauty
Incorporate the area’s natural beauty into an ecologically compatible built 
environment.

Policy 5.1
Incorporate signifi cant trees into master plans and site specifi c designs.  
Plant new trees to establish an extensive tree canopy as part of  the creation 
of  an urban community.

Policy 5.2
Provide scenic viewpoints and public access along the east ridge.

Policy 5.3
Protect views of  Mt Hood and locate trails and public areas so Mt Hood 
can be viewed within the community 

Policy 5.4
Establish open space throughout the community consistent with the Open 
Space Framework Plan.  Allow fl exibility in site specifi c design of  open 
space, with no net loss of  total open space area.

Policy 5.5
Protect steeply sloped and geologically sensitive areas along the east ridge 
from development.

Goal 6 Multi-modal Transportation
Provide multi-modal transportation links (such as bus routes, trails, bike-
ways, etc.) that are connected within the site as well as to the surrounding 
areas.

Policy 6.1
Work with Tri-Met and stakeholders to provide bus service and other 
alternatives to the Concept Plan area.

Policy 6.2
As land use reviews and development occur prior to extension of  bus 
service, ensure that the mix of  land uses, density and design help retain 
transit as an attractive and feasible option in the future.

Policy 6.3
Ensure that local street connectivity and off-street pedestrian routes link 
together into a highly connected pedestrian system that is safe, direct, 
convenient, and attractive to walking.  

Policy 6.4
The “walkability” of  the Concept Plan area will be one of  its distinctive 
qualities.  The density of  walking routes and connectivity should mirror 
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the urban form – the higher the density and larger the building form, the 
“fi ner” the network of  pedestrian connections.

Policy 6.5
Require trails to be provided consistent with the Concept Plan Circulation 
Framework.

Policy 6.6
Provide bike lanes on Beavercreek Road and all collector streets, except for 
Main Street.  The City may consider off-street multi-use paths and similar 
measures in meeting this policy.  Bike routes will be coordinated with the 
trails shown on the Circulation Framework.

Goal 7 Safety Along Beavercreek Road
Implement design solutions along Beavercreek Road that promote 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand.  

Policy 7.1
Design Beavercreek Road to be a green street boulevard that maximizes 
pedestrian safety.

Policy 7.2
Work with the County and State to establish posted speeds that are safe for 
pedestrians and reinforce the pedestrian-oriented character of  the area.

Policy 7.3 
Control access along the east side of  Beavercreek Road so that full 
access points are limited to the intersections shown on the Circulation 
Framework.  Right in-Right-out access points may be considered as part of  
master plans or design review.

Goal 8 Oregon City High School and Clackamas 
Community College

Promote connections and relationships with Oregon City High School and 
Clackamas Community College.

Policy 8.1
Coordinate with OCHS and CCC when recruiting businesses and 
promoting sustainability.  Within one year of  adoption of  the Concept 
Plan, the City will convene dialogue with OCHS, CCC and other relevant 
partners to identify target industries and economic development strategies 
that are compatible with the vision for the Concept Plan. Encourage 
curricula that are synergistic with employment and sustainability in the 
Concept Plan area.

Policy 8.2
Prior to application submittal, require applicants to contact OCHS and 
CCC to inform them and obtain early comment for master plans and 
design review applications.

Policy 8.3
Improving the level-of-service and investing in the Highway 213 corridor 
improves the freight mobility along Highway 213, which provides access 
to Beavercreek Road and the Concept Plan area. Protecting the corridor 
and intersections for freight furthers the City goal of  providing living-wage 
employment opportunities in the educational, and research opportunities 
to be created with CCC and OCHS.
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Goal 9 Unique Sense of Place
Have a unique sense of  place created by the mix of  uses, human scale 
design, and commitment to sustainability.

Policy 9.1
Utilize master plans and design review to ensure detailed and coordinated 
design.  Allow fl exibility in development standards and the confi guration 
of  land uses when they are consistent with the comprehensive plan, 
development code, and vision to create a complete and sustainable 
community.

Policy 9.2
Implement human scale design through building orientation, attractive 
streetscapes, building form/architecture that is matched to the purpose 
of  the sub-district, location of  parking, and other techniques.  The design 
qualities of  the community should mirror the urban form – the higher 
the density and larger the buildings, the higher the expectation for urban 
amenities and architectural details.

Policy 9.3
Density should generally transition from highest on the west to lowest in 
the eastern part of  the site.

Policy 9.4
Promote compatibility with existing residential areas at the north and south 
end of  the Concept Plan area.  Transition to lower densities, setbacks, 
buffers and other techniques shall be used.

Goal 10   Ecological Health
Manage water resources on site to eliminate pollution to watersheds and 
lesson impact on municipal infrastructure by integrating ecological and 
man-made systems to maximize function, effi ciency and health.

Policy 10.1
Utilize low impact development practices and stormwater system designs 
that mimic natural hydrologic processes, minimize impacts to natural 
resources and eliminate pollution to watersheds.

Policy 10.2
Prepare the Environmentally Sensitive Resource Area overlay to protect, 
conserve and enhance natural areas identifi ed on the Concept Plan.  Apply 
low-density base zoning that allows property owners to cluster density 
outside the ESRA and transfer to other sites.
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To:           Beavercreek Road Concept Plan Citizens  
                 and Technical Advisory Committees 
 
From:       Tony Konkol 
 
Date:        March 13, 2007 
 
Subject:    Project Goals with Objectives 

 
The following project goals and supplemental objectives were prepared using the Ideas 
we Like, Principles of Sustainable Development, and the Advisory Committees’ long-
term vision for the project area.   This update reflects input by the Citizens and Technical 
Advisory Committees at their March 8th, 2007 meeting.  
 
The Beavercreek Road Concept Plan Area will: 
 
Goal 
1. Create a complete community, in conjunction with the adjacent land uses, that 

integrates a diverse mix of uses, including housing, services, and public spaces that are 
necessary to support a thriving employment center; 
 
Objective 1.1  

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 1.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 1.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community.  

Objective 1.4 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services, and housing for local workers and residents of all ages and incomes.  

Objective 1.5 
Become a model of sustainability that may be implemented throughout the City.  

Objective 1.6 
Allow the integration of housing and employment uses where practicable.  

Objective 1.7 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 
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2. Be a model of sustainable design, development practices, planning, and innovative 
thinking; 
 
Objective 2.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 2.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 2.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes.  

Objective 2.4 
Encourage environmentally responsible developments that are economically feasible, 
enhance livability of neighborhoods and enhance the natural environment.  

Objective 2.5 
Investigate development standards that offer incentives for developments that 
exceed energy efficiency standards and meets green development requirements and 
goals.  

 
3. Attract “green” jobs that pay a living wage; 

Objective 3.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 3.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 3.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

Objective 3.4 
Allow the integration of housing and employment uses where practicable.  

Objective 3.5 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 3.6 
Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

 
4. Maximize opportunities for sustainable industries that serve markets beyond the 

Portland region and are compatible with the site’s unique characteristics; 
 
Objective 4.1 
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Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 4.2 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 4.3 
 Support locally based and founded employers that provide living wages jobs.  
Objective 4.4 

Support the development of sustainable industries that utilize green design standards 
and development practices.  
 

5. Incorporate the area’s natural beauty into an ecologically compatible built 
environment; 
 
Objective 5.1 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure that 

the pedestrian experience is not diminished through the development of fences, 
parking lots, backs of buildings, or other impediments to pedestrian access and 
circulation.  

Objective 5.2 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 5.3 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 5.4 

Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

 
6. Provide multi-modal transportation links (such as bus routes, trails, bike-ways, etc.) 

that are connected within the site as well as to the surrounding areas; 
 
Objective 6.1 

Provide public connectivity routes for bicycles and pedestrians that encourage non-
vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 6.2 
Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area.  

Objective 6.3 
Explore local and regional transit opportunities that will increase non-single 
occupancy vehicle travel.  
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7. Implement design solutions along Beavercreek Road that promote pedestrian safety, 

control traffic speeds and access, and accommodate projected vehicular demand; 
 
Objective 7.1 

Develop and maintain a multi-modal transportation system that is safe for all users 
and will minimize conflict points between different modes of travel, especially across 
Beavercreek Road to the existing neighborhoods, Clackamas Community College, 
Oregon City High School and the Berry Hill Shopping Center.  

Objective 7.2 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
8. Promote connections and relationships with Oregon City High School and 

Clackamas Community College; 
 
Objective 8.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 8.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 8.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community. 
 

9. Have a unique sense of place created by the mix of uses, human scale design, and 
commitment to sustainability. 
 
Objective 9.1 
 Provide public connectivity routes for bicycles and pedestrians that encourage non-

vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 9.2 
 Provide an integrated street system that is designed as practicable to minimize the 

impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 

Objective 9.3 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 9.4 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
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Objective 9.5 
 Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 

services and housing for local workers and residents of all ages and incomes. 
Objective 9.6 
 Allow the integration of housing and employment uses where practicable.  
Objective 9.7 
 Work with Metro to ensure that there is enough land available within the 

Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 9.8 
 Create a “brand” for the area that reflects the desire for sustainable development that 

will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 9.9 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
10. Ecological Health – Manage water resources on site to eliminate pollution to 

watersheds and lesson impact on municipal infrastructure by integrating ecological 
and man-made systems to maximize function, efficiency and health. 
 
Objective 10.1 

Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 
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Table 2
Beavercreek Concept Plan Job & Housing Density Assumptions
Revised - 7/10/07

Land Use Category

Hybrid 
Gross 
Acres

Hybrid 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
North Employment Campus (adjusted gross 
acreage) 149 127 0.3 450 3,678
Mixed Employment Village 26 21 0.44 350 1,139
Main Street**** 10 8 0.44 350 219 25 100
West Mixed Use Neighborhood 22 18 15 22 387
East Mixed Use Neighborhood 77 62 21 8.7 536
Total # of Jobs 5,073
Total # of Housing Units 1,023
Total Acres of Developed Land++ 284 235

Land Use Category

Plan A 
Gross 
Acres

Plan A 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 139 118 0.3 450 3,431
Mixed Employment 24 20 0.44 350 1,117
Mixed Use**** 10 9 0.44 350 233 25 106
Medium/High Density Residential 50 43 43 25 1,063
Low/Medium Density Residential 53 45 18 10 451
Total # of Jobs 4,841
Total # of Housing Units 1,619
Total Acres of Developed Land++ 276 235

Land Use Category

Plan D 
Gross 
Acres

Plan D 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 84 71 0.3 450 2,073
Mixed Employment 25 21 0.44 350 1,164
Mixed Use**** 29 25 0.44 350 675 25 308
Medium/High Density Residential 9 8 8 25 191
Low/Medium Density Residential 99 84 34 10 842
Total # of Jobs 3,953
Total # of Housing Units 1,341
Total Acres of Developed Land+++ 246 209

 +Number of units calculated by multiplying total net acres of residential land use by average units per acre
 ++Includes 50% of useable power line corridor (26 acres total) as part of developed land (included in Employment land area)
 +++Does not include powerline corridor acreage as part of developed land

*For Hybrid - Net acres equals gross acres minus 15% for local roads and easements in Employment. Mixed Employment, Mixed Use, and residential 
areas assume 20% for local roads and easements
* *Based on Metro 2002-2022 Urban Growth Report: An Employment Land Need Analysis. Includes total on site employment (full and part time). Mixed 
Employment FAR and job density reflects a mix of office, tech/flex, and ground floor retail.
***Number of Jobs in Employment, Mixed Employment, Mixed Use calculated by multiplying total acres by the FAR; Converting to square feet; and 
dividing by number of jobs/square foot.  Jobs in residential areas (Work at Home Jobs) estimated at 4% (potential could be as high as 15%).
**** Mixed Use land use assumes 50% of acreage devoted to commercial uses and the remaining 50% devoted to vertical mixed use.

L:\Project\13500\13599\Planning\Alternatives Evaluation\DensityCalcs\Land Use Assump_All_071007



Table 3
Land Use Metrics/Assumptions - HYBRID
Revised - 7/10/07

Land Use Category (acres) Hybrid Alt. A Alt. D 

North Employment Campus (adjusted gross acreage)* 149 139 84
Mixed Employment Village 26 24 25
Main Street 10 10 29
West Mixed Use Neighborhood 22 50 9
East Mixed Use Neighborhood 77 53 99

Total Acres of "built" land use 284 276 246
Other Land Uses (not "built")
Parks/Open Space/Natural Areas (Total)** 113 132 166
Major ROW+ 56 36 30
Existing Uses (unbuildable) 0 7 7

Total Project Area Gross Acres 453 ~450 ~450

Land Use Category (acres) Hybrid Alt. A Alt. D
Total North Employment Campus 175 166 84

Unconstrained NEC 123 111 84
Employment with powerline overlay 52 55 0

Useable portion of powerline overlay (50%) 26 28 na
North Employment Campus (adjusted gross 
acreage)* 149 139 84

 

Open Space/Natural Areas Break-Out Hybrid Alt. A Alt. D
Open Space -Gas Overlay 3 4 4

Open Space - Unbuildable Powerlines*** 48 49 0
Environmental Resources/Buildable Lands Map 61 61 61

Parks na 12 na
Other Open Space Areas 18 6 101

    Open Space/Natural Areas (Total) 130 132 166

*Adjusted gross acreage is the sum of 50% of the employment land use shown under the 
powerline easement plus all other unconstrained employment land use areas. Calculations 
shown below:

** Open Space/Natural areas is the sum of all "unbuildable lands" as shown on the Buildable 
Lands Map plus two areas under the powerlines.  Calculations shown below.  

***For Hybrid - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines plus 50% of employment area under powerlines (~26 acres) and the PGE parcel (10 
acres).  For Alt. A - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines and 10 acres of the PGE Parcel and 50% of powerline area (27 acres).
 +Major ROW are approximate location & acreage (may be shown as crossing natural resource 
areas.  Actual location and size of ROW will be addressed during development review/master 
planning). Includes 2 acre adjustment for GIS polygon alignment.
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M E M O R A N D U M 
 
To:        City Commission 
From:    Planning Commission 
Re:         Beavercreek Road Concept Plan Re-Adoption 
Date:     February 12, 2016 
Meeting Date: February 22, 2016  
 

The Planning Commission recommended that the City Commission approve Planning File LE 15-01, 
the Re-Adoption of the Beavercreek Road Concept Plan (BRCP) on January 25th, 2016. This 
recommendation is based on our review of the original BRCP record compiled in 2008, along with 
oral testimony presented by the public and staff through four public hearings, and written materials 
submitted during an open-record period of approximately three months. Based on this lengthy and 
detailed review, the Planning Commission finds that the BRCP strikes an appropriate balance, 
achieving the community’s vision for a complete and sustainable community with opportunities for 
Oregon City residents to live and work. The development of lands within the concept plan area will 
provide opportunities for employment, education, housing, education, recreation, open space, 
commercial amenities and most importantly, transportation options.  Although we fully endorse 
adoption of this plan, we recommend that the Commission consider the following issues as part of 
its review: 
 
Transportation Issues – Alternative Mobility Targets, Tri-Met Service and Holly Lane 
 
As the Commission is aware, implementing the BRCP will result in increased vehicle congestion in 
the Beavercreek / Highway 213 interchange, which already exceeds ODOT’s congestion thresholds.  
We heard testimony from ODOT officials in support of the planning process for the BRCP, and urge 
the City Commission to follow through with adoption of the alternative mobility standards as soon 
as staff is able to prepare them.  These targets must be adopted prior to any re-zoning of the lands 
within the concept plan area.  
 
Although the vast majority of the vehicle congestion at ODOT intersections within Oregon City is the 
result of vehicle trips that start and end outside of the City, and are beyond the regulatory control of 
the City, we are still responsible for good land use planning in accordance with the Oregon City 
Comprehensive Plan and the Metro Functional Growth Management Plan. Building on the adoption 
of the City’s TSP, we are jointly responsible, along with Clackamas County, Metro, Tri-Met and 
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ODOT, to provide our residents with a safe, complete and functional transportation system with 
alternatives to travel by bicycle, walking, public transit, carpooling and other modes. 
 
The Planning Commission believes that some of this congestion may be off-set through a robust 
partnership with Tri-Met to improve public transportation in this area.  Therefore, the Planning 
Commission is scheduled to hear a presentation from Tri-Met during its meeting on February 22, 
where we intend to ask for a specific commitment from Tri-Met to provide improved service to 
Oregon City.  Staff will supplement this record with the results from that meeting.    
 
In addition, one of the ODOT recommended methods to address additional congestion is to improve 
existing parallel local streets, collectors and arterials to relieve traffic demand on state highways.  
The City’s Transportation System Plan does this by calling for the extension of Holly Lane south of 
Maple Lane Road.  Making these improvements may have the effect of increasing vehicle trips on 
that portion of Holly Lane north of Maple Lane Road located outside the UGB, in the County.  As a 
result, the Planning Commission recommends that the City coordinate closely with the County in 
the future, adopting transportation plans and road design standards that acknowledge that these 
challenges are regional and will require joint solutions. 
 
Cottage Manufacturing / Zoning 
The Planning Commission recommends that as part creating the implementing zoning for the BRCP, 
the City Commission direct staff to further analyze the issue of allowing expanded home occupation 
uses, also known as cottage manufacturing, within the mixed use and residential areas. 
 
Goal 5 Cultural and Historic Resources 
The Planning Commission recommends that the language of the Staff Report dealing with Goal 5 
resources reflect that newly discovered cultural and historic resources may be added to the City’s 
inventory in the future and protected under OCMC 17.40 Historic Overlay District. The revised 
findings are to be included in the City Commission packet. 
 
Summary 
In summary, we are satisfied that all of the issues raised through the initial round of public hearings 
for Re-Adoption of the Beavercreek Road Concept Plan have been fully addressed through the 
proposed findings, subject to the concerns set forth above.  For these reasons, we recommend 
approval. 
 
 



Planning Commission

City of Oregon City

Meeting Agenda

625 Center Street
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Commission Chambers7:00 PMMonday, December 14, 2015

1. Call to Order

2. Public Comments

3. Public Hearing

3a. PC 15-239 Re-adoption of the Beavercreek Road Concept Plan - Request for 

Continuance (Planning File LE 15-03)

Sponsors: Community Development Director Tony Konkol

Commission Report

Planning Commission Staff Report - 11/23/2015

City Attorney Summary Memo

LE-15-0003 Findings Final

Beavercreek Road Concept Plan

Metro Title 4 Map Ord 1244B

Beavercreek Road Industrial Lands Map

Clackamas Fire District #1 Letter 11.16.2015

Oregon City Police Department Letter 11.12.2015

Oregon City School District Letter 11.17.15

PowerPoint Presentation 11.23.2015

Comments and Exhibits entered at Nov 23 Hearing.pdf

Attachments:

3b. PC 15-238 The Cove Phase I: CP 15-01: Concept (Master) Plan Amendment, DP 

15-01: Detailed Development Plan, NR 15-05: Natural Resources 

Overlay District Review and US 15-06: Geologic Hazards Overlay 

District Review

Sponsors: Laura Terway

Commission Report

CP 15-01 Cove Staff Report

Exhibit 1: Vicinity Map

Exhibit 2A: Narrative

Exhibit 2A: Application Form

Exhibit 2A: Resubmittal Letters

Exhibit 2B: Site Circulation With Road Cross Sections

Exhibit 2B.1: Architectural Plans

Attachments:
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Exhibit 2B.1: Civil Plans

Exhibit 2B.1: Rendered Drawings

Exhibit 2B.3: Lighting Plan

Exhibit 2C:  Trios and Titles

Exhibit 2C: Tax Maps

Exhibit 2D.0: PA 15-02 Pre-Application Conference Notes

Exhibit 2D.1: 100 Yr Floodplain Map

Exhibit 2D.2: Geologic Hazards Map

Exhibit 2D.3: Natural Resource Overlay Map

Exhibit 2E: TIA

Exhibit 2F: Natural Resources Overlay District Report

Exhibit 2F.1: Mitigation Plans

Exhibit 2F.2: Habitat Assessment

Exhibit 2G.0: Geotech Response

Exhibit 2G.0: Photo of Previous Use

Exhibit 2G.1: Updated Geologic Hazard Report

Exhibit 2G.2: Geotechnical Assessment

Exhibit 2G.3:Geotech Report

Exhibit 2H: Drainage Report

Exhibit 2I.0: Floodplain Memo

Exhibit 2I.1: Phase 1 Floodplain Summary

Exhibit 2I.2: Phase 2 Floodplain Summary

Exhibit 2J: Site Lighting

Exhibit 2K: Material Board

Exhibit 2L: Neighborhood Meeting

Exhibit 2M: Site Aerial

Exhibit 2N: Previously Approved Tree Removal Plan

Exhibit 2O: Construction Management Plan

Exhibit 2: Additional Information from the Applicant

Exhibit 2: Previous Information Which has Since Been Revised2

Exhibit 3: Comments from John Replinger of Replinger and Associates, 

City Consultant

Exhibit 4: Comments from Joshua Brooking, Assistant Planner with the 

Oregon Department of Transportation (ODOT)

Exhibit 5: Comments from Scott Archer, Community Services Director

Exhibit 6: Comments from Gigi Cooper of David Evans and Associates, 

City Consultant

Exhibit 7: Comments from Nick Bezzerides

Exhibit 8: Comments from Clelia Brigneti

Exhibit 9: Comments from Kim Baller

Exhibit 10: Excerpts from the 2008 Cove Master Plan Approval
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Exhibit 11: Excerpts from the 2009 Cove Master Plan Approval

3c. PC 15-240 Revised Heritage Tree Ordinance.

Sponsors: Natural Resources Committee

Commission Report

Heritage Tree Code PC Draft 12.14.2015.pdf

Heritage Tree code current.pdf

Attachments:

4. Communications

5. Adjourn

_____________________________________________________________
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Commission Chambers7:00 PMMonday, November 23, 2015

1. Call to Order

2. Public Hearing

2a. PC 15-229 File LE-15-0003: Re-adoption of the Beavercreek Road Concept Plan.

Sponsors: Community Development Director Tony Konkol

Commission Report

LE-15-0003 Findings Final.pdf

Beavercreek Road Concept Plan

Metro Title 4 Map Ord 1244B

Beavercreek Road Industrial Lands Map

CFD1  LTR 11.16.2015.pdf

OCPD LTR 11.12.2015.pdf

OCSD LTR 11.17.15.pdf

Attachments:

3. Work Session

3a. PC 15-226 Cove Phase I Application: Work Session Explaining files CP 15-01: 

Concept (Master) Plan Amendment, DP 15-01: Detailed Development 

Plan, NR 15-05: Natural Resources Overlay District Review and US 

15-06: Geologic Hazards Overlay District Review

Sponsors: Planner Laura Terway

Commission Report

Exhibit A: Narrative

Exhibit A: Application Form

Exhibit A: Resubmittal Letters

Exhibit B: Site Circulation With Road Cross Sections

Exhibit B.1: Architectural Plans

Exhibit B.1: Civil Plans

Exhibit B.1: Rendered Drawings

Exhibit B.3: Lighting Plan

Exhibit C:  Trios and Titles

Exhibit C: Tax Maps

Exhibit D.0: PA 15-02 Pre-Application Conference Notes

Attachments:
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Exhibit D.1: 100 Yr Floodplain Map

Exhibit D.2: Geologic Hazards Map

Exhibit D.3: Natural Resource Overlay Map

Exhibit E: TIA

Exhibit F: Natural Resources Overlay District Report

Exhibit F.1: Mitigation Plans

Exhibit F.2: Habitat Assessment

Exhibit G.0: Geotech Response

Exhibit G.0: Photo of Previous Use

Exhibit G.1: Updated Geologic Hazard Report

Exhibit G.2: Geotechnical Assessment

Exhibit G.3:Geotech Report

Exhibit H: Drainage Report

Exhibit I.0: Floodplain Memo

Exhibit I.1: Phase 1 Floodplain Summary

Exhibit I.2: Phase 2 Floodplain Summary

Exhibit J: Site Lighting

Exhibit K: Material Board

Exhibit L: Neighborhood Meeting

Exhibit M: Site Aerial

Exhibit N: Previously Approved Tree Removal Plan

Exhibit O: Construction Management Plan

Previous Information Which has Since Been Revised2

4. Communications

5. Adjournment

_____________________________________________________________
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Staff Report

City of Oregon City 625 Center Street

Oregon City, OR 97045

503-657-0891

File Number: PC 15-239

Agenda Date: 12/14/2015  Status: Agenda Ready

To: Planning Commission Agenda #: 3a.

From: Community Development Director Tony Konkol File Type: Planning Item

SUBJECT: 

Re-adoption of the Beavercreek Road Concept Plan - Request for Continuance (Planning File 

LE 15-03)

RECOMMENDED ACTION (Motion):

Staff recommends that the Planning Commission take testimony from anyone present who 

wishes to comment, and continue the Public Hearing with the record open to January 11, 

2016.

 

BACKGROUND:

The Planning Commission held the first evidentiary hearing for File LE-15-03 and continued 

the Public Hearing to December 14, 2015. 

Staff is in the process of preparing a memorandum responding to public testimony and 

requests for information from the Planning Commission hearing on November 23, 2015, and 

requires additional time to research and respond to these issues comprehensively and 

accurately. Exhibits entered into the record at the November 23 hearing are attached.

The City Commission remanded the Beavercreek Road Concept Plan to the Planning 

Commission with direction to re-open the record for the limited purpose of addressing the 

protection of the Title 4 lands, inserting the recently implemented transportation system plan 

and public utility plans, identifying transportation improvements and addressing police and fire 

services.

Please see attached recommended findings for adoption of the Beavercreek Road Concept 

Plan. Additionally, please find attached a Summary Memo from the City Attorney, the concept 

plan, title 4 maps, staff's latest powerpoint presentation to the Planning Commission, and 

letters from Clackamas Fire District #1, Oregon City Police Department and Oregon City 

School District. The complete record is available by contacting the Planning Division.

The Beavercreek Road Concept Plan was adopted by the City Commission in September, 

2007 and was subsequently appealed to the Land Use Board of Appeals and remanded to the 

City in August, 2008. In December of 2010  the Metro Council adopted Ordinance 10-1244B, 

which reduced the amount of land designated for industrial use in the Title 4 Employment and 

Industrial Areas Map to conform to the City's Beavercreek Road Concept Plan,  reflecting the 

determination that the region had sufficient employment capacity for the next 20 years. Due to 
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various other legal challenges involving the regional UGB expansions, re-adoption of the plan 

was further delayed until 2015.

While the appeals process was on-going, several legislative updates to the City's public 

facilities plans, including sewer, stormwater, water and transportation system plans were 

adopted which refine much of the public facilities planning for the area within the Beavercreek 

Road Concept Plan. A summary of this information along with updated cost estimates for 

public facilities is included in the recommended findings.

 

The Concept Plan was created with the assistance of a 15-member Citizen Advisory 

Committee and 9-member Technical Advisory Committee. The recommended plan was 

reviewed during several public hearings before the Planning Commission and City 

Commission prior to final adoption in September, 2007.

 

To provide public information on the proposed plan re-adoption, planning staff has held work 

sessions with the Planning Commission and City Commission, and presented the plan to the 

Transportation Advisory Committee, Natural Resources Committee, Parks and Recreation 

Advisory Committee, Citizen Involvement Committee, Caufield Neighborhood Association and 

the Hamlet of Beavercreek.

 

The project website, which includes a link to the complete LUBA appeal record, is at 

<http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concep

t-plan.>
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Staff Report

City of Oregon City 625 Center Street

Oregon City, OR 97045

503-657-0891

File Number: PC 15-229

Agenda Date: 11/23/2015  Status: Agenda Ready

To: Planning Commission Agenda #: 2a.

From: Community Development Director Tony Konkol File Type: Planning Item

SUBJECT: 

File LE-15-0003: Re-adoption of the Beavercreek Road Concept Plan.

RECOMMENDED ACTION (Motion):

Staff recommends that the Planning Commission provide approval of the Beavercreek Road 

Concept Plan, file LE-15-0003. Should the Planning Commission determine that additional 

information is required from staff, the Planning Commission should leave the public hearing 

open and continue the hearing to the December 14, 2015 Planning Commission date.

 

BACKGROUND:

Please see attached recommended findings for adoption of the Beavercreek Road Concept 

Plan. Additionally, please find attached the concept plan, title 4 maps, staff's latest powerpoint 

presentation to the City Commission, and letters from Clackamas Fire District #1, Oregon City 

Police Department and Oregon City School District.

This is the first evidentiary public hearing.

 

The Beavercreek Road Concept Plan was adopted by the City Commission in September, 

2007 and was subsequently appealed to the Land Use Board of Appeals and remanded to the 

City in August, 2008. In December of 2010  the Metro Council adopted Ordinance 10-1244B, 

which reduced the amount of land designated for industrial use in the Title 4 Employment and 

Industrial Areas Map to conform to the City's Beavercreek Road Concept Plan,  reflecting the 

determination that the region had sufficient employment capacity for the next 20 years. Due to 

various other legal challenges involving the regional UGB expansions, re-adoption of the plan 

was further delayed until 2015.

While the appeals process was on-going, several legislative updates to the City's public 

facilities plans, including sewer, stormwater, water and transportation system plans were 

adopted which refine much of the public facilities planning for the area within the Beavercreek 

Road Concept Plan. A summary of this information along with updated cost estimates for 

public facilities is included in the recommended findings.

 

The Concept Plan was created with the assistance of a 15-member Citizen Advisory 

Committee and 9-member Technical Advisory Committee. The recommended plan was 

reviewed during several public hearings before the Planning Commission and City 

Commission prior to final adoption in September, 2007.
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The City applied for an extension to complete the Title 11 planning requirements for the 

concept plan area, which was approved by Metro and extended to June 30, 2014. The LUBA 

appeal raised numerous issues, including an inconsistency between the concept plan and 

Metro's Title 4 map, inadequate protection of industrial lands, deficiencies in the transportation 

infrastructure and other service inadequacies. After reviewing the issues raised, staff 

recommended that the City Commission remand the concept plan to the Planning 

Commission and re-open the record for the limited purpose of addressing the protection of the 

Title 4 lands, inserting the recently implemented transportation system plan and capital 

improvement plan identifying transportation improvements and addressing police and fire 

services.

 

To provide public information on the proposed plan re-adoption, planning staff has held 

worksessions with the Planning Commission and City Commission, and presented the plan to 

the Transportation Advisory Committee, Natural Resources Committeem, Parks and 

Recreation Advisory Committee, Citizen Involvement Committeee, Caufield Neighborhood 

Association and the Hamlet of Beavercreek.

 

A copy of the draft plan, Metro Title 4 map decision, and the powerpoint presentation for the 

November 10, 2015 City Commission worksession are attached for reference. The project 

website, which includes a link to the complete LUBA appeal record, is 

<http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concep

t-plan.>
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MEMORANDUM 

TO: Oregon City Planning Commissioners 

FROM: Carrie Richter, Deputy City Attorney 

DATE: November 20, 2015 

RE: Beavercreek Road Concept Plan Summary 
 
 
A number of Planning Commissioners have asked for a quick outline of LUBA’s decision and 
how staff is recommending that the City respond to LUBA’s decision.  This memorandum is 
intended to provide a summary of the arguments made by petitioner Graser-Lindsey, the City’s 
response and how the findings respond to LUBA’s decision. 

In the LUBA case, the petitioner raised three assignments of error.  The first addressed the 
amount of industrial lands in the plan, the second with utility and natural resource issues and the 
third with the process for adoption.  LUBA did not reach several of the arguments, finding that 
the concept plan did not designate sufficient industrial lands to meet a Metro requirements.  A 
copy of LUBA’s decision is attached for your reference.  

Applicable Standards 

Before turning the petitioner’s arguments, it is important to identify the standards that the City 
must meet in adopting a concept plan.  The BRCP is an amendment to the City’s comprehensive 
plan and, when the City amends its plan, it must make findings that the amendments are 
consistent with the statewide planning goals, Metro code requirements and the City’s existing 
Comprehensive Plan - including any ancillary transportation and utility master plans.  In addition 
to those requirements, when Metro amended the UGB bringing rural land into the urban area, the 
City was also obligated to plan those areas consistently with Metro’s Urban Growth 
Management Functional Plan Title 11.  Part of Title 11 planning requires compliance with the 
Regionally Significant Industrial, Industrial or Employment design types, set forth in Metro’s 
UGMFP Title 4.   

LUBA’s Decision & Title 4 Industrial Lands 

When LUBA reviewed the BRCP, the Metro Title 4 map identified 308 acres with an Industrial 
design concept and the Beavercreek Road Concept Plan designated only 121 net acres - the 
North Employment Campus - for industrial uses.  LUBA found that the City failed to designate 
sufficient industrial lands to comply with the Title 4 design type requirements.   

After LUBA’s decision, the City Commission decided not to revise the BRCP to designate more 
industrial land.  Instead, in 2010, as part of adopting a new regional population and employment 
range forecast, Metro found that the identified deficiency in industrial lands would be remedied 
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by including additional lands for industrial uses north of the City of Hillsboro.  Metro went on to 
identify a shortage in residential lands that justified reducing the amount of Title 4 designated 
industrial lands within the City of Oregon City to 220.41 gross acres that is estimated to yield 
approximately 123 acres for industrial uses.  As a result of Metro’s Title 4 map amendment, the 
BRCP, as adopted in 2010, now complies with Metro’s Title 4 land designations. 

Transportation and Utility Plans 

In addition, to the industrial land issue, the petitioner challenged the adequacy of the City’s 
findings in the inventory of infrastructure demands.  The challenges included challenges to the 
financing approaches for transportation, parks, police, fire and sold waste, and schools and 
whether serving the Beavercreek area would impact services and costs on the city as a whole.   

When the BRCP was originally adopted, it was evaluated against transportation and other utility 
plans in place at that time, which did not contemplate development demands in the areas covered 
by the BRCP.  As a result, the BRCP attempted to analyze those impacts in the first instance but 
because LUBA did not weigh in on those issues, we do not know if those findings were 
adequate.   

Since that time, the City has adopted new transportation system, water, sewer master plans as 
well as new low impact development stormwater standards.  These utility master plans assumed 
development at the levels set out in the BRCP and included updated lists of projects and costs 
necessary to serve the BRCP area.  As a result, these master plans more fully flesh out service 
demand, their costs, and explain how utilities will be funded so as not to increase costs to 
existing City residents.   

The findings for the BRCP have been revised to include consideration of these updated plans.  
Since the City decided to open the record to allow consideration of these new plans, it made 
sense to revisit the provision of parks, schools, police and fire adequacy issues as well.    

Natural Resources and Landslides 

The petitioner also argued that the City failed to adequately protect streams and wetlands as well 
as protect for natural hazards and landslides.  As the draft findings provide, the City’s natural 
resource and hazard overlay zone protections already in the City’s code will be applicable to all 
development within the BRCP area responds to these issues. 

Public Process  

Finally, with regard to public process, the petitioner argued before LUBA that the hybrid BRCP 
put forward by the Citizen Involvement Committee (CIC) did not consider “community input 
[or] adequately reflect community desires.”  As pointed out in the findings, the CIC held 
multiple meetings to consider three different concept plans.  The CIC voted to put forward the 
hybrid plan which was fully vetted by the Planning Commission and City Commission over 
numerous public hearings.  Petitioner was given a full and fair opportunity to present oral and 
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written testimony during the previous proceedings and will have the same opportunity during the 
City’s limited review of the record on remand.       

Conclusion 

It is important to remember that staff has not made any amendments to the Beavercreek Concept 
Plan document.  Rather, the only revisions appear in the findings supporting the concept plan as 
originally drafted and with new, more current evidence addressing the Title 4 map issues, the 
utility and natural feature issues raised by the petitioner in the LUBA appeal. 

We look forward to discussing this issue with you further during the hearing. 

 
GSB:7394391.2 
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BEFORE THE CITY COMMISSION  
 
In the Matter of    ) 
Adoption of the     )  Findings of Fact 
Beavercreek Road Concept Plan   ) 
ON REMAND    )   
File No. LE-15-0003     ) 
 
I. INTRODUCTION 
 
This matter comes before the City Commission (Commission) of Oregon City to approve the 
Beavercreek Road Concept Plan on remand.   
 
After a review of the facts, including the Metro Ordinance 10-1244B and the City’s recently 
adopted transportation and utility master plans, the City Commission finds that the applicable 
decision-making criteria are satisfied. Therefore, the City Commission APPROVES the above-
referenced plan amendments.  Unless otherwise provided for, these plan amendments shall take 
effect on Jan 1, 2017 or upon adoption of zoning regulations implementing these plan 
amendments, whichever comes first.   
 
The Commission summarized the benefits of this plan in 2008 as follows:  
 
The Beavercreek Road Concept Plan (BRCP) is a guide to the creation of a complete and 
sustainable community in southeast Oregon City.  The concept plan includes 453-acres located 
along the east side of Beavercreek Road from Old Acres Lane, north to Thayer Road. The 
majority of the site (245 acres) was added to the UGB in December of 2002 and an additional 63 
acres were added in 2004.  The remaining acreage was in the UGB and/or Oregon City limits 
prior to 2002.  During the update of the Oregon City Comprehensive Plan in 2003, Policy 2.6.8 
was adopted acknowledging the jobs-related importance of the site to Oregon City and the 
region, while also allowing flexibility in the project area’s land use.  Comprehensive Plan policy 
2.6.8 states: 

 
Require lands east of Clackamas Community College that are designated as Future 
Urban Holding to be the subject of concept plans, which is approved as an amendment to 
the Comprehensive Plan, would guide zoning designations.  The majority of these lands 
should be designated in a manner that encouraged family-wage jobs in order to generate 
new jobs and move towards meeting the City’s employment goals.  

 
The BRCP furthers this end by creating an area were families can work, as well as live by 
providing a diverse mix of uses (an employment campus north of Loder Road, mixed use 
districts along Beavercreek Road, and two mixed use neighborhoods) all woven together by open 
space, trails, a network of green streets and sustainable development practices - all attributes 
necessary to provide a successful family-wage employment area.  Transit-oriented land uses 
have been strategically located to increase the feasibility of transit service in the future. The plan 
has been carefully crafted to create a multi-use community that has synergistic relationships with 
Clackamas Community College, Oregon City High School and adjacent neighborhoods.  
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II.  FACTS  
 
A.  Concept Plan History 
 
In September, 2008, the Oregon City Commission adopted Ordinance No. 07-1008 adopting the 
Beavercreek Concept Plan (BRCP) and its ancillary documents to the Oregon City 
Comprehensive Plan.  The decision was subsequently appealed to the Land Use Board of 
Appeals (LUBA), LUBA No. 2008-170.  Although a wide-ranging series of arguments were 
presented before LUBA, they largely focused on whether the BRCP was consistent with Metro 
Code provisions relating to the designation of significant industrial lands, whether the Metro 
Code and comprehensive plan policies relating to utility and facility adequacy were satisfied, and 
lack of adequate citizen participation in the process.  In August, 2009, LUBA found that the 
BRCP designation of approximately 74 acres out of the total 308 acres that were designated by 
the Metro Code for an Industrial design type uses required remand.  LUBA did not respond to 
any of the other arguments. 
 
In December 2010, Metro adopted Ordinance No. 10-1244B that, in addition to expanding the 
urban growth boundary in portions of Washington County, it amended the Title 4 Industrial and 
Other Employment Areas Map to show changes to design-type designations to conform to new 
comprehensive plan designations by cities and to needs identified in the 2009 Urban Growth 
Report.  See Attachment 3, Gerry Uba staff report.  Metro’s decision was acknowledged by the 
Land Conservation and Development Commission in LCDC Approval Order 12-UGB-001826.  
The decision was then appealed to the Oregon Court of Appeals by the same petitioner who 
challenged adoption of the BRCP as well as others who opposed the UGB expansion.  
Resolution of the case was stayed pending resolution of the case considering Metro-area urban 
and rural reserves entitled Barkers Five v. LCDC.  In February, 2014, the court remanded 
LCDC’s decision in the Barkers Five case.   The legislature responded by enacting House Bill 
(HB) 4078 (2014) (Or Laws 2014, ch 92), making numerous amendments to ORS chapter 197 
and validating Metro’s adoption of Ordinance No. 10-1244B.  In August 2014, the Oregon Court 
of Appeals dismissed all challenges relating to Ordinance No. 10-1244B, finding that the 
amendment to state law established the UGB for Clackamas County as well and therefore, all of 
the challenges were moot.       
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B. BRCP Acreage at a Glance 
The following table illustrates the estimated gross and net acreage within the BRCP area for the 
respective land use areas in the BRCP, organized by UGB expansion date. These acreages are 
based on a GIS analysis of the adopted hybrid plan using polygons, and should be considered 
approximate. 
 

 Pre 2002 UGB 2002 UGB 2004 UGB 
 

BRCP Land Use 
Designations 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Total 
Acres 

North Employment 
Campus (Industrial) 51.43 39.36 121.81 75.14 

 
 173.24 

Mixed Employment 
Village 11.88 11.88 14.45 14.39  

 
26.33 

Mixed Used 
Neighborhood (East 
+ West) 49.46 46.68 21.64 21.28 30.79 30.79 101.89 
Resource and Natural 
Areas (Low Imp + 
Natural) 1.04 1.04 57.29 15.18 29.17 17.66 87.50 

Main Street 7.00 7.00 3.18 3.12 
  

10.18 

Right of Way 29.26 25.96 24.84 20.09 4.18 4.18 58.40 

       
 

BRCP Total Acres 150.08 131.92 243.21 149.21 64.13 52.63 457.54 
Metro Title 4 
Industrial Land 59.74 46.05 160.67 77.80 

 
 220.41 

 
The majority of the site (approximately 245 acres) was added to the UGB in December of 2002 
and an additional approximately 63 acres were added in 2004.  The remaining acreage was in the 
UGB and/or Oregon City limits prior to 2002. The 220.41 acres of Title 4 industrial land is 
estimated to yield approximately 123 acres. 
 
 
III. The Process and Applicable Approval Standards 
 
The City of Oregon City proposes to re-adopt the BRCP without any amendment. New 
comprehensive plan map designations and development code and zone changes are not proposed 
at this time. These concept plan policies will not go into effect until the new zoning designations 
apply to specific parcels.   
 
State law and the Oregon City Municipal Code do not specifically address the applicable 
procedures on remand, leaving the City Commission with considerable discretion.  The City’s 
only obligation is to address the issues on remand from LUBA.  Given that LUBA did not 
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respond to all of the issues and that the City has implemented a number of relevant utility master 
plans since 2009, it makes sense to re-open the record only for the purposes raised in the 
arguments presented by the petitioner in the LUBA appeal.  These issues can be summarized as 
Metro Code Title 4 requirements and public utility and service infrastructure planning 
requirements as discussed in greater detail below.  All written and oral testimony that does not 
relate to these limited purposes as preserved in the LUBA case, will be rejected and not 
considered by the City during its review.   
 
As for the applicable approval criteria, as a legislative decision, the fixed goal post rule, ORS 
227.178(3)(a), does not apply and as a result, these findings respond to the Metro Code Title 4 
and Title 11 provisions currently in place.      
 
Adoption of the BRCP is subject to all of the applicable Statewide Planning Goals including the 
Transportation Planning Rule (OAR 660-012-0060).  In order to meet the requirements of this 
regulation, needed improvements and funding mechanisms have been identified for properties 
within the Concept Plan area that will mitigate impacts of the amendment in a manner that 
avoids further degradation to the performance of the transportation facilities.  The proposed 
transportation infrastructure improvements, financing and funding estimates, identified in the 
Plan, along with future amendments to the Transportation System Plan and Capital Improvement 
Plan provide adequate basis to limit development until compliance with the Transportation 
Planning Rule is shown.  
 
Oregon City must comply with the relevant portions of Metro’s Urban Growth Management 
Functional Plan (Functional Plan). The Functional Plan is a regional land use plan that 
implements the 2040 Growth Concept. The Concept Plan is required to comply with Metro’s title 
11 requirements regarding residential density. Findings regarding Metro Title 11 are detailed 
below. 
 
IV. Public Involvement and Public Comment  
 
The Concept Plan was developed by a 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC).  The committees met twelve times between June 
2006 and July 2007. There was broad support on the CAC for the hybrid plan. In addition to the 
committee meetings, the public involvement process included a study area tour for CAC and 
TAC members, two public open houses, market focus group, sustainability focus group, 
employment lands coordination with Metro, Community Design Workshop, a project website, 
project posters, informational sign, email notice and extensive mailings to property owners and 
interested parties prior to each meeting and public event.  Notice of the public hearing for the 
proposal was published in the newspaper and mailed to all Oregon City property owners on June 
22, 2007, in accordance with the requirements of Measure 56.  The Planning Commission took 
public testimony at three hearings on September 24, 2007, October 22, 2007, and November 12, 
2007.  In addition to reviewing all of the evidence in the record, the City Commission also took 
public testimony at its hearings on January 16, 2008, March 5, 2008, March 19, 2008 and April 
16, 2008.  
 
For the re-adoption, planning staff held additional meetings to provide information and receive 
input on the plan process: 
Planning Commission Work Session   09/28/2015 
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Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
Planning Commission Hearing #1   11/23/2015 
City Commission Hearing #1   12/02/2015 
 
 
V. DECISION-MAKING CRITERIA:  
 
A. Comprehensive Plan Criteria 
 
The following considerations, goals and policies apply to amendment of the Comprehensive Plan 
and Concept Plans. 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Section 2 – Land Use of the 2004 Oregon City Comprehensive Plan indicates that the regular 
review and updated of the Comprehensive Plan should consider the following: 
  

1. Plan implementation process. 
2. Adequacy of the Plan to guide land use actions, including an examination of trends. 
3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 

include changing demographic patterns and economics. 
4. Addition of updated factual information including that made available to the City of regional, 

state and federal governmental agencies. 
 
B. Statewide Planning Goals 
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it 
must comply with applicable statewide planning goals. The analysis below is provided for the 
City and the public to understand how the proposed update complies with Statewide Planning 
Goals. 
 
C. Metro Title 11. 
 
Concept Plans are regulated by Title 11 in Metro’s Urban Growth Management Functional Plan. 
Title 11 and Concept Plans are intended to lay a foundation for urbanization of areas added to the 
region’s Urban Growth Boundary (UGB) in a way that reasonably provides public facilities and 
services, offers transportation and housing choices, supports economic development, and 
protects natural resources. The following land use elements of Metro’s Title 11 regulations 
governing concept planning within Metro’s jurisdiction, “3.07.1120 Urban Growth Boundary 
Amendment Urban Reserve Plan Requirements” which generally include the following: 
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A. Annexation;  
B. Housing density; 
C. Variety of housing types; 
D. Housing affordability; 
E. Commercial/Industrial development; 
F. Transportation; 
G. Mapping; 
H. Public Facilities and Services; 
I. Schools; 
J. Urban Growth Diagram; and 
K. Plan Amendments. 

 
IV. ANALYSIS AND FINDINGS  
 
A. Comprehensive Plan Criteria 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Another method of Plan maintenance and updating is a continuous technical review of the Plan by the 
Planning staff. This review and any subsequent recommendations for Plan updating should be presented 
to the Neighborhood Associations, Planning Commission and City Commission for input and discussion 
in the same manner as requested Plan changes.  The continuous review should consider: 
 

1. Plan implementation process;  
 
Analysis: The main reason for amending the Comprehensive Plan is to adopt and implement the 
new BRCP in response to Metro Title 11 Requirements, and to guide appropriate comprehensive 
plan designations and zoning for the area. The concept planning process was initiated in order to 
ensure the appropriate mix of uses in the concept plan area, and so that public facilities and 
services can be planned to serve future development within the study area. 
 
Completion of the concept plan and amendment of the Comprehensive Plan complies with the 
City’s Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which 
provides that the City plan for public services to lands within the Urban Growth Boundary 
through adoption of a concept plan and related Capital Improvement Program, as amendments to 
the Comprehensive Plan.  The BRCP and regulations are in compliance with Metro’s Functional 
Plan and the amendments to the comprehensive plan must be adopted through DLCD’s post-
acknowledgement process. 
 
The City finds this criterion is satisfied. 
 

2. Adequacy of the Plan to guide land use actions, including an examination of trends.  
 
Analysis: The Existing Conditions report of the Concept Plan includes detailed market, 
infrastructure, transportation system, natural resources, demographics and industrial lands 
analyses in order to determine trends to guide future land use actions.  The results of this analysis 
need to be incorporated into the Comprehensive Plan. The plan provides a thorough explanation 
of the existing conditions pertaining to this analysis and provides recommendations and 



Page | 7  LE-15-0003 Findings  

preliminary cost estimates for improvements that will be necessary in order for the concept plan 
to be carried out. These cost estimates have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
The Comprehensive Plan amendments are necessary in order for land use actions to be carried 
out within the concept plan area subsequent to the annexation of property.  Adoption of the 
concept plan does not rezone property within the planning area until said property is annexed 
into the City and the implementing zoning regulations are in place.  Comprehensive Plan map 
designations, relevant code amendments, and text and maps are required when these events take 
place. Likewise, the amendments to the ancillary documents and plans assure that the necessary 
improvements in the concept plan may be incorporated into the appropriate ancillary plan, as 
well as be included in the City’s Capital Improvement Program and Transportation System Plan. 
 
The Concept Plan provides a comprehensive and cohesive guide to future development in three 
parts: 
 

1) Framework plan maps, goals and policies – These elements are adopted as 
part of the Oregon City Comprehensive Plan. Compliance with the plan is 
required for all land use permits and development beyond that allowed by 
existing land use regulation.  The framework plan is comprised of 
generalized maps and policies that integrate land use, transportation, open 
space and green infrastructure.  The framework maps and policies are 
supported by detailed code and requirements for master planning and 
design review.  This approach sets a broad framework and intent on the 
figures and text in the plan that ensures that the vision, goals and standards 
are required in all land use decisions, provides flexibility in site specific 
design and implementation and allows for phased development over a 
longer period of time. 

 
2) Ancillary report materials – The descriptive text, graphics and technical 

appendix of this report are adopted as an “ancillary document” to the 
Comprehensive Plan, which provides “operational guidance to city 
departments in planning and carrying out city services” (Oregon City 
Comprehensive Plan, page 4).  These documents include information for 
updating the City’s utility master plans and Transportation System Plan. 

 
3) Development code amendments – Revisions to the development code are 

being prepared as part of the Concept Plan.  Once final, it will be adopted 
as part of the Oregon City Municipal Code.  Compliance with these 
amended provisions will be required for all land use permits and 
development.   

 
The opportunities and constraints, market, infrastructure, natural resources and buildable lands 
analysis provided in the BRCP provide an adequate factual basis for determining trends within 
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the study area. Following adoption of the BRCP, amendments to the Zoning Code, 
Comprehensive Plan and Ancillary Documents will provided an adequate basis for making future 
land use decision and can be found in compliance with this criterion. 
 
The City finds this criterion is satisfied. 
 

3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 
include changing demographic patterns and economics.  

 
Analysis: Citizen input was critical to ensure that the community’s desires and attitudes would 
be reflected in the Concept Plan.  A public involvement program was developed and conducted 
from June 2006 through July 2007.  A 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC) developed the concept plan.  The purpose of the 
CAC was to serve as the forum for stakeholder representatives to work with each other and act as 
an advisory body to the Consulting Team, City Staff, Planning Commission, and City 
Commission regarding the Concept Plan. The CAC comprised residents, representatives of 
neighborhood associations, the Hamlet of Beavercreek, local businesses, the development 
community, property owners within the study area, the school district, Clackamas Community 
College, Transportation Advisory Committee, environmental interests, and the Planning 
Commission.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus, which is consistent with Metro’s intent and similar to Oregon 
City’s existing Campus Industrial designation, about 29 acres of Mixed Employment Village and 
Main Street, which allows a variety of uses in a village-oriented transit hub and mixed use 
neighborhoods to the south that also provide jobs tailored to the neighborhood setting. 
 
The TAC included representatives from Metro, Clackamas County, ODOT, Tri-Met, DLCD, and 
City Planning Staff. Twelve meetings were held over the 13 months and there were two open 
houses, a market and sustainability focus group and a design workshop that were intended to 
provide information to citizens and to solicit their input.  
 
For the 2015 re-adoption process, planning staff held additional meetings to provide information 
and receive input on the BRCP process with the following groups: 
 
Planning Commission Work Session   09/28/2015 
Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
 
The overall vision for the concept plan is to create “A Complete and Sustainable Community”, 
and the CAC utilized the definition of sustainability originally developed by the United Nations 
Brundtland Commission:  
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“A sustainable society meets that needs of the present without sacrificing the ability of 
future generations to meet their own needs”.  

 
Based on public input, the committee created 10 Project Goals and 10 Principles of Sustainable 
Community Design that were used in the visioning and development of the concept plan.  The 
Goals and Principles are on pages 7 and 8 of the Concept Plan.  Utilizing these Goals and 
Principles, the committee created several alternative plans that were reviewed and combined into 
one preferred alternative plan, which is identified as the BRCP.  The plan has land use and 
transportation connections that support future transit, trails and greenspaces have been crafted to 
provide direct and convenient internal pedestrian connections and link to the broader regional 
network, lower densities near the edges and buffer treatments have been incorporated and a street 
network that provides for internal circulation, minimizing impacts on Beavercreek Road and 
providing for future connections to the north and south have been identified.  
 
The plan meets the needs of Oregon City for providing employment lands, which are greatly 
needed.  The plan provides 156 net acres of employment lands in two forms: 127 net acres of 
tech flex campus industrial (Title 4) land and 29 acres of more vertical mixed use village and 
main street employment.  The employment is incorporated into a sustainable, complete 
community that includes jobs, varied housing types, green streets, open spaces, trails, mixed 
uses, focal points for activity, linkages to logical streets and activity centers (Clackamas 
Community College and Oregon City High School) and access to nature.  The concept plan is a 
reflection of the needs, desires, attitudes and conditions of the community and represents the 
vision, direction and improvements that are necessary to accommodate the changing 
demographics and economics of the community. 
 
The City finds this criterion is satisfied. 
 

4. Addition of updated factual information including that made available to the City by regional, 
state and federal governmental agencies.  

 
Analysis: The proposed changes respond to needs revealed by the Buildable Lands Inventory for 
the concept plan and where updated and affirmed in 2010 through Metro’s adoption of 
Ordinance No. 10-1244B. These needs are documented in the technical appendix on housing and 
economic development, as well as in the background discussions in each of the Comprehensive 
Plan elements.  Participation on the TAC by representatives of Metro and the State Department 
of Land Conservation and Development informed the Regulatory Framework which the Concept 
Plan must comply with, including the primary elements: Governance, Housing, Transportation 
and protection of Natural Resources.  For example, policies support the provision of a variety of 
housing types and income levels, creation of mixed use zones to encourage more employment 
and housing, and the designation of Metro Design Types (Industrial and Employment). Metro 
data and the City’s own GIS data was utilized to develop a variety of maps, notably the habitat 
conservation areas, steep slopes areas, urban growth potential, transportation (street system, 
transit, functional classification, street sizing, bicycle and pedestrian needs, trails), water, 
stormwater and sewer system maps.  Policies in the Concept Plan support Metro and DLCD 
requirements and factual information is reflected in the BRCP.  
 
The City finds this criterion is satisfied. 
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Oregon City Comprehensive Plan Goal 2.6 - Industrial Land Development 
Ensure an adequate supply of land for major industrial employers with family-wage jobs. 
 
Adoption of the BRCP will ensure an adequate land supply for major industrial employers, 
consistent with regional employment land goals adopted by Metro. Goal 2.6 is further 
implemented by the following Policies 2.6.1 through 2.6.8: 
 
Policy 2.6.1 
Work with Metro to ensure that there is enough land available within the Urban Growth 
Boundary to meet the need for industrial and/or commercial development. If there is not enough, 
identify areas outside the boundary that may be appropriate to annex. The selection of these 
areas will be based on market factors, protection of environmentally sensitive areas, 
compatibility with adjoining and nearby uses, public facilities and infrastructure, proximity to 
expressways and transit, site requirements of specific types of industries, and the desires of the 
property owners. 
 
Analysis: Metro has determined that the proposed plan provides an adequate amount of Title 4 
employment land within the UGB. Reflecting changes in employment needs and demands 
between the Metro 2002 Urban Growth Report (UGR) –Employment, and the 2009 UGR - 
Employment, Metro’s 2009 assessment found there is adequate capacity inside the current UGB 
to accommodate the next 20 years of general employment and general industrial job growth even 
at the high end of the employment forecast range. The subsequently adopted change to the Title 
4 Employment and Industrial Areas map conformed the map to the updated information about 
employment needs in the 2009 UGR (Employment). This change also responded to the 
identification of a need for residential capacity in the 2009 UGR (Residential) by increasing the 
residential capacity of the Beavercreek planning area by 36 dwelling units above the level 
expected at the time the Metro Council added the areas to the UGB. Metro adopted the revised 
Title 4 map with passage of Ordinance 10-1244B, Exhibit D, on December 6, 2010. According 
to this map, which is consistent with the hybrid plan, the 151 gross acres on the revised map will 
supply approximately 121 net acres of employment land.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.2 
Ensure that land zoned or planned for industrial use is used for industrial purposes, and that 
exceptions are allowed only where some other use supports industrial development. New non-
industrial uses should especially be restricted in already developed, active industrial sites. 
 
Analysis: The zoning that will be applied to the employment lands within the UGB following 
annexation of lands will restrict non-industrial uses and ensure that land is preserved for 
industrial use. Existing CI-Campus Industrial zoned land within the BRCP area list permitted, 
conditional and non-permitted uses to support industrial land supply. It is anticipated that zoning 
similar to the CI zone district will be applied to annexed properties that currently do not have 
city zoning. 
 
The City finds this criterion is satisfied. 
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Policy 2.6.3 
Protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses by 
limiting non-industrial community uses, such as schools, parks, and churches on such properties 
and by limiting larger commercial uses within those areas. 
 
Analysis: As stated above, the zoning of the property in the North Employment Campus will be 
the same as or similar to the current CI – Campus Industrial zone. Clackamas Community 
College and Oregon City School District do not anticipate the need for additional land within the 
BRCP area. Religious land uses are not listed as a permitted use in the CI zone, but could be 
permitted as conditional uses on mixed-use lands in the southern part of the BRCP area. 
Commercial uses within the northern employment campus would be limited to some upper limit, 
similar to the CI zone, which restricts retail sales and services to no more than ten percent of the 
net developable portion of all contiguous industrial lands. Taken together, these requirements 
will protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses. 
 
The City finds this criterion is satisfied. 
 
Policy 2.6.4 
Protect existing and planned undeveloped and underdeveloped industrial lands from 
incompatible land uses, and minimize deterrents to desired industrial development. 
 
Policy 2.6.5 
Ensure that land-use patterns create opportunities for citizens to live closer to their workplace. 
 
Analysis: An important focus of the BRCP is to create a live-work balance by providing 
employment opportunities in a mixed use community, with strong multi-modal transportation 
connections both within the BRCP area and externally to the existing commercial, employment 
and education centers nearby such as Berry Hill Shopping Center, Clackamas Community 
College and Oregon City High School. Additionally, live-work units and home occupations with 
cottage industries are supported by the mixed use approach. The proposed land use mix, 
combined with the improved transportation network, will guide the future development of the 
area in a manner that supports this policy.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.6 
Identify industrial uses that could partner with Clackamas Community College as training 
centers and future employers of students graduating from CCC. 
 
Analysis: Adoption of the BRCP is the first step towards attaining this policy. The plan includes 
policies for strong programmatic connections to Oregon City High School and Clackamas 
Community College. The City is already working with the State and the County to develop 
enterprise zones within the CI-zoned lands within and adjacent to the BRCP area. The enterprise 
zones encompass industrial areas along Beavercreek Road, the Red Soils area and north of 
Highway 213 - an area approximately 1.2 square miles. The City partnered with Metro and 
Clackamas County on the Strategically Significant Employment Lands Project to study these 
lands and determine their readiness for development and marketability. One of the criteria for 
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qualifying projects within the enterprise areas is to partner with local job training providers such 
as Clackamas Community College.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.7 
Establish priorities to ensure that adequate public facilities are available to support the desired 
industrial development. 
 
Analysis: Please see findings for compliance with Statewide Planning Goal 11 – Public Facilities 
and Services in Section B below. 
 
Policy 2.6.8 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which if approved as an amendment to the 
Comprehensive Plan, would guide zoning designations. The majority of these lands should be 
designated in a manner that encourages family-wage jobs in order to generate new jobs and 
move towards meeting the city’s employment goals. 
 
Analysis: Adoption of the BRCP will achieve this policy. The final draft hybrid plan was 
analyzed by the firm ECONorthwest, indicating the potential for substantial job creation within 
the concept plan area. The ECONorthwest findings were further confirmed by Metro in its 2009 
Urban Growth Report (Employment) that “there is adequate capacity inside the current UGB to 
accommodate the next 20 years of general employment and general industrial job growth even at 
the high end of the employment forecast range.” Ord. 1244B, Attachment 3, p.3.  The North 
Employment Campus is to provide for the needed family wage employment that strengthens and 
diversifies the economy and will be compliant with Metro’s Title 4 regulations.  The NEC allows 
a mix of clean industries, offices serving industrial needs, light industrial uses, research and 
development and large corporate headquarters.  The uses permitted are intended to improve the 
region’s economic climate, promote sustainable and traded sector businesses, and protect the 
supply of site for employment by limiting incompatible uses. Also, portions of the BRCP area 
are designated enterprise zones to incentivize development (See 
http://www.orcity.org/economicdevelopment/enterprise-zone). To be enrolled in the tax-
abatement program, businesses should pay employees at least 150% of the State minimum wage 
or $13.65 per hour for 2014 (benefits can be used to reach this pay level). Other requirements 
apply as well. 
 
The City finds this criterion is satisfied. 
 
 
B. Compliance with Statewide Planning Goals  
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it 
must comply with statewide planning goals. The analysis below is provided for the Planning 
Commission and the public to understand how the proposed update complies with Statewide 
Planning Goals. 
 

http://www.orcity.org/economicdevelopment/enterprise-zone
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Goal 1  Citizen Involvement  
 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process.  
 
Analysis:  A brief summary of the public involvement program for the CAC/TAC and the 
general public was provided above.  In accordance with this goal, the public involvement 
program involved affected Neighborhood Associations and groups, utilized community 
education measures to enhance participation (open houses, focus groups, design workshop, 
website, open access to planners at City Hall, timely provision of draft material mailed to the 
CAC/TAC in advance of meetings and on the web, mailings), and provided timely and accurate 
information to individuals, groups, communities and neighborhoods.  After the CAC/TAC 
recommended a draft plan language, the Planning Commission and City Commission held a 
number of work sessions and public hearings where public testimony was considered.  At all 
times the draft plan was available for review by the public.  This open process encouraged 
participation by any interested citizen and all evidence submitted into the written record was 
considered. Finally, planning staff met with several advisory groups and the Hamlet of 
Beavercreek, and held two work sessions in October – November 2015 to update people on the 
re-adoption process (See Page 4 for details). 
 
The City finds this Goal is satisfied. 
 
Goal 2  Land Use Planning  
 
To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions.  
 
Analysis:  The Draft Concept Plan includes identification of facts, issues, and problems in the 
“Background” discussion for each element. Updated and market relevant documentation in the 
technical report provided the basis for the Land Use, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for 
decisions in updating the maps, goals, policies and implementation measures.  Inventories, such 
as for economic development, employment and natural resources, have been provided in the 
technical appendices to the BRCP.  Based on this information, the Commission finds that this 
plan amendment is coordinated, as defined by state law.  It has been reviewed and coordinated 
with the plans of other governmental units.  It contains adequate implementation measures to 
ensure that upon taking effect (when the implementing zoning is subsequently adopted) 
sufficient means will carry out the BRCP.  Although Goal 2 also implements periodic review, the 
amendments are not triggered as a result of periodic review.  Finally, after a number of public 
hearings where alternative courts of action were considered, the Commission finds that the 
proposed plan amendments are consistent with public policy taking into account social, 
economic, energy and environmental needs.   
 
The City finds this Goal is satisfied. 
 
Goal 3 Agricultural Lands and Goal 4 Forest Lands  
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Analysis: By definition, Oregon City does not have rural resource lands such as for agricultural 
or forest use within its city limits or UGB and therefore those goals are not applicable.   
 
The City finds these Goals are not applicable. 
 
Goal 5  Open Spaces, Scenic and Historic Areas, and Natural Resources 
  
To protect natural resources and conserve scenic and historic areas and open spaces.  
 
Analysis:  Goal 5 resources are addressed in detail in the Natural Resource Inventory which was 
part of the existing conditions analysis required by Metro Title 11.  A detailed review of the Goal 
5 resources within the study area, including wetlands, streams, riparian area, wildlife habitat and 
other resources was conducted.  The inventory consisted of two parts:  

 
1) An examination of existing resource information for the plan area; and  
 
2) A field study to verify the location and evaluate resource habitat quality.   

 
The first phase of the inventory included review of existing documents, such as Metro Goal 5 
Inventory Maps, National Wetland Inventory maps, Natural Resource Conservation Service Soils 
Survey of Clackamas County, Stream Net fisheries data and other sources.  Phase two consisted 
of a field verification of the BRCP area by a team of biologists.  The team visited each of the 
previously mapped natural resource areas to confirm the location, size and quality.  The natural 
areas determined to be of high resource value were distinguished from natural areas of lesser 
resource value and the lower quality natural areas were given a designation of enhancement 
potential in order to identity both the highest quality natural resource and provide a 
determination of the feasibility of enhancement.   
 
The Natural Resources Inventory that was conducted as part of the existing conditions analysis 
for the BRCP consisted of examination of existing resource information for the area and a field 
study. This inventory is already part of the record. The inventory identified and summarized 19 
natural areas within the BRCP area and were assigned values for their condition and 
enhancement potential. Of those 19 areas, the majority were consistent with Metro’s Goal 5 
mapping. The city’s initial GIS analysis of the NROD areas for the entire UGB was done in 
2008. The Natural Resource Overlay District was adopted in 2008 and replaced the old Water 
Resources Overlay District with a combined overlay district, which regulates both Metro Title 13 
habitat and Metro Title 3 water resources. In particular Trimble Creek is an identified Goal 5 
resource that runs from south to north through the site crossing Loder Road. The concept plan 
envisions this protected resource being combined within a linear park feature.  
 
The BRCP will protect Goal 5 natural resource areas by guiding the designation of Natural 
Resource Overlay District areas and the restriction of development in those areas pursuant to 
OCMC 17.49.  The code requires that further on-site analysis be conducted to determine the 
current extent of the protected resources which initially was done with the concept plan. More 
detailed, site specific delineations of the resources and the required associated vegetated 
corridors is required prior to development, along with impact analysis and mitigation for 
impacts. These existing restrictions will adequately protect natural resource areas and to the 
extent necessary serve as a natural resource protection plan. 
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The Beavercreek Road Open Space Framework plan provides a network of green spaces that are 
intended to provide a system of connected parks, opens spaces and natural areas, provide access 
to nature, preserve existing natural resources and provide green spaces near the system of trails 
and pedestrian connections.  The power line corridors comprise approximately 52 acres of land 
north of Loder Road and have been utilized to provide publicly accessible opens space, trails and 
links to the broader open space network.  The standard of 16-acres per 1,000 population was 
amended to a standard of 6 to 10 acres per 1,000 population as discussed at the Planning 
Commission. The extent and location of the park is conceptual, flexible and the costs associated 
with acquisition and development may need to be determined through more detailed Master 
Planning processes, similar to the Glen Oak Road park site and the Hazel Grove parks site 
master planning that was conducted in 2014. Existing parks SDCs do not reflect the cost of 
providing parks in this area, and they may need to be updated to account for the amount of parks 
acreage envisioned in the concept plan but they may be updated or lands could be obtained by 
private developers as development occurs. A park is proposed to extend through the central and 
southern areas of the BRCP.  The location and linearity of the park was first indicated by Metro’s 
Goal 5 mapping.  This open space feature is intended as a continuous green space that links the 
districts and neighborhoods south of Loder Road.   
 
The code will allow flexibility in the width, shape and acreage of the open space, provided there 
remains a clearly identifiable and continuous open space.  The buildable lands identified 292 
acres of Tier A or ‘unconstrained’ lands, 28 acres of Tier B or “Low Impact Development 
Allowed with Review” and 131 acres of Tier C or “Constrained”.  The Low Impact area was 
later evaluated and recommended for conservation under an Environmentally Sensitive and 
Resource Area designation on the BRCP.  New development will be required to comply with the 
City’s Natural Resources Overlay District in compliance with this goal.  
 
The Parks and Recreation Advisory Committee (PRAC) met on October 22, 2015 to hear staff’s 
presentation on the re-adoption process. The PRAC voted unanimously to supports the parks, 
open space and recreation elements of the Beavercreek Concept Plan.  
 
Concept Plan goals and policies for preserving open space and tree cover, protecting scenic 
views, preserving and conserving natural resources and water quality have been provided.   
 
The City finds this Goal is satisfied. 
 
Goal 6  Air, Water and Land Resources Quality  
 
To maintain and improve the quality of the air, water and land resources of the state.  
 
Analysis:  Existing Comprehensive Plan policies that apply to the concept plan require 
development practices to comply with regional, state, and federal standards for air and water 
quality, to protect water quality from erosion and sediment, to minimize the effects of noise, and 
to protect mineral resources.   
 
These goals and policies are implemented through the City’s grading and erosion control 
ordinances, water quality resource protection regulations, development standards, and nuisance 
laws. DEQ regulates air quality but Oregon City’s TSP recognizes the link between air quality 
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and transportation (through vehicle emissions) and works to reduce impacts from single-
occupancy vehicles. The TSP and Capital Improvements Fund will be updated to reflect 
transportation improvements recommended in the BRCP.   
 
The City finds this Goal is satisfied. 
 
 
Goal 7 Areas Subject to Natural Disasters and Hazards  
 
To protect life and property from natural disasters and hazards.  
 
Analysis: The Commission finds that the area does contain steep slopes.  The east ridge of the 
concept plan area was identified as an area of steeper slopes that could be at risk for landslides 
and slumping.  In order to address this, the BRCP calls for establishing a protected open space 
area along the west side of Thimble Creek and designating the area between the edge of that 
open space and the 490-foot elevation to the west, along the east ridge, as a conservation area 
within which a number of restrictions will development apply, including protecting a minimum 
of 50% of the conservation area, and building height and impact restrictions.  The plan also 
requires a "window" of at least 700 feet of continuous area along the ridge to be publicly 
accessible.  Any development in this area will also be subject to the City's existing geologic 
hazard overlay review requirements.   
 
According to the City Commission meeting minutes of September 3, 2008, the approximate 
elevation of 490 feet (MSL) is important in the southern half of the concept plan area relative to 
gravity sewer service. Existing storm water discharge points below the 490 foot level in this area 
may also need to be improved with future development to assure that storm water quality and 
quantity control standards are met. Roadways and development constructed above 490 feet will 
most likely allow for gravity sewer service. If land uses requiring sanitary sewer service (or 
roadways with sewer underneath) are located lower than 490 feet, individual pump stations and 
pressurized services may be required.  
 
As a practical matter land uses such as homes and habitable structures could not practicably meet 
the standards of the city’s Geological Hazard Overlay District and Natural Resources Overlay 
District, which restricts development within known landslide areas and steep slopes, and within 
50 to 200 feet of streams and stream tributaries and wetlands. Low impact recreational uses, such 
as trails, foot bridges and related uses, as well as storm water discharge facilities, may be 
permitted within the Natural Resources Overlay District (OCMC 17.49) and Geologic Overlay 
District (OCMC 17.44), subject to these specific code review criteria as well as Public Works 
engineering standards. 
 
The City’s Natural Resources Overlay District and Geologic Hazards Overlay District are 
already mapped to the extent of the Urban Growth Boundary in this area and would be in effect 
upon annexation.  
 
No other natural disaster or hazard areas have been identified and the City finds there are none. 
 
The City finds this Goal is satisfied. 
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Goal 8  Recreational Needs  
 
To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts.  
 
Analysis:  The concept plan provides for an interconnected series of trails, parks and open spaces 
areas throughout the study area to implement this Goal.  Specific plan policies related to this 
Goal include amending the parks and recreation, open space and trail master plans to be 
consistent with the concept plan, implementation of a hierarchy of connections (roads and trails 
of various types), create two scenic view points that are small public parks along the East Ridge, 
open space, and extensive trail systems that provide pedestrian and bicycle connectivity 
throughout the site and to adjoining trial systems.  Additionally the concept plan recognizes the 
opportunity for acquisition and/or dedication of sensitive areas for open space and habitat by 
private landowners. 
 
The City finds this Goal is satisfied. 
 
 
Goal 9 Economic Development  
 
To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon’s citizens.  
 
Analysis:  As part of the concept plan process, Oregon City worked with a consultant to 
inventory and evaluate the local and regional market conditions within and adjacent to the 
concept planning area. This report details patterns in the community, the profile of local 
employment, the supply of industrial, commercial and office land, and potential for industrial 
and commercial development within the area.  Metro’s employment land needs analysis reports 
that about 9,300 net acres of industrial land is needed between 2002 and 2022, of which, 
approximately 6,300 net acres must be vacant and that the region has a shortage of large and 
small industrial lots.  The EcoNorthwest market analysis (LUBA record pp. 1781) identified the 
advantages and disadvantages of industrial development within the study area and concluded that 
under the right conditions it is not unreasonable to expect 150 acres of industrial and business 
park development to build out on the site over a 20-year period. 
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the 
proposed plan provides an adequate amount of Title 4 employment land within the UGB, 
through 2029. Reflecting changes in employment needs and demands between the Metro 2002 
Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 
assessment found there is adequate capacity inside the current UGB to accommodate the next 20 
years of general employment and general industrial job growth even at the high end of the 
employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). According to this map, which is consistent with the hybrid plan, 
the 151 gross acres on the revised map will supply approximately 121 net acres of employment 
land.  
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A key issue for the committee was how much employment, what type and where.  The Oregon 
City Comprehensive Plan requires that a majority of the lands be designated in a manner that 
encourages family-wage jobs in order to generate new jobs and move towards meeting the City’s 
employment goals.   
 
Metro brought 245 gross acres in the UGB in 2002 and an additional 63 acres were added in 
2004.  The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.   These 
areas (308 gross acres) are designated as the Industrial Design Type on Metro’s 2040 Growth 
Concept Map.  Given the expected net acreage once non-buildable areas such as power lines, 
natural areas, were removed from the buildable lands inventory, Metro intended 120 net acres of 
the concept plan area would be used for employment uses.  Metro noted that it was important to 
fulfill the original intent for providing industrial lands and that there was flexibility for the local 
process to evaluate creative ways to meet the intent.  See Metro’s vacant lands methodology.  
This approach was blessed by David Bragdon, Metro Council President, in a letter dated May 14, 
2007 as well as Metro planner Ray Valone in a letter dated March 19. 2008.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus (NEC), which is consistent with Metro’s intent and similar to 
Oregon City’s existing Campus Industrial designation, about 29 acres of Mixed Employment 
Village and Main Street, which allows a variety of uses in a village-oriented transit hub and 
mixed use neighborhoods to the south that also provide jobs tailored to the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens.   
 
The City finds this Goal is satisfied. 
 
 
Goal 10 Housing  
 
To provide for the housing needs of citizens of the state.  
 
Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. The West Mixed Use Neighborhood will be a walkable, transit-
oriented neighborhood with an overall average or residential uses not to exceed 22 dwelling units 
per acre.  The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood 
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with a variety of housing types that will not exceed densities permitted in the R-5 zone (8.7 units 
per acre).   
 
The concept plan provides for housing affordable to a range of incomes and will utilize 
sustainable building designs and green development practices.  As noted above, the concept plan 
provides or allows for a range of housing types and densities, including those that are most likely 
to be affordable to households or families with lower incomes, including single-family homes on 
small lots, townhouses, duplexes and multi-family units. The plan also identifies strategies for 
distributing less expensive housing units among different areas rather than concentrating them all 
in one place, specifically calling for a variety of densities within the East Mixed Use 
Neighborhood that move from higher densities to lower densities from north to south across the 
site.  
 
The adoption of Ordinance 1244B also responded to the identification of a need for residential 
capacity in the 2009 UGR (Residential) by increasing the residential capacity of the Beavercreek 
planning area by 36 dwelling units above the level expected at the time the Metro Council added 
the areas to the UGB.  
 
The City finds this Goal is satisfied. 
 
 
Goal 11 Public Facilities and Services  
 
To plan and develop a timely, orderly, and efficient arrangement of public facilities and services 
to serve as a framework for urban and rural development.  
 
Analysis:  This goal applies to urban areas within the city limits of Oregon City and to 
urbanizable areas within the city’s UGB. “Urban Facilities and Services” means appropriate 
types and levels of, at a minimum, the following: police protection; sanitary sewer facilities; 
storm drainage facilities; water, planning, zoning and subdivision control; health services; 
recreation facilities and services; energy and communication services; solid waste; and 
community governmental services.  
 
Since the BRCP was first adopted, the City has updated a number of its utility master plans.  As 
will be discussed in greater detail below, each of these plans included providing service to BRCP 
properties at the uses and densities authorized by the BRCP.  These plans establish utility 
services necessary to serve the proposed BRCP area and provide for future utility services 
without compromising existing customer service.  Upon adoption, these various master plans 
were incorporated as part of the City’s Comprehensive Plan and as a result, control future utility 
extensions throughout the City.   
 
Sanitary Sewer Infrastructure Planning 
The BRCP plans for a sanitary sewer system that primarily consists of a gravity sewer collection 
system with a trunk sewer in Beavercreek Road, a network of trunk sewers within the BRCP 
area, and a sanitary sewer lift station for a section of the northern half of the concept plan area.  
The BRCP estimated the total cost of $4.4 million for capital improvements within the study area 
and an additional $2.3 million of programmed capital improvement projects needed to extend the 
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existing sanitary sewer collection system to the concept plan area. The cost estimates were based 
on year 2003 dollars. 
 
In October 2014, the City adopted an update to the Oregon City Sanitary Sewer Master Plan 
(SSMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with 
federal requirements, state statutes, and the Statewide Planning Goals.  The SSMP identifies 
build out capacity concerns, recommends future capital improvements, and develops a capital 
improvement program (CIP) to meet future needs. 
 
The SSMP also identifies and recommends in more detail the future capital improvements and 
provides updated estimated costs to serve the BRCP area with respect to sanitary sewer service.  
Table 5-9, from the SSMP Section 5.2.3.4, identifies the recommended improvements and 
provides the estimated costs. 

 
 
The primary potential funding sources that may be expected to fund the future sanitary sewer 
facilities listed in Table 5-9 to serve BRCP, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the City 
based on the proposed impact of the new development on the existing infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 
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The future sanitary sewer facilities recommended to serve BRCP developments shall be paid for 
in a way that does not financially burden or adversely affect existing public facilities and 
services in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was not 
subject to the current 2014 SSMP but the conditions attached to the land use approval require the 
applicant to pay for a component of the future Beavercreek Road trunk line and connect to the 
trunk line when it is available.     
 
In summary, the 2014 SSMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
 
Water Infrastructure Planning 
The BRCP plans for a water distribution system that primarily consists of a “backbone” network 
of water supply pipelines, two pressure zones with two-thirds of the BRCP area being served 
from the existing water main in Beavercreek Road, being the lower pressure zone, and the 
remaining one-third of BRCP area being served from future water facilities that include a booster 
pump station and reservoir, being the higher pressure zone.  BRCP estimated the total cost of 
$5.4 million for the “backbone” network capital improvements within the study area, and an 
additional $6.9 million of programmed capital improvement projects needed to extend the 
existing water distribution system to the concept plan area. The cost estimates were based on 
year 2003 dollars. 
 
In January 2012, the City adopted an update to the Oregon City Water Distribution System 
Master Plan (WMP), an ancillary document to the City’s adopted Comprehensive Plan consistent 
with federal requirements, state statutes, and the Statewide Planning Goals.  The WMP analyzes 
future water demands and develops a capital improvement program (CIP) to meet these future 
needs. 
 
The WMP also recommends in more detail the future capital improvements and provides 
updated estimated costs based on year 2009 dollars for specific improvements, including the 
water storage reservoir, transmission and distribution pipelines to serve the BRCP area.  The 
future reservoir is recommended to serve both the future BRCP higher pressure zone and the 
existing Fairway Downs pressure zone that currently has no water storage facilities and with this 
improvement will be enhanced by increasing the reliability and improving water service.  
 
The WMP includes updated estimated costs for future water facilities recommended to increase 
the storage capacity of the higher pressure zone, provide a transmission main from the future 
reservoir to BRCP distribution system, and expand the “backbone” network of water pipelines 
within the BRCP area.  Specifically the WMP project numbers F-CIP-4, F-CIP-5, and F-CIP-14, 
include the two million gallon reservoir and transmission pipeline with an estimated total cost of 
$5.7 million, and various “backbone” network pipelines within the BRCP area with an estimated 
total cost of $2.6 million. 
 
The primary potential funding sources that may be expected to fund the future water facilities, 
include: 
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1. System Development Charges (SDCs) - Developers pay these charges up front to the City 
based on the proposed impact of the new development on the existing infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The future water facilities recommended to serve future BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was 
subject to conditions to construct water facility improvements that included a waterline extension 
in Beavercreek Road, and this improvement is identified in the WMP as part of the future 
distribution system for the higher pressure zone.  
 
In summary, the 2012 WMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
  
Stormwater Management Infrastructure Planning 
The BRCP plans for a stormwater management system that primarily consists of low-impact 
development (LID) practices that mimic natural hydrologic processes and minimize impacts to 
existing natural resources.  A three tier stormwater management system has been created that is 
focused on managing stormwater in a naturalistic manner at three separate scales: site, street and 
neighborhood/regional. Tier 1 being site specific stormwater management facilities utilizing on-
site best management practices (BMPs),  Tier 2 green street stormwater management facilities 
such as vegetated swales and rain gardens adjacent to streets, and Tier 3 regional stormwater 
management facilities such as regional detention ponds. BRCP estimated the total cost between 
$15 million to $23 million for stormwater management improvements to serve the concept plan 
area. 
 
In August 2015, the City adopted Public Works stormwater design standards, to be incorporated 
as part of the City’s drainage master plan. The new design standards are consistent with federal 
and state regulations for water quality and quantity control, and provide BMPs for LID that 
mimics natural hydrologic processes and minimize impacts to existing natural resources.  BRCP 
embraces the application of LID and these new standards will guarantee compliance.  
 
The primary potential funding sources that may be expected to fund the future stormwater 
management facilities, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 
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2. Developer funded improvements –Developers are required to construct an 
appropriate level of public utility improvements within their proposed development 
and along all street frontages adjacent to their property, including off-site 
improvements as may be needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public 
improvement that has the capacity to serve more than their development.  The 
reimbursement district provides developers with a mechanism to be reimbursed by 
other property owners that benefit from the use of the constructed public 
improvement. 

 
The stormwater management facilities’ strategy to serve BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for stormwater 
improvements to serve the Beavercreek Road Apartment-Live-Work development (SP 14-01). 
Although this site plan and design review application was submitted prior to adoption of the City 
adopted Public Works stormwater design standards, SP 14-01 was subject to conditions to 
construct storm facility improvements using an approved LID method prior to discharge to the 
public system consistent with the low impact development standards contemplated in the BRCP. 
 
In summary, the 2015 stormwater design documents and development approval consistently 
support sustainable development that will not financially burden existing rate payers or adversely 
affect the existing sanitary sewer system. 
 
The City finds this Goal is satisfied. 
 
 
Police and Fire Protection Planning 
 
Oregon City Police Department (OCPD) has indicated their ability to serve the concept plan 
area. The concept plan area is already within Clackamas Fire District #1 (CFD#1). Clackamas 
Fire District #1 has indicated their ability to serve the concept plan area.  
 
Letters from OCPD and CFD#1 are attached. 
 
 
Solid Waste Planning 
 
The city regulates solid waste management to pursuant to ORS 459.200 and City Code 8.20 and 
the city has authority and obligation to franchise the provisions of service and solid waste 
management within the city. The franchise to provide solid waste service within the city limits of 
the city is granted to Oregon City Garbage Co., Inc. 
 
Additionally, the city has an adopted set of Refuse and Recycling Standards for Non Single-
Family or Duplex Uses. The purpose of these requirements is to promote: 

A. Efficient, safe and convenient location of refuse and recycling areas. 
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B. Efficient, safe and convenient on-site maneuvering of collection vehicles, equipment and 
personnel for servicing solid waste and recycling areas; and 

C. Compliance with the Regional Solid Waste Management Plan, OCMC Chapter 8.20 
Solid Waste Collection and Disposal, and the Oregon Revised Statutes (ORS) Chapter 
459. 

Compliance with these standards may be demonstrated without having to go through a formal 
land use (site plan and design review) process, provided the application meets the standards  
 
The City finds this Goal is satisfied. 
 
 
Goal 12 Transportation  
 
To provide and encourage a safe, convenient, and economic transportation system.  
 
Analysis: The original analysis of the Beavercreek Concept Plan area focused on addressing the 
transportation needs using a horizon year of 2027. The analysis of transportation needs for the 
City and the concept plan area were updated during the development of the Transportation 
System Plan (TSP) and its adoption in August 2013. The TSP uses a planning horizon of 2035. 
The TSP and its analysis supersede that undertaken for the concept plan; the TSP is based on 
newer information relating to population and employment and uses new mobility standards 
consistent with Metro’s Regional Transportation Plan. The TSP also uses updated policies to 
meet the travel needs of the residents and employees in the City. These include an increased 
emphasis on non-single occupancy automobile use, increased emphasis on multi-modal solutions 
and multi-modal transportation facilities. 
 
As described in the TSP, Oregon City is currently home to over 13,000 households and accounts 
for over 14,500 jobs. Between 2013 and 2035, household growth is expected to increase nearly 
2.4 percent a year, slightly outpacing the rate of employment growth over the same period (2.3 
percent). The City is expected to be home to over 23,000 jobs and almost 21,000 households by 
2035, a 58 and 61 percent increase respectively from 2010. With more people and more jobs in 
Oregon City, the transportation network will face increased demands. 
 
The transportation impacts of the proposed residential development and employment in the 
Beavercreek concept plan area analyzed during the development of the Beavercreek Concept 
Plan and were described in the May 9, 2007 Kittelson & Associates transportation memorandum 
“Future Conditions Analysis” and in August 12, 2008 Kittelson & Associates transportation 
memorandum “Updated Future Traffic Conditions Analysis.” These memoranda included an 
analysis of 2027 transportation needs and identified transportation improvements to satisfy the 
transportation demands in the south part of Oregon City. 
 
Development of the Beavercreek concept plan area was also accounted for in the transportation 
forecasts and analysis undertaken for the TSP. Unlike the 2007 analysis by Kittelson & 
Associates, the analysis undertaken for the TSP was for the entire city. The planning horizon 
year for the TSP was 2035, rather than 2027 as used for the Beavercreek Concept Plan. Forecasts 
of future travel for the TSP were conducted using Metro’s regional travel demand model. Key 
inputs to the model include population and employment by area. Assumptions for TSP included 
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substantial residential development and employment throughout Oregon City, including the 
Beavercreek concept plan area. 
 
Solutions for the transportation network identified in the concept plan (e.g. Concept Plan, Figure 
14 – Circulation Framework) mirror the network specified in the TSP (e.g. TSP, Figure 17 – 
Planned Street Extensions). Furthermore, the TSP emphasizes the multi-modal aspects of the 
street system within the concept plan area by identifying this network in TSP Figure 19 – 
Walking Solutions; TSP Figure 20 – Biking Solutions; and Figure 21 – Shared Walking and 
Biking Solutions. 
 
Beyond the general street network cited in the figures referenced in the paragraph above, the TSP 
provides an additional level of specificity by identifying individual projects in “Table 2: Likely 
to be Funded Transportation System.” The following table is an extracted portion of “Table 2: 
Likely to be Funded Transportation System” that lists the TSP projects within or adjacent to the 
concept plan area. 
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Extracted from TSP Table 2: Likely to Be Funded Transportation System 
Project 
# 

Project 
Description 

Project Extent Project Elements Priority 

D47  Meyers Road 
East extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Meyers Road from Beavercreek Road to the 
Meadow Lane Extension as an Industrial Minor 
Arterial. Between the Holly Lane and Meadow Lane 
extensions, add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S19. Modify the existing 
traffic signal at Beavercreek Road  

Mediu
m-term  

D54  Clairmont Drive 
extension  

Beavercreek Road to 
Holly Lane South 
Extension  

Extend Clairmont Drive from Beavercreek Road to 
the Holly Lane South extension as an Industrial 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S17.  

Long-
term  

D55  Glen Oak Road 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Glen Oak Road from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Install a roundabout at Beavercreek Road 
(per project D39)  

Long-
term  

D56  Timbersky Way 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Timbersky Way from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S20.  

Long-
term  

D57  Holly Lane 
South extension 
* 

Maple Lane Road to 
Thayer Road  

Extend Holly Lane from Maple Lane Road to Thayer 
Road as a Residential Collector. Add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S14. 
Install a roundabout at Maple Lane Road (per project 
D37).  

Mediu
m-term  

D58  Holly Lane 
South extension 
* 

Thayer Road to 
Meyers Road  

Extend Holly Lane from Thayer Road to the Meyers 
Road extension as an Industrial Collector. Add a 
sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per 
project S15.  

Mediu
m-term  

D59  Holly Lane 
South extension 
* 

Meyers Road to the 
Meadow Lane 
Extension  

Extend Holly Lane from the Meyers Road extension 
to the Meadow Lane Extension as a Mixed-Use 
Collector. Add a sidewalk and bike lane to the west 
side of the street, with a shared-use path to be added 
on east side per project S16.  

Long-
term  

D60  Meadow Lane 
extension ** 

Meadow Lane to 
Meyers Road  

Extend Meadow Lane to the Meyers Road Extension 
as a Mixed-Use Collector. Between Old Acres Lane 
and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S21.  

Long-
term  

D61  Meadow Lane 
extension ** 

Meyers Road to 
UGB (north of 
Loder Road)  

Extend Meadow Lane from the Meyers Road 
Extension to the UGB (north of Loder Road) as an 
Industrial Collector  

Mediu
m-term  

D81  Beavercreek 
Road Upgrade  

Clairmont Drive 
(CCC Entrance) to 
Meyers Road  

Improve to Industrial Major Arterial cross-section  Mediu
m-term  

D82  Beavercreek 
Road Upgrade  

Meyers Road to 
UGB  

Improve to Residential Major Arterial cross-section  Long-
term  

*Note: Holly Lane extension is referred to as the Center Parkway in the BRCP. 
** Note: Meadow Lane Extension is referred to as the Ridge Parkway in the BRCP. 
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The Loder Road improvements identified in the BRCP are listed on the “Not Likely to be 
Funded list in the TSP as Project #D85, Loder Road Upgrade, Beavercreek Road to UGB. It is 
expected that new development would fund the entire cost of this improvement.   
 
Alternative modes of transportation are also key strategies to meeting the transportation needs of 
the City, its residents and employees. The TSP sets a non-single occupancy vehicle mode share 
target to help meet transportation demand management (TDM) goals, specifically reducing 
reliance on the single occupancy vehicle. As specified in the TSP, Oregon City’s non-SOV mode 
shares (outside of the Oregon City Regional Center) are expected to be above the TSP objective 
of 40 to 45 percent with an estimated non-SOV mode share of 47 percent in 2005 and 48 percent 
in 2035. The non-SOV mode share in the Oregon City Regional Center is expected to remain 
steady through 2035, at around 42 percent, slightly below the TSP objective of 45 to 50 percent. 
 
The combination of policies and investments related to walking, biking and transit are expected 
to help the City work towards tripling the walking, biking and transit mode share between 2010 
and 2035. 
 
The TSP also recognizes the limitations brought about by the limited availability of funding. 
Despite the investments to the transportation system, the TSP predicts operating conditions at a 
few intersections (including the OR 99E/I-205 Northbound, OR 99E/I-205 Southbound, OR 
213/Beavercreek Road, and I-205/OR 213 intersections) will be over the operating standard by 
2035. For purposes of evaluating the impact of proposed development that is permitted, either 
conditionally, outright, or through detailed development master plan approval, the OR 99E/I-205 
SB Ramps, OR 99E/I-205 NB Ramps, OR 213/ Beavercreek Road, and I-205/OR 213 
intersections shall be exempt from meeting the state mobility targets until solutions (beyond 
those included in the TSP) or alternative mobility targets are explored for the intersections.  
 
The temporary exemption from the mobility standards for the three intersections identified in the 
preceding paragraph (and in the OCMC) applies only to development that is permitted, either 
conditionally, outright, or through detailed development master plan approval. OCMC 
12.04.205(D).  For the Beavercreek concept area, no development will be allowed that produces 
a greater traffic impact than permitted under existing zoning until alternative mobility targets are 
adopted. In other words, no significant development beyond what is allowed under current 
zoning will be permitted until alternative mobility targets are adopted.  
 
Development that has occurred in the south part of Oregon City since the development of the 
Beavercreek Concept Plan has been consistent with the TSP and OCMC 12.04.205(D). For 
example, the approval for the Oregon City School District to construct a transportation and 
maintenance facility adjacent to Meyers Road and High School Avenue is allowable under the 
current zoning and the traffic impacts of the facility are similar to a typical medium industrial 
land use as assumed in the TSP. Another example of a recent development is the Beavercreek 
Road Apartments-Live-Work development on the east side of Beavercreek Road near Meyers 
Road. This development was also approved under applicable zoning and is consistent with the 
assumptions of residential and employment increases specified in both the Beavercreek Concept 
Plan and the TSP. 
 
Adoption of the BRCP is subject to Oregon’s Transportation Planning Rule (OAR 660-012-
0060). To meet the requirements of this regulation, needed improvements and funding 
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mechanisms were identified that will mitigate impacts of development. The improvements 
needed to mitigate for the development in the Beavercreek concept plan area were identified in 
the Concept Plan. Improvements needed for entire Oregon City planning area are identified in 
the TSP. The TSP shows that the mobility standards prescribed by the TSP will be met except as 
noted above.  
 
In addition to identifying projects needed to mitigate for the transportation impacts of 
development, the TSP (Section H) includes a discussion of current transportation funding 
sources and other potential sources. The existing sources identified in the TSP include the Street 
Fund, Street System Development Charge (SDC) Fund and Transportation Utility Fee Fund. 
Potential sources discussed in the TSP include general city revenues, local fuel tax, urban 
renewal districts, local improvement districts, and debt financing.   The proposed transportation 
infrastructure improvements, financing and funding estimates, identified in the concept plan and 
as supplemented by the Transportation System Plan provide an adequate basis to demonstrate 
compliance with the Transportation Planning Rule.  
 
Implementation strategies and financing tools for the needed transportation improvements have 
been identified at the TSP level and will be further refined during Capital Improvement Plan 
updates. 
 
The City finds this Goal is satisfied. 
 
 
Goal 13 Energy Conservation  
 
To conserve energy.  
 
Analysis: One of the adopted goals of the concept plan is that the area will be a model of 
sustainable design, development practices, planning and innovative thinking.  The plan assumes 
that sustainable practices will be a combination of private initiatives (LEED certification), public 
requirements (green streets) and public-private partnerships.  The Commission recommends that 
the City use incentives, education and policy support as much as possible for promoting 
sustainability in the study area.  Some initiatives will require mandates, but at the end of the day, 
it is up to the private sector to invest in sustainable development.  The Beavercreek Road site’s 
legacy as a model of sustainable design will depend on the built projects that are successful in 
the marketplace and help generate the type of reputation that the community desires and 
deserves. The concept plan identifies sustainability design strategies that address energy 
efficiency, water conservation, compact development, mixed use, solar orientation, green 
streets/infrastructure, alternative transportation options, pedestrian and cyclist system, use of the 
natural systems and minimizing impervious surfaces.   
 
The City finds this Goal is satisfied. 
 
Goal 14 Urbanization  
 
To provide for an orderly and efficient transition from rural to urban land use.  
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Analysis: This goal essentially defines the purpose of the concept plan. Oregon City’s Urban 
Growth Boundary was expanded in 2002 and 2004 through Metro’s regional review process to 
include more industrial land. This was the result of a demonstrated need for additional land to 
accommodate the deficiency in available, vacant industrial lands. The revised element of the 
updated plan calls for implementing Metro’s “concept plan” requirements under Title 11 of the 
Functional Plan that will result in subarea planning of new areas added to the UGB.  The concept 
plan establishes policies to convert rural to urban land within the UGB while monitoring the 
supply of land to ensure its adequacy to accommodate growth.  Oregon City coordinates with 
Clackamas County through an intergovernmental agreement that guides land uses and extension 
of public services in the unincorporated UGB.  In addition, the transportation, parks, trails, water, 
and sewer master plans address orderly extension of services to accommodate growth.   
 
The City finds this Goal is satisfied. 
 
 
C. Compliance with Metro Title 4. 
The findings below are intended to show compliance with the current Metro-adopted 
Employment and Industrial Areas Map. The northern portion of the concept plan area, known as 
the North Employment Campus (NEC) in the concept plan, is considered an “Industrial area” on 
the Metro Title 4 map, as opposed to a “Regionally significant industrial area” such as the area 
along the OR 212 / 224 Corridor in Clackamas County, or an “Employment area”, such as 
existing zoned land within the city of Clackamas Community College and the commercially and 
industrially zoned lands adjacent to it between Beavercreek Road and OR 213. Therefore, 
findings for compliance with Metro Title 4 are specifically provided for section 3.07.430 
Protection of Industrial Areas. 
 
 
TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
 
3.07.410 Purpose and Intent 
The Regional Framework Plan calls for a strong regional economy. To improve the economy, 
Title 4 seeks to provide and protect a supply of sites for employment by limiting the types and 
scale of non-industrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and 
Employment Areas. Title 4 also seeks to provide the benefits of "clustering" to those industries 
that operate more productively and efficiently in proximity to one another than in dispersed 
locations. Title 4 further seeks to protect the capacity and efficiency of the region’s 
transportation system for the movement of goods and services and to encourage the location of 
other types of employment in Centers, Corridors, Main Streets and Station Communities. The 
Metro Council will evaluate the effectiveness of Title 4 in achieving these purposes as part of its 
periodic analysis of the capacity of the urban growth boundary.  
 
Analysis:  The Commission notes that a key issue for the CAC/TAC was determining how much 
employment land was needed, what type and where.  The Oregon City Comprehensive Plan 
requires that a majority of the lands be designated in a manner that encourages family-wage jobs 
in order to generate new jobs and move towards meeting the City’s employment goals.  The 
EcoNorthwest market analysis identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right conditions it is not 
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unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period.    
 
Metro brought 245 gross acres in the UGB in 2002 and 2004 to fulfill regional industrial 
employment needs.  These areas (308 gross acres including those already within the UGB) are 
designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  As noted 
above, Metro estimated 120 net acres of the concept plan area would be used for employment 
uses and indicated that it was important to fulfill the original intent for providing industrial lands 
and that there was flexibility for the local process to evaluate creative ways to meet the intent.   
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the 
proposed plan provides an adequate amount of Title 4 employment land within the UGB, 
through 2029. Reflecting changes in employment needs and demands between the Metro 2002 
Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 
assessment found there is adequate capacity inside the current UGB to accommodate the next 20 
years of general employment and general industrial job growth even at the high end of the 
employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). According to this map, which is consistent with the hybrid plan, 
the 151 gross acres on the revised map will supply approximately 121 net acres of employment 
land.  
 
 
The CAC created several alternatives and finally chose a hybrid within the industrial designated 
area that included about 127 net acres of North Employment Campus, which is consistent with 
Metro’s intent and similar to Oregon City’s existing Campus Industrial designation, and about 29 
acres of Mixed Employment Village and Main Street, which allows a variety of uses in a village-
oriented transit hub and mixed use neighborhoods to the south that also provide jobs tailored to 
the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
Proposed policy 1.3 identifies the need to support the attraction of family wage jobs and 
connections with Clackamas Community College within the North Employment Campus, Policy 
1.4 identifies the need to promote job creation, mixed use and transit oriented development 
within the Mixed Employment Village and Main Street, and recommends the adoption of 
minimum density requirements, limitations on stand-alone residential and other standards that 
implement the policy.  Goal 3 – Green Jobs, includes policies recommending coordination with 
other local, county and state economic development agencies to recruit green industries and 
promote green development practices.   
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The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens.   
 
The City finds this requirement is satisfied. 
 
3.07.430 Protection of Industrial Areas 
A. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for retail commercial uses—such as stores and 
restaurants—and retail and professional services that cater to daily customers—such as 
financial, insurance, real estate, legal, medical and dental offices—in order to ensure that they 
serve primarily the needs of workers in the area. One such measure shall be that new buildings 
for stores, branches, agencies or other outlets for these retail uses and services shall not occupy 
more than 5,000 square feet of sales or service area in a single outlet, or multiple outlets that 
occupy more than 20,000 square feet of sales or service area in a single building or in multiple 
buildings that are part of the same development project, with the following exceptions: 
 
1. Within the boundaries of a public use airport subject to a facilities master plan, customary 
airport uses, uses that are accessory to the travel-related and freight movement activities of 
airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
 
2. Training facilities whose primary purpose is to provide training to meet industrial needs. 
 
Analysis: Please also see findings under city comprehensive plan Policy 2.6.3.The zoning of the 
property in the North Employment Campus will be the same as or similar to the current CI – 
Campus Industrial zone. Any commercial uses within the northern employment campus would 
be limited to some upper limit, similar to the CI zone, which limits the square footage for retail 
and commercial office use in accordance with the Metro requirement: 
 

L. Retail sales and services, including eating establishments for employees (i.e. a cafe or 
sandwich shop), located in a single building or in multiple buildings that are part of the 
same development shall be limited to a maximum of twenty thousand square feet or five 
percent of the building square footage, whichever is less, and the retail sales and services 
shall not occupy more than ten percent of the net developable portion of all contiguous 
industrial lands; 
 
M. Financial, insurance, real estate, or other professional offices, as an accessory use to 
a permitted use, located in the same building as the permitted use and limited to ten 
percent of the total floor area of the development. Financial institutions shall primarily 
serve the needs of businesses and employees within the development, and drive-through 
features are prohibited; 
 

Taken together, these requirements will protect the city’s supply of undeveloped and 
underdeveloped land zoned for industrial uses. 
 
The City finds this requirement is satisfied. 
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B. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for the uses described in subsection A to ensure that they 
do not interfere with the efficient movement of freight along Main Roadway Routes and Roadway 
Connectors shown on the Regional Freight Network Map in the RTP. Such measures may 
include, but are not limited to, restrictions on access to freight routes and connectors, siting 
limitations and traffic thresholds. This subsection does not require cities and counties to include 
such measures to limit new other buildings or uses. 
 
Analysis: RTP freight routes were analyzed with the adoption of the TSP in 2014. Within the 
concept plan area, Beavercreek Road, Loder Road, Meyers Road extension and Ridge Parkway 
extension are indicated as local truck routes. Beavercreek Road is designated as a Roadway 
Connector on the RTP. The planned street network for the area is designed to limit new 
connections to Beavercreek Road, preserve the roadway capacity, and provide a secondary 
collector street network to serve the buildout of the area. As new development is reviewed for 
compliance with the TSP and the city’s street standards, the form and design of the land uses 
abutting these roads will also be reviewed.  
 
The City finds this requirement is satisfied. 
 
C. No city or county shall amend its land use regulations that apply to lands shown as Industrial 
Area on the Employment and Industrial Areas Map to authorize uses described in subsection A 
of this section that were not authorized prior to July 1, 2004. 
 
Analysis: No such authorization will occur with adoption of the BRCP, and none is anticipated. 
 
The City finds this requirement is satisfied. 
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D. Cities and counties may allow division of lots or parcels into smaller lots or parcels as 
follows: 
1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or 
parcels. 
 
2. Lots or parcels 50 acres or larger may be divided into smaller lots and parcels pursuant to a 
master plan approved by the city or county so long as the resulting division yields at least one lot 
or parcel of at least 50 acres in size. 
 
3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this 
subsection, may be divided into any number of smaller lots or parcels pursuant to a master plan 
approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed with uses described in subsection A of this section. 
 
4. Notwithstanding paragraphs 2 and 3 of this subsection, any lot or parcel may be divided into 
smaller lots or parcels or made subject to rights-of-way for the following purposes: 
a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a 
public amenity, or to implement a remediation plan for a site identified by the Oregon 
Department of Environmental Quality pursuant to ORS 465.225; 
 
To separate a portion of a lot or parcel containing a nonconforming use from the remainder of 
the lot or parcel in order to render the remainder more practical for a permitted use; or 
 
d. To allow the creation of a lot solely for financing purposes when the created lot is part of a 
master planned development.  
 
Analysis: No land division is proposed with the adoption of the BRCP. Land division for any 
parcels larger than 50 acres within the North Employment Campus would typically occur 
through a master plan process to assure compliance with this requirement. There is only one such 
parcel on the north side of Loder Road and it is physically bisected by Trimble Creek, a Goal 5 
resource area. 
 
The City finds this requirement is satisfied. 
 
 
 
E. Notwithstanding subsection B of this section, a city or county may allow the lawful use of any 
building, structure or land at the time of enactment of an ordinance adopted pursuant to this 
section to continue and to expand to add up to 20 percent more floorspace and 10 percent more 
land area. 
 
Analysis: Compliance with this requirement would be considered if development is proposed 
within the Industrial area portion of the BRCP following adoption. 
 
The City finds this requirement is satisfied. 
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D. Compliance with Metro Title 11. 
 
The plan is required to show compliance with the current version of Metro Title 11. 
 
3.07.1105 Purpose and Intent 
The Regional Framework Plan calls for long-range planning to  ensure that areas brought into 
the UGB are urbanized efficiently and become or contribute to mixed-use, walkable, transit- 
friendly communities. It is the purpose of Title 11 to guide such long-range planning for urban 
reserves and areas added to the UGB. It is also the purpose of Title 11 to provide interim 
protection for areas added to the UGB until city or county amendments to land use regulations 
to allow urbanization become applicable to the areas. 
 
Analysis: The adoption of the BRCP achieves the purpose and intent of Metro Title 11. Detailed 
findings are provided below. 
 
3.07.1120 Planning for Areas Added to the UGB 
A. The county or city responsible for comprehensive planning of an area, as specified by the 
intergovernmental agreement adopted pursuant to section 3.07.1110C(7) or the ordinance that 
added the area to the UGB, shall adopt comprehensive plan provisions and land use regulations 
for the area to address the requirements of subsection C by the date specified by the ordinance 
or by section 3.07.1455B(4) of this chapter. 
 
Analysis: The Intergovernmental Agreement with Metro to complete the concept plan for 
Beavercreek Road was signed by Metro Council in 2007.  The City fulfilled all of the designated 
Milestones specified in the IGA and was fully reimbursed by Metro for the planning work 
following the City Commission’s initial adoption of the concept plan in September 2008. The 
City’s decision was appealed to the Land Use Board of Appeals (LUBA). LUBA remanded the 
Concept Plan, finding that the plan was not consistent with the Metro 2040 Growth Concept Map. 
Oregon City and Metro staff worked to amend the 2040 Growth Concept Map and address the reason 
for remand, which was adopted by the Metro Commission early in 2011. The City requested a 3-year 
extension of the compliance deadline which was granted by Metro in May, 2011. Due to further legal 
challenges to the Metro UGB, re-adoption of the plan by the City could not practicably occur until 
2015. 
 
Once the City Commission has adopted the revised findings and all appeal timelines have expired, 
the City will prepare a scope of work to prepare and adopt the implementation measures (zoning and 
development code amendments) for the Beavercreek Road Concept Plan. It is expected that the 
preparation and adoption process for the implementation measures will be included in the 2016 
Community Development Department work plan and budget. 
 
The City finds this requirement is satisfied. 
 
B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning 
responsibility to more than one city or county, the responsible local governments shall provide 
for concurrent consideration and adoption of proposed comprehensive plan provisions unless 
the ordinance adding the area to the UGB provides otherwise. 
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Analysis: Oregon City is solely responsible for adoption of the Beavercreek Road Concept Plan. 
 
The City finds this requirement is satisfied. 
 
C. Comprehensive plan provisions for the area shall include: 
 
 
1. Specific plan designation boundaries derived from and generally consistent with the 
boundaries of design type designations assigned by the Metro Council in the ordinance adding 
the area to the UGB; 
 
Analysis: The revised Industrial and Other Employment Areas map adopted by Metro in 2010 
by Ordinance 10-1244B, Exhibit D is consistent with the North Employment Campus (NEC) 
plan area on the BRCP. The remaining plan areas – the Mixed Employment Village, Main Street, 
and West and East Mixed Use Neighborhoods, are consistent with the Metro Outer 
Neighborhoods design type designation.  
 
The City finds this requirement is satisfied. 
 
 
2. Provision for annexation to a city and to any necessary service districts prior to, or 
simultaneously with, application of city land use regulations intended to comply with this 
subsection; 
 
Analysis: The City’s Comprehensive Plan and Code establishes a framework of policies and 
implementing ordinances before annexation can take place and urban-level development can 
occur. 
 
Applications for annexation, whether initiated by the City or by individuals, are based on specific 
criteria contained in Chapter 14 of the City of Oregon City Municipal Code.  
 
Annexation to the City of Oregon City is required as a condition of extension of city services 
properties within the Urban Growth Boundary, including sewer, water, and stormwater utilities.  
 
As a general policy the city does not extend services to properties outside the city limit. In 
situations where the timing of extension of a particular city service may not be practicable until a 
greater level of urbanization occurs, such as sewer connections farther than 300’ from city sewer, 
exceptions may be made in accordance with law or based on intergovernmental agreements.  
 
Concept plans are an important tool that identifies where and when areas might be considered for 
annexation in order to control the expansion of the city limits and services to help avoid conflicts 
and provide predictability for residents and developers. Other considerations are consistency 
with the provisions of the Comprehensive Plan and the City’s public facility plans, with any 
plans and agreements of urban service providers, and with regional annexation criteria. 
 
The City finds this requirement is satisfied. 
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3. Provisions that ensure zoned capacity for the number and types of housing units, if any, 
specified by the Metro Council pursuant to section 3.07.1455B(2) of this chapter; 
 
Analysis:  The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses.  Accessory dwelling units are allowed in all single-family 
residential zones, per the Oregon City Municipal Code, subject to special development and 
occupancy standards.  Manufactured homes are permitted in any zone where single-family 
detached housing units are permitted.  Proposed policy 1.6 indicates that within the West and 
East Mixed Use Neighborhoods, a variety of housing types will be required and that lot size 
averaging and other techniques that help create housing variety while maintaining overall 
average density should be allowed.  Requiring a mix of housing types and requiring a minimum 
and maximum density, rather than a minimum and maximum lot size, will allow a wide variety 
of housing units to be created, meeting the intent of this section.  
 
The West Mixed Use Neighborhood will be a walkable, transit-oriented neighborhood with an 
overall average or residential uses not to exceed 22 dwelling units per acre.  The East Mixed Use 
Neighborhood will be a walkable and tree lined neighborhood with a variety of housing types 
that will not exceed densities permitted in the R-5 zone (8.7 units per acre).  Based on the 
proposed densities, the BRCP has an estimated capacity of approximately 1,000 dwellings, 
which is approximately 10.3 dwellings per net developable residential-designated acre.  These 
residential densities do not apply to lands designated for industrial and employment use where 
residential uses are not permitted. 
 
The City finds this requirement is satisfied. 
 
 
4. Provision for affordable housing consistent with Title 7 of this chapter if the comprehensive 
plan authorizes housing in any part of the area. 
 
Analysis:  According to the 2000 census, the median household income in Oregon City was 
$45,531. The 2013 median household income (2010 inflation adjusted) was $60,223. Affordable 
housing is typically defined as housing that does not cost more than 30% of a household’s 
income.  In addition, very low income households are typically defined as those earning less than 
30% of median household income; low-income households as those earning less than 50% of 
median household income; and moderate income households are those making between 50% and 
80% of median income.  Typically, the types of housing most affordable to people with low and 
moderate incomes are single-family homes on small lots, attached single-family homes, duplexes 
and multi-family housing, and accessory dwelling units.  These types of housing types are 
expected to account for 390 to 480 units, providing affordable housing opportunities within the 
concept plan area.  As stated above, requiring a variety of housing types will create opportunities 
for affordable housing within the proposed neighborhoods.  
 
The City finds this requirement is satisfied. 
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5. Provision for the amount of land and improvements needed, if any, for public school facilities 
sufficient to serve the area added to the UGB in coordination with affected school districts. This 
requirement includes consideration of any school facility plan prepared in accordance with ORS 
195.110; 
 
Analysis:  The concept plan has not identified any new school sites within the study area.  The 
Oregon City School District High School is located directly across Beavercreek Road from the 
study area and the district owns a vacant parcel of land directly south of the study area that could 
be used as a future school facility.  The Oregon City School District provided a representative 
that was a member of the Citizen Advisory Committee.  No need for additional lands identified 
as a result of the implementation of the concept plan was identified. 
 
Oregon City School District owns property adjacent to the Beavercreek Road Concept Plan and 
believes this is probably adequate for the near term. The District has some current capacity at the 
elementary school K-5 level and high school 9-12 level. The District is near capacity at the 
middle school 6-8 level. 
 
According to the School District, even with existing school property adjacent to the Beavercreek 
Road Concept Plan, public financing support will be required to develop the additional capacity 
in the future. The District is embarking on a long-range facilities planning process to study 
existing and future capital needs. 
 
The City finds this requirement is satisfied. 
 
 
6. Provision for the amount of land and improvements needed, if any, for public park facilities 
sufficient to serve the area added to the UGB in coordination with affected park providers. 
 
Analysis: The Beavercreek Road Open Space Framework plan provides a network of green 
spaces that are intended to provide a system of connected parks, opens spaces and natural areas, 
provide access to nature, preserve existing natural resources and provide green spaces near the 
system of trails and pedestrian connections.  The power line corridors comprise approximately 
52 acres of land north of Loder Road and have been utilized to provide publicly accessible opens 
space, trails and links to the broader open space network.  The City’s Parks and Recreation 
Master Plan requires between 6 and 10 acres of parkland per 1,000 population. The extent and 
location of the park is conceptual, flexible and the costs associated with acquisition and 
development may need to be determined through more detailed Master Planning processes, 
similar to the Glen Oak Road park site and the Hazel Grove parks site master planning that was 
conducted in 2014. Existing parks SDCs do not reflect the cost of providing parks in this area, 
and they may need to be updated to account for the amount of parks acreage envisioned in the 
concept plan. A park is proposed to extend through the central and southern areas of the BRCP.  
The location and linearity of the park was first indicated by Metro’s Goal 5 mapping.  This open 
space feature is intended as a continuous green space that links the districts and neighborhoods 
south of Loder Road. 
 
The City finds this requirement is satisfied. 
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7. A conceptual street plan that identifies internal street connections and connections to adjacent 
urban areas to improve local access and improve the integrity of the regional street system. For 
areas that allow residential or mixed-use development, the plan shall meet the standards for 
street connections in the Regional Transportation Functional Plan; 
 
Analysis:  See also findings under Goal 12 earlier in this report. The BRCP provides for a mixed 
use community that provides viable options for internal trip making (i.e. many daily needs 
provided on-site), transit use, maximized walking and biking, and re-routed trips within the 
Oregon City area.  Beavercreek Road will be improved as a green boulevard that will be a 5-lane 
arterial section to Clairmont, then a 3-lane arterial from Clairmont to the UGB. The internal 
street system will provide logical, but limited access to Beavercreek Road, by connecting to 
existing streets on the west side of Beavercreek Road and requiring that an internal street/alley 
system be utilized, eliminating driveway cuts on Beavercreek Road and maximizing its available 
capacity.  The plan identifies an internal north-south connection from Old Acres Lane to Thayer 
Road that will reduce the need to access Beavercreek Road for daily trips within the area and an 
extensive pedestrian and bicycle circulation system connecting the residential, commercial and 
industrial areas together and extends to existing and proposed transportation systems adjacent to 
the study area.  The plan identifies appropriate green street options to be implemented, and 
expanded on, as development occurs, including: vegetated swales, planter islands, curb 
extensions, and porous pavement.   
 
Goal 6 of the BRCP recommends providing multi-modal transportation links connected within 
the site as well as to the surrounding areas and includes policies recommending that land use 
reviews support bus service by ensuring a mix of land uses, densities and design options that 
support public transportation and other alternative transportation methods, ensure that local 
connectivity and off-street pedestrian routes link together in a highly connected pedestrian 
system that is safe, direct, convenient and attractive and improve pedestrian and bicycle safety 
along Beavercreek Road.  The concept plan process has identified and prepared the construction 
cost estimates for the planned transportation improvements and a detailed list of financing 
options has been created.   
 
The City finds this requirement is satisfied. 
 
8. Provision for the financing of local and state public facilities and services; and 
Analysis: The plan includes adequate consideration of public facilities cost estimates and 
financing approaches.  
 
The plan provides a thorough explanation of the existing conditions pertaining to this analysis 
and provides recommendations and preliminary cost estimates for improvements that will be 
necessary in order for the concept plan to be carried out. Since the BRCP was initially adopted in 
2008, three public facilities plans were amended to include the concept plan area. These plan 
updates include cost estimates which have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
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Parks and recreation system development charges may need to be analyzed to reflect the type of 
dwelling unit to be constructed and the number of employees associated with non-residential 
uses in the area. SDCs could be utilized to acquire open space, natural resource and natural 
hazard areas that are part of the larger open space framework plan. Four other primary funding 
sources have been identified, including: Urban Renewal/Tax Increment Financing; Local 
Improvement Districts; Bonds; and Developer Funded Improvements.  The plan also calls for 
creating the Environmentally Sensitive Resource Area to protect, conserve and enhance 
identified natural by applying a low-density base zoning that allows property owners to cluster 
density outside the ESRA and transfer to more appropriate sites.   
 
Planning, funding and cost estimates for the transportation system plan (TSP) consistent with the 
Regional Transportation Plan (RTP) were adopted in early 2014 and are described in more detail 
under section 7 above.  
 
The City finds this requirement is satisfied. 
 
9. A strategy for protection of the capacity and function of state highway interchanges, including 
existing and planned interchanges and planned improvements to interchanges. 
Analysis:  The Statewide Planning Goal 12 analysis provided earlier in this report discusses in 
detail the City’s Transportation System Plan and consistency with the Metro RTP, as well as a 
discussion of mobility challenges for existing state highway interchanges. 
 
The City finds this requirement is satisfied. 
 
D. The county or city responsible for comprehensive planning of an area shall submit to Metro a 
determination of the residential capacity of any area zoned to allow dwelling units, using the 
method in section 3.07.120, within 30 days after adoption of new land use regulations for the 
area. 
Analysis:  See analysis under provision 3 above relating to zoned capacity. 
 
The City finds this requirement is satisfied. 
 
 
3.07.1130 Interim Protection of Areas Added to the UGB 
Until land use regulations that comply with section 3.07.1120 become applicable to the area, the 
city or county responsible for planning the area added to the UGB shall not adopt or approve: 
 
A. A land use regulation or zoning map amendment that allows higher residential density in the 
area than allowed by regulations in effect at the time of addition of the area to the UGB; 
B. A land use regulation or zoning map amendment that allows commercial or industrial uses 
not allowed under regulations in effect at the time of addition of the area to the UGB; 
 
C. A land division or partition that would result in creation of a lot or parcel less than 20 acres 
in size, except for public facilities and services as defined in section 3.07.1010 of this chapter, or 
for a new public school; 
 
D. In an area designated by the Metro Council in the ordinance adding the area to the UGB as 
Regionally Significant Industrial Area: 
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1. A commercial use that is not accessory to industrial uses in the area; and 
2. A school, a church, a park or any other institutional or community service use intended to 
serve people who do not work or reside in the area. 
 
Analysis: The areas added to the UGB which are subject to this title are zoned County FU-10 
which is a holding zone that prevents urbanization prior to concept plan adoption, and does not 
allow land uses A, B or C described above. None of the lands added to the UGB are considered 
RSIAs, although they are considered important to the local employment and industrial land 
capacity of Oregon City. 
 
The City finds this requirement is satisfied. 
 
 
 
VI. CONCLUSION 
 
The City finds that Beavercreek Road Concept Plan and appendices meets the requirements of 
the Statewide Land Use Goals, Metro Title 11, Metro Title 4, as well as the applicable 
Comprehensive Plan criteria.   
 
 
_______________________________________ __________________________ 
DAN HOLLADAY, Mayor     Date 
 
 
Attested to this ___ day of ____ 20015 
 
 
_______________________________________ 
KATTIE RIGGS, City Recorder 
 
  
 



Staff Report

City of Oregon City 625 Center Street
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Agenda Date: 11/23/2015  Status: Agenda Ready

To: Planning Commission Agenda #: 2a.

From: Community Development Director Tony Konkol File Type: Planning Item

SUBJECT: 

File LE-15-0003: Re-adoption of the Beavercreek Road Concept Plan.

RECOMMENDED ACTION (Motion):

Staff recommends that the Planning Commission provide approval of the Beavercreek Road 

Concept Plan, file LE-15-0003. Should the Planning Commission determine that additional 

information is required from staff, the Planning Commission should leave the public hearing 

open and continue the hearing to the December 14, 2015 Planning Commission date.

 

BACKGROUND:

Please see attached recommended findings for adoption of the Beavercreek Road Concept 

Plan. Additionally, please find attached the concept plan, title 4 maps, staff's latest powerpoint 

presentation to the City Commission, and letters from Clackamas Fire District #1, Oregon City 

Police Department and Oregon City School District.

This is the first evidentiary public hearing.

 

The Beavercreek Road Concept Plan was adopted by the City Commission in September, 

2007 and was subsequently appealed to the Land Use Board of Appeals and remanded to the 

City in August, 2008. In December of 2010  the Metro Council adopted Ordinance 10-1244B, 

which reduced the amount of land designated for industrial use in the Title 4 Employment and 

Industrial Areas Map to conform to the City's Beavercreek Road Concept Plan,  reflecting the 

determination that the region had sufficient employment capacity for the next 20 years. Due to 

various other legal challenges involving the regional UGB expansions, re-adoption of the plan 

was further delayed until 2015.

While the appeals process was on-going, several legislative updates to the City's public 

facilities plans, including sewer, stormwater, water and transportation system plans were 

adopted which refine much of the public facilities planning for the area within the Beavercreek 

Road Concept Plan. A summary of this information along with updated cost estimates for 

public facilities is included in the recommended findings.

 

The Concept Plan was created with the assistance of a 15-member Citizen Advisory 

Committee and 9-member Technical Advisory Committee. The recommended plan was 

reviewed during several public hearings before the Planning Commission and City 

Commission prior to final adoption in September, 2007.
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The City applied for an extension to complete the Title 11 planning requirements for the 

concept plan area, which was approved by Metro and extended to June 30, 2014. The LUBA 

appeal raised numerous issues, including an inconsistency between the concept plan and 

Metro's Title 4 map, inadequate protection of industrial lands, deficiencies in the transportation 

infrastructure and other service inadequacies. After reviewing the issues raised, staff 

recommended that the City Commission remand the concept plan to the Planning 

Commission and re-open the record for the limited purpose of addressing the protection of the 

Title 4 lands, inserting the recently implemented transportation system plan and capital 

improvement plan identifying transportation improvements and addressing police and fire 

services.

 

To provide public information on the proposed plan re-adoption, planning staff has held 

worksessions with the Planning Commission and City Commission, and presented the plan to 

the Transportation Advisory Committee, Natural Resources Committeem, Parks and 

Recreation Advisory Committee, Citizen Involvement Committeee, Caufield Neighborhood 

Association and the Hamlet of Beavercreek.

 

A copy of the draft plan, Metro Title 4 map decision, and the powerpoint presentation for the 

November 10, 2015 City Commission worksession are attached for reference. The project 

website, which includes a link to the complete LUBA appeal record, is 

<http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concep

t-plan.>
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I. Introduction

Summary

The Beavercreek Road Concept Plan is a guide to the creation of  a 
complete and sustainable community in southeast Oregon City. Most 
of  the 453 acre site along Beavercreek Road was added to the regional 
urban growth boundary by Metro in 2002 and 2004. The plan envisions a 
diverse mix of  uses (an employment campus north of  Loder Road, mixed 
use districts along Beavercreek Road, and two mixed use neighborhoods) 
all woven together by open space, trails, a network of  green streets, and 
sustainable development practices. Transit-oriented land uses have been 
strategically located to increase the feasibility of  transit service in the 
future. The plan has been carefully crafted to create a multi-use community 
that has synergistic relationships with Clackamas Community College, 
Oregon City High School, and adjacent neighborhoods.

Key features of  the Concept Plan are:

A complete mix of  land uses, including: • 

A North Employment Campus for tech fl ex and campus industrial  ❍

uses, consistent with Metro requirements for industrial and 
employment areas. 

A Mixed Employment Village along Beavercreek Road, between  ❍

Meyers Road and Glen Oak Road, located as a center for transit-
oriented densities, mixed use, 3-5 story building scale, and active street 
life.  

A 10-acre Main Street area at Beavercreek Road and Glen Oak Road,  ❍

located to provide local shops and services adjacent neighborhoods 
and Beavercreek sub-districts.

A West Mixed Use Neighborhood along Beavercreek Road, intended  ❍

for medium to high density (R-2) housing and mixed use.

An East Mixed Use Neighborhood, intended for low density  ❍

residential (R-5) and appropriate mixed use. The East Neighborhood 
has strong green edges and the potential for a fi ne grain of  open 
space and walking routes throughout.

Proposed Land Use Sub-districts
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Policy support for employment and program connections with    • 
Clackamas Community College.

Sustainability strategies, including:• 

Mixed and transit supportive land uses. ❍

A sustainable stormwater management plan that supports low impact  ❍

development, open conveyance systems, regional detention, and 
adequate sizing to avoid downstream fl ooding.

Green street design for all streets, including the three lane boulevard  ❍

design for Beavercreek Road. 

A preliminary recommendation supporting LEED certifi cation or  ❍

equivalent for all commercial and multi-family buildings, with Earth 
Advantage or equivalent certifi cation for single family buildings. This 
recommendation includes establishment of  a Green Building Work 
Group to work collaboratively with the private sector to establish 
standards.

Open spaces and natural areas throughout the plan. North of  Loder  ❍

Road, these include the power line corridors, the tributary to Thimble 
Creek, and a mature tree grove. South of  Loder Road, these include 
an 18-acre Central Park, the east ridge area, and two scenic view 
points along the east ridge.

A trail framework that traverses all sub-districts and connects to city and • 
regional trails.

A street framework that provides for a logical and connected street pattern, • 
parallel routes to Beavercreek Road, and connections at Clairmont, Meyers, 
Glen Oak, and the southern entrance to the site.

A draft Beavercreek Road Zone development code to implement the plan. • 

Purpose of this Report and Location of Additional Information
This report is a summary of  the Plan, with emphasis on describing key 
elements and recommendations.  Many of  the recommendation are based 
on technical reports and other information that is available in the Technical 
Appendix to this report.

Beavercreek Road Concept Plan Area - Existing Conditions
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Figure 1 - Composite Concept Plan
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II. Purpose and Process

The purpose of  the Beavercreek Road Concept Plan is to provide 
a conceptual master plan to be adopted as an ancillary document to 
the City of  Oregon City’s Comprehensive Plan. As such, it provides a 
comprehensive and cohesive guide to future development, in three parts:

Framework plan maps, goals and policies – These elements • 
will be adopted as part of  the Oregon City Comprehensive 
Plan. Compliance will be required for all land use permits and 
development.

Ancillary report materials – The descriptive text, graphics and • 
technical appendix of  this report will be adopted as an “ancillary 
document” to the Comprehensive Plan, which provides “operational 
guidance to city departments in planning and carrying out city 
services” (Oregon City Comprehensive Plan, page 4).  These 
documents include information for updating the City’s utility master 
plans and Transportation System Plan.

Draft development code – A working draft development code was • 
prepared as part of  the Concept Plan. Once fi nal, it will be adopted 
as part of  the Oregon City Code. Compliance will be required for 
all land use permits and development. The Beavercreek Zone code 
relies on master planning to implement the concepts in the Plan.

The Concept Plan was developed by a 15-member Citizen Advisory 
Committee (CAC) and 9-member Technical Advisory Committee 
(TAC) (see Project Participants list at the beginning of  this report). The 
committees met twelve times between June 2006 and July 2007.

In addition to the Committee meetings, additional process steps and 
community involvement included:

Study area tour for CAC and TAC members• 

Two public open houses• 

Market focus group• 

Sustainability focus group• 

Employment lands coordination with Metro• 

Community design workshop• 

Website• 

Project posters, site sign, email notice, and extensive mailing prior to • 
each public event

Design Workshop Participants
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The major steps in the process were:

Inventory of  base conditions, opportunities, constraints • 
for land use, transportation, natural resources, market 
conditions, infrastructure and sustainability.

Establishment of  project goals.• 

Extensive discussion of  employment lands questions: • 
how much, what type and where?

Following the community workshop, preparation of  • 
three alternative concept plans (sketch level), addition 
of  a fourth plan, prepared by a CAC member, and 
narrowing of  the alternatives to two for further 
analysis.

Evaluation of  the alternatives (including transportation • 
modeling) and preparation of  a hybrid Concept Plan 
(framework level).

Preparation of  detailed plans for water, sewer, storm • 
water, and transportation facilities.

Preparation of  a draft development code.• 

Committee action to forward the Concept Plan • 
package to the Planning Commission and City 
Commission.

For additional information please see Technical Appendix, 
Sections A, D, E, and F. Design Workshop Plan
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III. Vision, Goals and Principles

The overall vision for the Beavercreek Concept Plan is to create “A Complete 
and Sustainable Community”. The images shown on this page were displayed 
throughout the process to convey the project’s intent for this vision statement.  

Regarding the meaning of  sustainability, the vision statement is based in part 
on the defi nition of  sustainability originally developed by the United Nations 
Brandtland Commission: “A sustainable society meets the needs of  the present 
without sacrifi cing the ability of  future generations to meet their own needs”.

The following project goals were developed by the Citizen Advisory Committee. 
The Committee also added objectives to each of  the goals – please see Appendix 
1 for the objectives. 

The Beavercreek Road Concept Plan Area will:

Create a complete and sustainable community, in conjunction with the • 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center;

Be a model of  sustainable design, development practices, planning, and • 
innovative thinking;

Attract “green” jobs that pay a living wage;• 

Maximize opportunities for sustainable industries that serve markets beyond • 
the Portland region and are compatible with the site’s unique characteristics;

Incorporate the area’s natural beauty into an ecologically compatible built • 
environment;

Provide multi-modal transportation links (such as bus routes, trails, bike-ways, • 
etc.) that are connected within the site as well as to the surrounding areas;

BEAVERCREEK ROAD
CONCEPT PLAN

Complete Means

• Live
• Work
• Shop
• Play
• Garden
• Lifelong
Learning

• _________________(What does “complete” mean to you?)
Northwest Crossing, Bend, Oregon



BEAVERCREEK ROAD CONCEPT PLAN

8

Implement design solutions along Beavercreek Road that promote • 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand;

Promote connections and relationships with Oregon City High School • 
and Clackamas Community College;

Have a unique sense of  place created by the mix of  uses, human scale • 
design, and commitment to sustainability; and

Ecological Health – Manage water resources on site to eliminate • 
pollution to watersheds and lesson impact on municipal infrastructure 
by integrating ecological and man-made systems to maximize function, 
effi ciency and health.

The following 10 Principles of  Sustainable Community Design were 
submitted by a CAC member, supported by the committee, and used 
throughout the development of  the Concept Plan:

Mix Land Uses - Promote a mix of  land uses that support living wage 1. 
jobs and a variety of  services.

Housing Types - Create a range of  housing choices for all ages and 2. 
incomes.

Walk-ability - Make the Neighborhood “walkable” and make services 3. 
“walk-to-able.”

Transportation - Provide a range of  transportation options using a 4. 
connected network of  streets and paths.

Open Space - Protect and maintain a functioning green space network 5. 
for a variety of  uses.

Integrate Systems - Integrate ecological and man-made systems to 6. 
maximize function, effi ciency and health.

Watershed Health - Manage water resources on site to eliminate 7. 
pollution to watershed and lesson impact on municipal infrastructures.

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate 8. 
existing development areas

Green Buildings - Build compact, innovative structures that use less 9. 
energy and materials

Work Together - Work with community members and neighbors to 10. 
design and develop.

Thimble Creek TributaryThi bl C k T ib t
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 IV. Regional and Local Context

The Beavercreek Road Concept Plan area is 453 acres of  land located 
at the southeast edge of  Oregon City and the Urban Growth Boundary 
(UGB). It marks a transition point between the City’s current edge of  
urbanization and rural and resource lands to the south and east.  

The majority of  the site (245 acres) was added to the Metro UGB in 
December 2002 and an additional 63 acres were added to the UGB in 
2004. The remaining site acreage was in the UGB and/or the Oregon 
City limits prior to 2002. The Concept Plan area carries Metro design type 
designations of  Employment, Industrial, and Outer Neighborhood on 
the Region 2040 Growth Concept Map. The properties with the Outer 
Neighborhood designation have been in the UGB since 1980. Employment 
design type areas, as defi ned by Metro, allow various types of  employment 
with some residential development and limited commercial uses. Industrial 
design type areas are set aside by Metro primarily for industrial activities 
with limited supporting uses. 

During the update of  Oregon City’s Comprehensive Plan, a policy was 
adopted acknowledging the jobs-related importance of  the site to Oregon 
City and the region, while also allowing some fl exibility in the project area’s 
land use. Comprehensive Plan policy 2.6.8 states:

“Require lands east of  Clackamas Community College that are designated 
as Future Urban Holding to be the subject of  concept plans, which is 
approved as an amendment to the Comprehensive Plan, would guide 
zoning designations. The majority of  these lands should be designated in 
a manner that encourages family-wage jobs in order to generate new jobs 
and move towards meeting the City’s employment goals.”

There are relatively limited employment centers within this area of  
Oregon City and Clackamas County. This imbalance of  jobs and housing 
contributes to Clackamas County’s pattern of  approximately 60% of  the 
work force traveling outside of  the County to work.  

The site is surrounded by residential and undeveloped properties within 
the city limits,  including the Hamlet of  Beavercreek, and rural Clackamas 
County. The nearest commercial area is the Berry Hill Shopping Center at 
the intersection of  Beavercreek Road and Highway 213. Clackamas County 
College (CCC) and Oregon City High School are across Beavercreek Road 
adjacent to the site. These institutional uses offer a unique opportunity to 
plan synergistic land uses that connect the properties, reinforce an identity 
for the area, and help localize trips. A Tri-Met transit hub is located on the 
CCC property. 

Figure 2 - Regional Context
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Like all additions to the Portland Metropolitan Area Urban Growth 
Boundary, the Beavercreek Road area is inextricably tied to it’s place in 
the region and its place within Oregon City. The Concept Plan responds 
to this context in multiple ways.

From a regional perspective, the Beavercreek Road area is currently a 
transition point from urban to rural use. Whether this “hard line” of  
transition will remain in the future cannot be established with certainty. 
The CAC openly acknowledged this issue in its discussions and sought to 
balance the needs of  creating a great urban addition to Oregon City with 
sensitivity to adjacent areas. Examples of  this balance include:

The plan has land use and transportation connections that support • 
future transit. This will link the Beavercreek Road area, via alternative 
transportations, to Clackamas Community College (CCC), the 
Oregon City Regional Center (downtown and adjacent areas) and the 
rest of  the region.

Trails and green spaces have been crafted to link into the broader • 
regional network.

The plan recommends lower densities and buffer treatments along • 
Old Acres Road.

The north south collector roads are coalesced to one route that could • 
(if  needed) be extended south of  Old Acres Road.

The recommended street framework provides for a street that • 
parallels Beavercreek Road, connecting Thayer Road to Old Acres 
Road, and potentially north and south in the future. This keeps 
options open: if  the UGB extends south, the beginning of  a street 
network is in place. If  it does not, the connection is available for rural 
to urban connectivity if  desired.

As with the street network described above, the East Ridge trail is • 
extended all the way to Old Acres Road, and therefore, potentially 
beyond. 

This will provide a connection from rural areas to the open spaces and 
trail network of  Beavercreek Road area and the rest of  the region.

From a City and local neighborhood perspective, the Beavercreek Road 
area offers an opportunity to establish a new complete and sustainable 
community within Oregon City. Specifi c linkages include the following:

Oregon City needs employment land. The Beavercreek Concept Plan • 
provides 156 net acres of  it in two forms:  127 net acres of  tech fl ex 
campus industrial land, 29 acres of  more vertical mixed use village 
and main street. Additional employment will be available on the Main 
Street and as mixed use in the two southern neighborhoods.

The street framework connects to all of  the logical adjacent streets. • 
This includes Thayer, Clairmont, Meyers, Glen Oak, and Old Acres 
Roads. This connectivity will disperse traffi c to many routes, but 
equally important, make Beavercreek Road connected to, rather than 
isolated from, adjacent neighborhoods, districts and corridors.

The plan provides for a complete community: jobs, varied housing, • 
open space, trails, mixed use, focal points of  activity, trails, and access 
to nature.

The plan provides for a sustainable community, in line with the City’s • 

Figure 3 - Oregon City Context
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Comprehensive Plan support for sustainability. This takes the form 
of  mixed land uses, transportation options, green streets, sustainable 
storm water systems, and LEED or equivalent certifi cation for 
buildings. Much more can certainly be done – the Concept Plan offers 
an initial platform to work from.

Physical linkages have been provided to Oregon City High School and • 
Clackamas Community College.  These take the form of  the planned 
3-lane green street design for Beavercreek Road and the intersections 
and trails at Clairmont, Loder and Meyers Roads. The physical linkages 
are only the beginning – the City, School District and College need to 
work together to promote land uses on the east side of  Beavercreek 
Road that truly create an institutional connection.

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Site Conditions and Buildable Lands

A portion of  the study area (approximately 50 acres) is currently within 
the existing city limits and zoned Campus Industrial (CI). The study area’s 
northern boundary is Thayer Road and the southern boundary is Old 
Acres Lane. Loder Road is the only existing road that runs through the 
project area.  

Currently, the project area is largely undeveloped, which has allowed the 
site to retain its natural beauty. There are 448 gross acres in the project 
area, not including the right-of-way for Loder Road (approximately fi ve 
acres). The existing land uses are primarily large-lot residential with 
agricultural and undeveloped rural lands occupying approximately 226 
acres of  the project area. The Oregon City Golf  Club (OCGC) and private 
airport occupy the remaining 222 acres.  

There are several large power line and natural gas utility easements within 
the project boundaries. These major utility easements crisscross the 
northern and central areas of  the site. The utility easements comprise 
approximately 97 acres or 20% of  the project area. 

There are 51 total properties ranging in size from 0.25 acres to 63.2 acres. 
Many of  these properties are under single ownership, resulting in only 
42 unique property owner names (Source: Clackamas County Assessor).  
There are several existing homes and many of  the properties have 
outbuildings such as, sheds, greenhouses, barns, etc. , which result in 127 
existing structures on the site (Source: Clackamas County Assessor). 

A key step in the concept planning process is the development of  a 
Buildable Lands Map. The Buildable Lands Map was the base map from 
which the concept plan alternatives and the fi nal recommended plan were. 
“Buildable” lands, for the purpose of  the Beavercreek Road Concept Plan, 
are defi ned as the gross site area minus wetlands, steep slopes, other Goal 
5 resources, public utility easements, road rights-of-way, and committed 
properties (developed properties with an assessed improvement value 

Figure 4 - Existing Conditions
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greater than $350,000). Properties with an assessed improvement value 
of  less than$350,000 (based on County assessment data) are considered 
redevelopable over the long-term as the existing structures are converted 
to higher value uses.  The OCGC has an improvement value over 
$350,000, but has been included as buildable lands (minus the clubhouse) 
because the owners may wish to redevelop the property in coordination 
with the recommended concept plan over time. The private airport has 
also been included as buildable over the long-term, recognizing that the 
owners may choose to continue the airport’s use for many years.

When land for power lines, the natural gas line, natural resources, and 
committed structures are removed the net draft buildable acreage is 
approximately 292 acres. The CAC reviewed the Preliminary Buildable 
Lands map and approved a three-tier system to defi ne the buildable 
lands. Tier A or “Unconstrained” has approximately 292 acres, Tier B 
or “Low Impact Development Allowed with Review” has approximately 
28 acres, and Tier C “Constrained” has approximately 131 acres. The 
“Low Impact” area was later further evaluated and recommended for 
conservation under a Environmentally Sensitive and Resource Area 
designation on the plan. 

The Buildable Lands Map was reviewed at the July 20th and August 17th 
Citizen and Technical Advisory Committee (CAC/TAC) meetings, as 
well as at the August 24th, 2006 Open House. The draft buildable land 
boundaries and acreages shown in Figure 6 refl ect the input received 
from the advisory committee members, property owners, and citizen 
input. 

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Figure 5 - Ownerships

Figure 6 - Natural Resource Inventory
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Figure 7 - Buildable Lands
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Employment – A Key Issue 
 
How much employment?  What type? And where?  These questions 
were extensively discussed during the development of  the Concept Plan.  
Three perspectives emerged as part of  the discussion:     

Oregon City Perspective
Prior to initiating the Concept Plan process, the City adopted a 
comprehensive plan policy which emphasizes family wage employment 
on the site.  The policy reads: “Require lands east of  Clackamas 
Community College that are designated as Future Urban Holding to be 
the subject of  concept plans, which is approved as an amendment to the 
Comprehensive Plan, [and will] guide zoning designations. The majority 
of  these lands should be designated in a manner that encourages family-
wage jobs in order to generate new jobs and move towards meeting the 
City’s employment goals.” Oregon City Comprehensive Plan, Policy 
2.6.8.

Metro Perspective
Metro brought the majority of  the concept plan area (245 gross acres) 
into the UGB in 2002 and 2004 to fulfi ll regional industrial employment 
needs. These areas (308 gross acres) are designated as the Industrial 
Design Type on Metro’s 2040 Growth Concept Map.  As part of  its land 
need metrics reported to the region and state, Metro estimated 120 net 
acres of  the Beavercreek Road Concept Plan’s land would be used for 
employment uses.  Metro representatives met with the Concept Plan 
CAC and emphasized:  (1) it was important to Metro for the Concept 
Plan to fulfi ll their original intent for providing Industrial land; and, (2) 
that there was fl exibility, from Metro’s perspective, for the local process 
to evaluate creative ways to meet that intent. 

Citizen Advisory Committee Perspective
The CAC discussed extensively the issues and options for employment 
lands.  Many sources of  information were consulted:  a market analysis 
by ECONorthwest (See Appendix __), a developer focus group, land 
inventory and expert testimony submitted by property owners, the 
Metro perspective cited above, and concerns of  neighbors.  The advice 
ranged from qualifi ed optimism about long term employment growth 
to strong opposition based on shorter term market factors and location 
considerations.  Some members of  the CAC advocated for a jobs 
target (as opposed to an acreage target) to be the basis for employment 
planning.

At it’s meeting on September 14th, 2006, the CAC developed a set 
of  “bookends” for the project team to use while creating the plan 
alternatives.

a. At least one plan alternative will be consistent with the Metro 
Regional Growth Concept. 

b. At least one plan alternative (may be the same as above) would 
be designed consistent with Policy 2.6.8.

c. Other alternatives would have the freedom to vary from “a” and 
“b” above, but would also include employment. 

d. No alternative would have heavy industrial, regional warehousing 
or similar employment uses”.

After evaluating alternatives, the CAC ultimately chose a hybrid 
employment strategy.  The recommended Concept Plan includes:  (1) 
about 127 net acres of  land as North Employment Campus, which is 
consistent with Metro’s intent and similar to Oregon City’s Campus 
Industrial designation; (2) about 29 acres as Mixed Employment Village 
and Main Street, which allows a variety of  uses in a village-oriented 
transit hub; and, (3) mixed use neighborhoods to the south that also 
provide for jobs tailored to their neighborhood setting.
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V. Concept Plan Summary

The Framework Plan Approach 
The Beavercreek Road Concept Plan is a framework for a new, urban 
community. The plan is comprised of  generalized maps and policies that 
integrate land use, transportation, open space, and green infrastructure. 
The framework maps and policies are supported by detailed code and 
requirements for master planning and design review. The approach here is 
to set the broad framework and intent on the fi gures and text in this Plan. 
Detailed development plans demonstrating compliance with the Concept 
Plan are required in the implementing code. 

The framework plan approach is intended to:

Ensure the vision, goals and standards are requirements in all land use • 
decisions

Provide for fl exibility in site specifi c design and implementation of  the • 
Plan and code

Allow for phased development over a long period of  time (20+ years)• 

The code describes many detailed 
requirements such as street 
connectivity, block confi guration, 
pocket parks, building scale, 
pedestrian connections, low 
impact development features, 
tree preservation, and sustainable 
buildings.  These design elements 
will be essential to the success of  
the area as a walkable, mixed use 
community. The expectation of  this 
Plan is that the fl exibility is coupled 
with a high standard for sustainable 
and pedestrian-oriented design.
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Land Use Sub-Districts

Figure 8 illustrates the fi ve land-use “sub-
districts” of  the concept plan area. Each has 
a specifi c focus of  land use and intended 
relationship to its setting and the plan’s 
transportation and open space systems. Each 
is briefl y described below and illustrated on 
Figures 9 through 12.

  Figure 8 - Land Use Sub-districts
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 North Employment Campus – NEC

The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 
incompatible uses. The sub-district is intended to comply with Metro’s 

Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 9 - North Employment Campus Framework
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Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 

pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 10 - Central Mixed Employment Village Framework
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Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” design will include buildings oriented to the street, an minimum of  2 story 
building scale, attractive streetscape, active ground fl oor uses and other elements that reinforce pedestrian oriented character and vitality of  the area.

Figure 11 - Main Street Framework
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety of  
housing and building forms is required, with the overall average of  residential 
uses not exceeding 22 dwelling units per acre. The WMU area’s uses, density 
and design will support the multi-modal transportation system and provide 
good access for pedestrians, bicycles, transit and vehicles. Site and building 
design will create a walkable area and utilize cost effective green development 
practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding densities permitted in the R-5 zone. Limited non-residential 
uses are permitted to encourage a unique identity, sustainable community, 
and in-home work options.  The neighborhood’s design will celebrate open 
space, trees, and relationships to public open spaces. The central open space, 
ridge open space scenic viewpoints, and a linked system of  open spaces and 
trails are key features of  the EMU. Residential developments will provide 
housing for a range of  income levels, sustainable building design, and green 
development practices.

Figure 12 - West and East Mixed Use Neighborhoods
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Open Space

The Open Space Framework illustrated on Figure 13 provides a network 
of  green spaces intended to provide:

A connected system of  parks, open spaces and natural areas that link • 
together and link to the Environmentally Sensitive Resource Areas.

Scenic and open space amenities and community gathering places• 

Access to nature• 

Tree and natural area preservation• 

Locations where storm water and water quality facilities can be • 
combined with open space amenities, and opportunities to implement 
sustainable development and infrastructure

Green spaces near the system of  trails and pedestrian connections• 

Open spaces which complement buildings and the urban, built • 
environment

Power Line Open Spaces
The power line corridors and gas line corridor comprise 97 acres of  land.  
The power line corridors north of  Loder Road are a dominant feature.
They are a dominant feature because they defi ne open corridors and have 
a signifi cant visual impact related to the towers. They also have a infl uence 
on the pattern of  land use and transportation connections. In response to 
these conditions, the Concept Plan includes four main strategies for the 
use of  the power line corridors:

Provide publicly accessible open spaces. The implementing code • 
includes a minimum 100 foot-wide open space and public access 
easement would be required at the time of  development reviews, 
or, obtained through cooperative agreements with the utilities and 
property owners.

Provide trails. A new east-west trail is shown on Figure 13 that follows • 
the main east-west corridor. This corridor has outstanding views of  
Mt. Hood.

Allow a broad array of  uses. Ideas generated by the CAC, and • 
permitted by the code, include: community gardens, urban agriculture, 
environmental science uses by CCC, storage and other “non-building” 
uses by adjacent industries, storm water and water quality features, 
plant nurseries, and solar farms.

Link to the broader open space network. The power line corridors • 
are linked to the open spaces and trail network in the central and 
southern areas of  the plan.

South-Central Open Space Network
Park spaces in the central and southern areas of  the plan will be important 
to the livability and sustainability goals for the plan. The basic concept 
is to assure parks are provided, provide certainty for the total park 
acreage, guide park planning to integrate with other elements, and provide 
fl exibility for the design and distribution of  parks. 

The following provisions will apply during master planning and other land 
use reviews: 

Park space will be provided consistent with the City’s Park and • 
Recreation Master Plan standard of  6 to 10 acres per 1000 population.

The required acreage may be proposed to be distributed to a multiple • 
park spaces, consistent with proposed land uses and master plan 
design.

A central park will be provided. The location and linearity of  the park • 
was fi rst indicated by Metro’s Goal 5 mapping. It was illustrated by 
several citizen groups during the design workshop held in October, 
2006. This open space feature is intended as a connected, continuous 
and central green space that links the districts and neighborhoods 
south of  Loder Road. The code provides for fl exibility in its 
width and shape, provided there remains a clearly identifi able and 
continuous open space. It may be designed as a series of  smaller 
spaces that are clearly connected by open space. It may be designed 
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Figure 13 - Open Space Framework

as a series of  smaller spaces that are clearly connected by open space. 
If  buildings are incorporated as part of  the central park, they must 
include primary uses which are open to the public. Civic buildings are 
encouraged adjacent to the central park. Streets may cross the park as 
needed. The park is an opportunity to locate and design low impact 
storm water facilities as an amenity for adjacent urban uses. 

East Ridge
The East Ridge is a beautiful edge to the site that should be planned as 
a publicly accessible amenity and protected resource area. The natural 
resource inventory identifi ed important resources and opportunities for 
habitat restoration in the riparian areas of  Thimble Creek. In addition, 
Lidar mapping and slope analysis identifi ed steeper slopes (greater than 
15%) that are more diffi cult to develop than adjacent fl at areas of  the 
concept plan. The sanitary sewer analysis noted that lower areas on the east 
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ridge could not be readily served with gravity systems - they would require private pump 
facilities. For all of  these reasons, it is recommended here that an East Ridge open space 
and conservation area be designated. 

The plan and code call for: 

Establishing the Class I and II Riparian area (per Metro mapping) plus 200 feet as • 
a protected open space area. No development is permitted, except for very limited 
uses such as trails. 

Between the west edge of  the above referenced protected open space area and the • 
490 foot elevation (MSL), establish a conservation area within which the following 
provisions apply:

 a. A minimum of  50% of  the conservation area must be open space. No residential   
    uses are permitted. 

 b. All development must be low impact with respect to grading, site design, storm  
     water management, energy management, and habitat.

 c. Building heights must not obscure views from the 490 foot elevation of  the ridge.

 d. Open space areas must be environmentally improved and restored. 

Establishing a limit of  development that demarks the clear edge of  urban uses and a • 
“window” to adjacent natural areas. In the central area of  the est ridge, the “window” 
must be a minimum of  700 feet of  continuous area and publicly accessible. The 
specifi c location of  the “window” is fl exible and will be establishing as part of  a 
master plan. 

Creating two scenic view points that are small public parks, located north and south • 
of  the central area. 

Creating an East Ridge Trail - the location of  the trail is fl exible and will be • 
established during master planning. It will be located so as to be safe, visible, and 
connect the public areas along the ridge. Along the “window” area described above, 
it will be coordinated with the location of  the adjacent East Ridge Parkway. 

BEAVERCREEK ROAD
CONCEPT PLAN

ru
nw

ay

runway

Figure 13A - East Ridge Lidar and 490 foot elevation
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Transportation

In summary, the key elements of  the Concept Plan transportation strategy 
are to:

Plan a mixed use community that provides viable options for internal • 
trip making (i.e. many daily needs provided on-site), transit use, 
maximized walking and biking, and re-routed trips within the Oregon 
City area.

Improve Beavercreek Road as a green street boulevard.• 

Create a framework of  collector streets that serve the Beavercreek • 
Road Concept Plan area.

Require local street and pedestrian way connectivity.• 

Require a multimodal network of  facilities that connect the • 
Beavercreek Road Concept Plan area with adjacent areas and 
surrounding transportation facilities. 

Provide an interconnected street system of  trails and bikeways.• 

Provide transit-attractive destinations.• 

Provide a logical network of  roadways that support the extension of  • 
transit services into the Beavercreek Road Concept Plan area. 

Use green street designs throughout the plan.• 

Update the Oregon City Transportation System Plan to include the • 
projects identifi ed in the Beavercreek Road Concept Plan, provide 
necessary off-site improvements, and, assure continued compliance 
with Oregon’s Transportation Planning Rule.

Streets
Figure 14 illustrates the street plan. Highlights of  the plan include:

Beavercreek as a green boulevard.•  The cross-section will be a 5 lane arterial 
to Clairmont, then a 3 lane arterial (green street boulevard) from 
Clairmont to UGB. The signalization of  key intersections is illustrated 
on the Street Plan.

Center Parkway as a parallel route to Beavercreek Road.•  This new north-
south route provides the opportunity to completely avoid use of  
Beavercreek Road for trips between Old Acres and Thayer Road. This 
provides a much-needed separation of  local and through trips, as well 
as an attractive east-side walking and biking route. Major cross-street 
intersections, such as Loder, Meyers and Glen Oak may be treated 
with roundabouts or other treatments to help manage average speeds 
on this street. Minor intersections are likely to be stop-controlled on 
the side street approaches. The alignment of  Center Parkway along the 
central open space is intended to provide an open edge to the park. 
The cross-section for Center Parkway includes a multi-use path on 
the east side and green street swale. Center Parkway is illustrated as a 
three-lane facility. Depending on land uses and block confi gurations, 
it may be able to function well with a two lane section and left turn 
pockets at selected locations.

Ridge Parkway as a parallel route to Center Parkway and Beavercreek Road.•  
The section of  Ridge Parkway south of  the Glen Oak extension 
is intended as the green edge of  the neighborhood. This will 
provide a community “window” and public walkway adjacent to 
the undeveloped natural areas east of  the parkway. Ridge Parkway 
should be two lanes except where left turn pockets are needed. Major 
intersections south of  Loder are likely to only require stop control of  
the side street, if  confi gured as “tee” intersections. Mini roundabouts 
could serve as a suitable option, particularly if  a fourth leg is added. 

Ridge Parkway.•  Ridge Parkway was chosen to extend as the through-
connection south of  the planning area to Henrici Road. Center 
Parkway and Ridge Parkway are both recommended for extension to 
the north as long-term consideration for Oregon City and Clackamas 
County during the update of  respective Transportation System Plans. 
It is beyond the scope of  this study to identify and determine each 
route and the feasibility of  such extensions. Fatal fl aws to one or 
both may be discovered during subsequent planning. Nonetheless, 
it is prudent at this level of  study, in this area of  the community, to 
identify opportunities to effi ciently and systematically expand the 
transportation system to meet existing and future needs. 
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Extensions of  Clairmont, Meyers, Glen Oak Roads and the south entrance • 
through to the Ridge Parkway. These connections help complete the 
network and tie all parts of  the community to adjacent streets and 
neighborhoods.

Realignment of  Loder Road at its west end. Loder is recommended for re-• 
confi guration to create a safer “T” intersection. The specifi c location of  the 
intersection is conceptual and subject to more site specifi c planning.

The streets of  the Concept Plan area are recommended to be green 
streets. This is an integral part of  the storm water plan and overall 
identity and vision planned for the area. The green street cross-sections 
utilize a combination of  designs: vegetated swales, planter islands, 
curb extensions, and porous pavement. Figures 15 – 19 illustrate the 
recommended green street cross-sections. These are intended as a 
starting point for more detailed design. 

Trails
Figure 14 also illustrates the trail network. The City’s existing Thimble 
Creek Trail and Metro’s Beaver Lake Regional Trail have been 
incorporated into the plan. New trails include the Powerline Corridor 
Trail, multi-use path along Center Parkway, and the Ridge Trail.

Transit
The Concept Plan sets the stage for future transit, recognizing that 
how that service is delivered will play out over time. Specifi cs of  transit 
service will depend on the actual rate and type of  development built, 
Tri-Met resources and policies, and, consideration of  local options. 
Three options have been identifi ed:

A route modifi cation is made to existing bus service to Clackamas 1. 
Community College (CCC) that extends the route through CCC to 
Beavercreek Road via Clairmont, then south to Meyers or Glen Oak, 
back to HWY 213, and back onto Molalla to complete the normal 
route down to the Oregon City Transit Center. To date, CCC has 
identifi ed Meyers Road as a future transit connection to the college.

A new local loop route that connects to the CCC transit center 2. 
and serves the Beavercreek Road Concept Planning area, the High 
School, the residential areas between Beavercreek and HWY 213, 
and the residential areas west of  HWY 213 (south of  Warner Milne).

A new “express” route is created from the Oregon City Transit 3. 
Center, up/down HWY 213 to major destinations (CCC, the 
Beavercreek Road Employment area, Red Soils, Hilltop Shopping 
Center, etc.).

It is the recommendation of  this Plan that the transit-oriented (and Use 
mix), density, and design of  the Beavercreek Road area be implemented 
so that transit remains a viable option over the long term. The City 
should work with Tri-Met, CCC, Oregon City High School, and 
developers within the Concept Plan area to facilitate transit. 



BEAVERCREEK ROAD CONCEPT PLAN

26

Connectivity
The street network described above will be supplemented by a connected local street network. Consistent with 
the framework plan approach, connectivity is required by policy and by the standards in the code. The specifi c 
design for the local street system is fl exible and subject to master plan and design review. Figure 20 illustrates 
different ways to organize the street and pedestrian systems. These are just three examples, and are not intended 
to suggest additional access to Beavercreek Road beyond what is recommended in Figure 14. The Plan supports 
innovative ways to confi gure the streets that are consistent with the goals and vision for the Beavercreek Concept 
Plan area.
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Figure 15 - Beavercreek Road Green Street
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Figure 16 - Ridge Parkway and Central Parkway Green Streets
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Figure 17 - Collector Green Street
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Figure 18 - Main Street Green Street Figure 19 - Neighborhood Green Street
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Cost Estimate 
A planning-level cost estimate analysis was conducted in order to approximate the amount of  funding that will be needed to construct the needed 
improvements to the local roadway system, with the build-out of  the Beavercreek Road Concept Plan. The table below lists these improvements and 
their estimated costs. These generalized cost estimates include assumptions for right-of-way, design, and construction. 

For additional information, please see Technical Appendix, Sections C2 and G.

 

 

Roadway Improvements Improvement Estimated Cost 
Beavercreek Road: Marjorie Lane 
to Clairmont Drive 

Construct 5-lane cross-section to 
City standards 

$6,300,000 

Beavercreek Road: Clairmont 
Drive to Henrici Road 

Construct 3-lane cross-section to 
City standards 

$12,300,000 

Clairmont Drive: Beavercreek 
Road – Center Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$2,400,000 

Loder Road: Beavercreek Road to 
Center Parkway 

Construct 3-lane cross-section to 
City standards and 
signalize Beavercreek Road 
intersection 

$1,400,000 

Loder Road: Center Parkway – 
East Site Boundary 

Construct 3-lane cross-section to 
City standards 

$4,200,000 

Meyers Road: Beavercreek Road – 
Ridge Parkway 

Construct new 3-lane collector to 
City standards and modify signal at 
Beavercreek Road 

$3,500,000 

Glean Oak Road: Beavercreek 
Road – Ridge Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$3,400,000 

Center Parkway Construct new 3-lane collector with 
12’ multi-use path 

$17,700,000 

Ridge Parkway Construct new 3-lane collector $9,800,000 

Total Roadway Improvements  $61,000,000 

Intersection Only 
Improvements 

Improvement Estimated Cost 

Beavercreek Road/Maplelane Road Construct new WB right-turn 
lane 

$250,000 

Beavercreek Road/ Meyers Road Construct new NB and SB through 
lanes 

$5,000,000 

Total Intersection Improvements $5,250,000 

TOTAL IMPROVEMENTS $66,250,000 

Transportation Cost Estimate
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Figure 21 - Sustainable Stormwater Plan
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Storm Water and Water Quality

This Beavercreek Road stormwater infrastructure plan embraces the 
application of  low-impact development practices that mimic natural 
hydrologic processes and minimize impacts to existing natural resources. 
It outlines and describes a stormwater hierarchy focused on managing 
stormwater in a naturalistic manner at three separate scales: site, street, 
and neighborhood. 

Tier 1 – Site Specific Stormwater Management Facilities (Site)
All property within the study area will have to utilize on-site best 
management practices (BMPs) to reduce the transport of  pollutants 
from their site. Non-structural BMPs, such as source control (e.g. using 
less water) are the best at eliminating pollution. Low-impact structural 
BMPs such as rain gardens, vegetated swales, pervious surface treatments, 
etc. can be designed to treat stormwater runoff  and reduce the quantity 
(fl ow and volume) by encouraging retention/infi ltration. They can also 
provide benefi cial habitat for wildlife and aesthetic enhancements to 
a neighborhood. These low-impact BMP’s are preferred over other 
structural solutions such as underground tanks and fi ltration systems.  
Most of  these facilities will be privately maintained.

Tier 2 – Green Street Stormwater Management Facilities (Street)
Green Streets are recommended for the entire Beavercreek Concept 
Plan area. The recommended green street design in Figures 15 - 19 use 
a combination of  vegetated swales or bioretention facilities adjacent to 
the street with curb cuts that allow runoff  to enter. Bioretention facilities 
confi ned within a container are recommended in higher density locations 
where space is limited or is needed for other urban design features, 
such as on-street parking or wide sidewalks. The majority of  the site is 
underlain with silt loam and silty clay loam. Both soils are categorized as 
Hydrologic Soil Group C and have relatively slow infi ltration rates. 

The recommended green streets will operate as a collection and 
conveyance system to transport stormwater from both private property 
and streets to regional stormwater facilities. The conveyance facilities need 
to be capable of  managing large storm events that exceed the capacity of  
the swales. For this reason, the storm water plan’s conveyance system is a 
combination of  open channels, pipes, and culverts. Open channels should 
be used wherever feasible to increase the opportunity for stormwater to 
infi ltrate and reduce the need for piped conveyance. 

Tier 3 – Regional Stormwater Management Facilities (Neighborhood)
Regional stormwater management facilities are recommended to manage 
stormwater from larger storms that pass through the Tier 1 and Tier 2 
facilities.  Figure 21 illustrates seven regional detention pond locations.  
Coordinating the use of  these for multiple properties will require land 
owner cooperation during development reviews, and/or, City initiative in 
advance of  development.

The regional facilities should be incorporated into the open space 
areas wherever possible to reduce land costs, and reduce impacts to the 
buildable land area. Regional stormwater facilities should be designed to 
blend with the other uses of  the open space area, and can be designed 
as a water feature that offers educational or recreational opportunities. 
Stormwater runoff  should be considered as a resource, rather than a waste 
stream. The collection and conveyance of  stormwater runoff  to regional 
facilities can offer an opportunity to collect the water for re-use. 
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Discharge Locations
Post-development stormwater runoff  rates from the Beavercreek Road 
Concept Plan Area will need to match pre-development rates at the existing 
discharge locations, per City Stormwater Design Standards. Since there are 
several small discharge locations to Thimble Creek, fl ow control facilities 
may not be feasible at all discharge locations. In this situation, over-
detention is needed at some discharge locations to compensate for the un-
detained areas so that fl ows in Thimble Creek at the downstream point of  
compliance meet City Stormwater Design Standards for fl ow control.

The stormwater 
infrastructure for the 
Beavercreek Road 
Concept Plan Area 
is estimated to cost 
between $7.8 million 
and $9.4 million for 
base construction. 
When construction 
contingencies, soft 
costs (engineering, 
permitting, 
construction 
management), and 
land acquisition, the 
total cost is estimated 
at $15 to $23 million. 

Water 
The proposed water infrastructure plan creates a network of  water supply 
pipelines as the “backbone” system. In addition, as individual parcels are 
developed, a local service network of  water mains will be needed to serve 
individual lots.

Since there are two pressure zones in the concept plan area, there will need 
to be a network of  pipes for each of  the two zones. These systems are 
illustrated on Figure 22. The Fairway Downs Pressure Zone will serve the 
south one-third of  the concept plan area. This zone receives water from 

the system reservoirs. 
But, because this 
zone is at the highest 
elevation in the entire 
water system, pressure 
from the reservoir 
system is insuffi cient 
to maintain a usable 
pressure to customers 
in this part of  the 
system. The water 
pressure is increased 
by using a booster 
pump station located 
at the intersection of  
Glen Oak Road and 
Beavercreek Road.
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In the Fairway Downs Pressure Zone, the majority of  the water mains will 
be installed in the proposed public rights-of-way. However, a small portion 
of  the system may need to be in strip easements along the perimeter of  
the zone at the far southeast corner of  the concept plan area. The system 
layout shown is preliminary and largely dependent on future development 
and the fi nal system of  internal (local) streets. Additional mains may be 
needed or some of  the water mains shown may need to be removed. 
For instance, if  the development of  the residential area located at the 
southeast end of  the site, adjacent to Old Acres Road, includes internal 
streets, the water mains shown along the perimeter of  the site may be 
deleted because service will be provided from pipes that will be installed in 
the internal street system.

Some of  the planned streets in the Fairway Downs Pressure Zone will 
contain two water mains. One water main will provide direct water service 
to the area from the booster pump system. The other water main will carry 
water to the lower elevation areas in the Upper Pressure Zone.

The Upper Pressure Zone will serve the north two-thirds of  the concept 
plan area. The “backbone” network for the Upper Pressure Zone will have 
water mains that are pressured from the Henrici and Boynton reservoirs. A 
single 12-inch water main will run parallel with Beavercreek Road through 
the middle of  concept plan area. This water conduit will serve as the 
“spine” for the Upper Pressure Zone. A network of  8-inch water pipes 
will be located in the public rights-of-way and will provide water to the 
parcels that are identifi ed for development. The system can be extended 
easterly on Loder Road, if  needed.

The preliminary design ensures that the system is looped so that there are 
no dead-end pipes in the system. Along a portion of  the north perimeter, 
approximately 1,600 feet of  water pipe will be needed to complete a 
system loop and provide water service to adjacent lots. This pipe will share 

a utility easement with a gravity sanitary sewer and a pressure sewer. There 
may also be stormwater facilities in this same alignment.

In the Water Master Plan, under pipeline project P-201, there is a system 
connection in a strip easement between Thayer Road and Beavercreek 
Road at the intersection with Marjorie Lane. Consideration should be 
given to routing this connection along Thayer Road to Maplelane Road 
and then onto Beavercreek Road. This will keep this proposed 12-inch 
main in the public street area where it can be better accessed.

The estimated total capital cost for the “backbone” network within the 
concept plan area will be in the area of  $5,400,000. This estimate is based 
the one derived for Alternative D, which for concept planning purposes, is 
representative of  the plan and costs for the fi nal Concept Plan. This is in 
addition to the $6.9 million of  programmed capital improvement projects 
that will extend the water system to the concept plan area. All estimates 
are based on year 2003 dollars. Before the SDC can be established, the 
estimates will need to be adjusted for the actual programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H3.
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 Sanitary Sewer
The northern half  of  the concept area drains generally to the north and 
follows the natural land contours formed by the uppermost portion of  
Thimble Creek. The proposed sanitary sewer system in the vicinity of  
Loder Road will follow the north-south street rights-of-way. This part of  
the system will terminate at the low point of  the concept plan area in a 
wetwell. A sanitary lift station over the wetwell will pump the wastewater 
uphill in a westerly direction to a point that it can be discharged into a 
gravity sewer that will fl ow west to the trunk sewer in Beavercreek Road. 
The lift station and pressure sewer project has been identifi ed in the 
Sanitary Sewer Master Plan as projects BC-COL-5 and 6. A utility bridge 
that will carry the pressure pipe and gravity sewer pipe over Thimble 
Creek is anticipated. 
A short road access to 
the pump station that 
is parallel to Thimble 
Creek will also be 
needed. 

The majority of  the southern half  of  the concept area will have a gravity 
sanitary sewer system that will convey waste water to the existing 2,400-
foot long trunk sewer  in Beavercreek Road, which currently extends from 
Highway 213 to approximately 800 feet south of  Marjorie Lane.  This 
portion of  the system can be built in the planned roadways and in the 
existing Beavercreek Road right-of-way. This portion of  the system can be 
built in the planned roadways. A portion of  the system, approximately 900 
feet long, will need to be built in the current alignment of  Loder Road so 
that the gravity sewer can be connected to the trunk sewer in Beavercreek 
Road. The circulation plan includes a realignment of  Loder Road. 
Therefore, a sewer easement will need to be retained across the future 
parcel that now includes the current Loder Road alignment.

The approximate 
elevation of  490 ft 
(MSL) is important in 
the southern half  of  
the concept plan area 
relative to gravity sewer 
service.  Roadways 
and development 
constructed above 
490 ft will most likely 
allow for gravity sewer 
service.  If  land uses 
requiring sanitary sewer 
service (or roadways 
with sewer underneath) 
are located lower than 
490 ft, individual pump 
stations and pressurized 
services may be 
required.
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The estimated total capital cost will be in the vicinity of  $4,400,000. 
This estimate is based on the cost analysis for Alternative D, which is 
comparable.  This is in addition to the $2.3 million in sanitary sewer 
master plan capital costs that needed to bring the sanitary sewers to 
the concept plan area. These estimates are based on year 2003 dollars. 
The estimates will need to be adjusted for the programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H2.

Funding strategies

For water, sewer, storm water and parks, there are fi ve primary funding 
sources and strategies that can be used:

System development charges (SDCs)• – Oregon City requires developers 
to pay SDCs for new development.  Developers pay these charges 
up front based on the predicted impact of  the new development on 
the existing infrastructure and the requirements it creates for new 
improvements.  Although the charges are paid by the developer, 
the developer may pass on some of  these costs to buyers of  newly 
developed property. Thus, SDCs allocate costs of  development to 
the developer and buyers of  the new homes or new commercial or 
industrial buildings.

Urban renewal/tax increment fi nancing - •  Tax increment fi nancing is the 
primary funding vehicle used within urban renewal areas (URA). 
The tax increment revenue is generated within a URA when a 
designated area is established and the normal property taxes within 
that area are ‘frozen’ (often called the frozen base). Any new taxes 
generated within that area through either property appreciation or 
new investment becomes the increment. Taxing jurisdictions continue 
to collect income from the frozen base but agree to release assessed 
value above the base to the URA. The URA then can issue bonds to 
pay for identifi ed public improvements. The tax increment is used to 
pay off  the bonds.

Oregon City has the authority to establish an URA. The Beavercreek 
Road Concept Plan Area would have to meet the defi nition of  ‘blight’ 
as defi ned in ORS 457. It is likely to meet ‘blight’ standards because its 
existing ratios of  improvement-to-land values are likely low enough to 
meet that standard.

Local Improvement Districts • - Local Improvement Districts (LIDs) 
are formed for the purpose of  assessing local property owners 
an amount suffi cient to pay for a project deemed to be of  local 
benefi t. LIDs are a specifi c type of  special assessment district, which 
more broadly includes any district that is formed within an existing 
taxing district to assess specifi c property owners for some service 
that is not available throughout the larger district. The revenues 
from the LID assessments are used to pay the debt payments on 
a special assessment bond or a note payable issued for the capital 
improvements.

LID assessments increase costs for property owners. Under a LID 
the improvements must increase the value of  the taxed properties by 
more than the properties are taxed. LIDs are typically used to fund 
improvements that primarily benefi t residents and property owners within 
the LID. 

Bonds • - Bonds provide a fi nancing mechanism for local governments 
to raise millions of  dollars for parks and other capital projects. The 
City could back a bond with revenue from a LID, the Urban Renewal 
Districts, or property taxes citywide. General obligation (GO) bonds 
issued by local governments are secured by a pledge of  the issuer’s 
power to levy real and personal property taxes. Property taxes 
necessary to repay GO bonds are not subject to limitation imposed 
by recent property tax initiatives. Oregon law requires GO bonds to 
be authorized by popular vote.

Bond levies are used to pay principal and interest for voter-approved 
bonded debt for capital improvements. Bond levies typically are approved 
in terms of  dollars, and the tax rate is calculated as the total levy divided 
by the assessed value in the district.

Developer funded infrastructure – The City conditions land use • 
approvals and permits to include required infrastructure.  Beyond 



BEAVERCREEK ROAD CONCEPT PLAN

38

the sources cited above, developers cover the remaining costs for the 
infrastructure required for their development.  

Additional funding tools that could be investigated and implemented 
within the Concept Plan area include a Road District, a County Service 
District, Intergovernmental Agreements, an Advance Finance District, 
a Certifi cate of  Participation, and a Utility Fee. There are benefi ts and 
limitations associated with each of  the funding options that should be 
reviewed carefully before implementing. 

For transportation infrastructure, the same sources as cited above are 
available.  For larger facilities, such as Beavercreek Road, additional funds 
may be available.  They include Metro-administered federal STP and 
CMAQ funding, and, regional Metro Transportation Improvement Plan 
funding.  These sources are limited and extremely competitive.  County 
funding via County SCSs should also be considered a potential source for 
Beavercreek Road.  Facilities like Beavercreek Road are often funded with 
a combination of  sources, where one source leverages the availability of  
another.  

Sustainability

One of  the adopted goals is: The Beavercreek Road Concept Plan Area 
will be a model of  sustainable design, development practices, planning, 
and innovative thinking. 

Throughout the development of  the concept plan, sustainability has been 
paramount in guiding the CAC, the City, and the consultant team. The 
fi nal plan assumes that sustainable practices will be a combination of  
private initiatives (such as LEED certifi ed buildings), public requirements 
(green streets and low impact development policies), and public-private 
partnerships. It is recommended that City use incentives, education 
and policy support as much as possible for promoting sustainability 
at Beavercreek Road. Some initiatives will require regulation and City 
mandates, but caution and balance should be used. At the end of  the 

day, it is up to the private sector to invest in sustainable development. 
The Beavercreek Road’s site’s legacy as a model of  sustainable design 
will depend, in large part on the built projects that are successful in the 
marketplace and help generate the type of  reputation that the community 
desires and deserves.

The key to fulfi lling the above-listed goal will be in the implementation. 
For the City’s part, implementation strategies that support sustainable 
design will be included within the Oregon City Comprehensive Plan 
policies and Code provisions. They will be applied during master plan 
and design review permitting. Some of  these strategies will be “required” 
while other are appropriate to “encourage.”  These sustainability strategies 
include:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community-based sustainable programs and activities• 
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Principles for Sustainable Community Design

The CAC discussed Principles for Sustainable Community Design that 
were offered by one of  the members. These provide a good framework 
for how the Concept Plan is addressing sustainability.  

Mix Land Uses - Promote a mix of  land uses that support living wage jobs and a 
variety of  services. 

All of  the sub-districts are, to some degree, mixed use districts. The 
Mixed Use Village, Main Street and West Mixed Use Neighborhood allow 
a rich mix of  employment, housing, and services. Taken together, the 
entire 453 acre area will be a complete community. 

Housing Types - Create a range of  housing choices for all ages and incomes. 

The concept plan includes housing in many forms: mixed use formats in 
the 3-5 story buildings, high density apartments and condominiums, live-
work units, townhomes, small cottage lots, and low density single family 
homes.

Walk-ability - Make the Neighborhood “walkable” and make services “walk-to-
able.”

The plan provides a street and trail framework. The code will require 
a high level of  connectivity and maximum block sizes for most sub-
districts. Services are provided throughout the plan as part of  mixed use 
areas and a broad range of  permitted uses.

Transportation - Provide a range of  transportation options using a connected network 
of  streets and paths. 

The plan provides for all modes: walking, biking, driving and transit. 
Transit-supportive land use is specifi cally required in the Mixed 
Employment Village, Main Street and West Mixed Use Neighborhoods. 
The framework of  connected streets and paths will be supplemented by a 

further-connected system of  local streets and walking routes.

Open Space - Protect and maintain a functioning green space network for a variety of  
uses. 

Open space is distributed throughout the plan. New green spaces are 
connected with existing higher-value natural areas.

 Integrate Systems - Integrate ecological and man-made systems to maximize function, 
effi ciency and health. 

Infrastructure systems (green storm water, multi-modal transportation) 
are highly integrated with the open space network and array of  land 
uses. It will be important for the implementation of  the plan to further 
integrate heating, cooling, irrigation and other man-made systems with 
the Concept Plan framework.

Ecological Health - Manage natural resources to eliminate pollution to watersheds and 
lesson impact on habitat and green infrastructure. 

Methods to achieve this principle are identifi ed in the Stormwater 
Infrastructure Report. Additionally, the code requires measures to 
preserve natural resources and eliminate pollution to watersheds 
necessary to achieve this principle.  

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate existing development 
areas. 

The principle will be applied primarily at time of  development and 
beyond. 
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Green Buildings - Build compact, innovative structures that use less energy and materials. 

The draft code includes provisions for green buildings. This is a new area 
for the City to regulate, so a public-private Green Building Work Group is 
recommend to explore issues, build consensus, and develop specifi c code 
recommendations.

Work Together - Work with community members and neighbors to design and develop. 

The development of  the alternatives and the recommended plan has been 
a collaborative process with all project partners. The concept plan process 
through implementation and subsequent project area developments will 
continue to be a collaborative process where all stakeholders are invited to 
participate.

For additional information, please see Technical Appendix, Sections C3, D, 
and F.
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Metrics

Land Use
The following table summarizes the acreages for major land uses on the Concept Plan.
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Housing and Employment Estimates
The Concept Plan has an estimated capacity for approximately 5000 jobs and 1000 dwellings. The following table displays the estimates and 
assumptions used to estimate jobs and housing. On a net acreage, these averages are 33 jobs/ net developable acre and 10.3 dwellings/ net 
developable acre. 
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VI. Goals and Policies

The following goals and policies are recommended for adoption into 
the Oregon City Comprehensive Plan.  The goal statements are those 
developed by the Citizen Advisory Committee as goals for the plan.

Goal 1 Complete and Sustainable Community
Create a complete and sustainable community, in conjunction with the 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center.

Policy 1.1
Adopt new comprehensive plan and zone designations, and development 
code, that implement the Beavercreek Concept Plan.  Require all 
development to be consistent with the Concept Plan and implementing 
code.

Policy 1.2
Establish sub-districts to implement the Concept Plan.  The sub-districts 
are:

North Employment Campus – NEC
The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 

incompatible uses. The sub-district is intended to comply with Metro’s 
Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 
pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  
pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” 
design will include buildings oriented to the street, and minimum of  2 
story building scale, attractive streetscape, active ground fl oor uses and 
other elements that reinforce pedestrian oriented character and vitality of  
the area.
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety 
of  housing and building forms is required, with the overall average of  
residential uses not exceeding 22 dwelling units per acre. The WMU area’s 
uses, density and design will support the multi-modal transportation 
system and provide good access for pedestrians, bicycles, transit and 
vehicles. Site and building design will create a walkable area and utilize cost 
effective green development practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding the densities permitted in the R-5 zone. Limited non-
residential uses are permitted to encourage a unique identity, sustainable 
community, and in-home work options.  The neighborhood’s design will 
celebrate open space, trees, and relationships to public open spaces. The 
central open space, ridge open space scenic viewpoints, and a linked 
system of  open spaces and trails are key features of  the EMU. Residential 
developments will provide housing for a range of  income levels, 
sustainable building design, and green development practices.

Policy 1.3
Within the Northern Employment Campus sub-district, support 
the attraction of  family wage jobs and connections with Clackamas 
Community College. 

Policy 1.4

Within the Mixed Employment Village and Main Street sub-districts, 
promote job creation, mixed use and transit oriented development.  Adopt 
minimum densities, limitations on stand-alone residential developments, 
and other standards that implement this policy.

Policy 1.5
The Main Street sub-district may be located along the extension of  Glen 
Oak Road and not exceed 10 gross acres.  The specifi c confi guration of  
the MS sub-district may be established as part of  a master plan.

Policy 1.6
Within the West and East Mixed Use Neighborhoods, require a variety 
of  housing types.  Allow lot size averaging and other techniques that help 
create housing variety while maintaining overall average density.

Policy 1.7
Within the MEV, MS, WMU and EMU sub-districts, require master plans 
to ensure coordinated planning and excellent design for relatively large 
areas (e.g. 40 acres per master plan).  Master plans are optional in the NEC 
due to the larger lot and campus industrial nature of  the area.
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Goal 2 Model of Sustainable Design
Be a model of  sustainable design, development practices, planning, and 
innovative thinking.

Policy 2.1
Implement the Sustainable Storm Water plan recommended in the Concept 
Plan.  During site specifi c design, encourage innovative system design and 
require low impact development practices that manage water at the site, 
street and neighborhood scales.

Policy 2.2
Storm water facilities will be designed so they are amenities and integrated 
into the overall community design.

Policy 2.3

Support public and private sector initiatives to promote sustainable design, 
development practices and programs, including but not limited to:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community based sustainable programs and activities• 

Policy 2.4
Work with stakeholders and the community to develop LEED or equivalent 
green building standards and guidelines to apply in the Concept Plan area.

Goal 3 Green Jobs
Attract “green” jobs that pay a living wage.

Policy 3.1
Coordinate with county, regional and state economic development 
representatives to recruit green industry to the Concept Plan area.  

Policy 3.2
Promote the Concept Plan area as a place for green industry.

Policy 3.3
Work with Clackamas Community College to establish programs and 
education that will promote green development within the Concept Plan 
area.
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Goal 4 Sustainable Industries
Maximize opportunities for sustainable industries that serve markets 
beyond the Portland region and are compatible with the site’s unique 
characteristics.

Policy 4.1
As master plans are approved, ensure there is no net loss of  land 
designated North Employment Campus.

Policy 4.2
Coordinate with County, regional and state economic development 
representatives to recruit sustainable industries that serve markets beyond 
the Portland region.  

Goal 5 Natural Beauty
Incorporate the area’s natural beauty into an ecologically compatible built 
environment.

Policy 5.1
Incorporate signifi cant trees into master plans and site specifi c designs.  
Plant new trees to establish an extensive tree canopy as part of  the creation 
of  an urban community.

Policy 5.2
Provide scenic viewpoints and public access along the east ridge.

Policy 5.3
Protect views of  Mt Hood and locate trails and public areas so Mt Hood 
can be viewed within the community 

Policy 5.4
Establish open space throughout the community consistent with the Open 
Space Framework Plan.  Allow fl exibility in site specifi c design of  open 
space, with no net loss of  total open space area.

Policy 5.5
Protect steeply sloped and geologically sensitive areas along the east ridge 
from development.

Goal 6 Multi-modal Transportation
Provide multi-modal transportation links (such as bus routes, trails, bike-
ways, etc.) that are connected within the site as well as to the surrounding 
areas.

Policy 6.1
Work with Tri-Met and stakeholders to provide bus service and other 
alternatives to the Concept Plan area.

Policy 6.2
As land use reviews and development occur prior to extension of  bus 
service, ensure that the mix of  land uses, density and design help retain 
transit as an attractive and feasible option in the future.

Policy 6.3
Ensure that local street connectivity and off-street pedestrian routes link 
together into a highly connected pedestrian system that is safe, direct, 
convenient, and attractive to walking.  

Policy 6.4
The “walkability” of  the Concept Plan area will be one of  its distinctive 
qualities.  The density of  walking routes and connectivity should mirror 
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the urban form – the higher the density and larger the building form, the 
“fi ner” the network of  pedestrian connections.

Policy 6.5
Require trails to be provided consistent with the Concept Plan Circulation 
Framework.

Policy 6.6
Provide bike lanes on Beavercreek Road and all collector streets, except for 
Main Street.  The City may consider off-street multi-use paths and similar 
measures in meeting this policy.  Bike routes will be coordinated with the 
trails shown on the Circulation Framework.

Goal 7 Safety Along Beavercreek Road
Implement design solutions along Beavercreek Road that promote 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand.  

Policy 7.1
Design Beavercreek Road to be a green street boulevard that maximizes 
pedestrian safety.

Policy 7.2
Work with the County and State to establish posted speeds that are safe for 
pedestrians and reinforce the pedestrian-oriented character of  the area.

Policy 7.3 
Control access along the east side of  Beavercreek Road so that full 
access points are limited to the intersections shown on the Circulation 
Framework.  Right in-Right-out access points may be considered as part of  
master plans or design review.

Goal 8 Oregon City High School and Clackamas 
Community College

Promote connections and relationships with Oregon City High School and 
Clackamas Community College.

Policy 8.1
Coordinate with OCHS and CCC when recruiting businesses and 
promoting sustainability.  Within one year of  adoption of  the Concept 
Plan, the City will convene dialogue with OCHS, CCC and other relevant 
partners to identify target industries and economic development strategies 
that are compatible with the vision for the Concept Plan. Encourage 
curricula that are synergistic with employment and sustainability in the 
Concept Plan area.

Policy 8.2
Prior to application submittal, require applicants to contact OCHS and 
CCC to inform them and obtain early comment for master plans and 
design review applications.

Policy 8.3
Improving the level-of-service and investing in the Highway 213 corridor 
improves the freight mobility along Highway 213, which provides access 
to Beavercreek Road and the Concept Plan area. Protecting the corridor 
and intersections for freight furthers the City goal of  providing living-wage 
employment opportunities in the educational, and research opportunities 
to be created with CCC and OCHS.
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Goal 9 Unique Sense of Place
Have a unique sense of  place created by the mix of  uses, human scale 
design, and commitment to sustainability.

Policy 9.1
Utilize master plans and design review to ensure detailed and coordinated 
design.  Allow fl exibility in development standards and the confi guration 
of  land uses when they are consistent with the comprehensive plan, 
development code, and vision to create a complete and sustainable 
community.

Policy 9.2
Implement human scale design through building orientation, attractive 
streetscapes, building form/architecture that is matched to the purpose 
of  the sub-district, location of  parking, and other techniques.  The design 
qualities of  the community should mirror the urban form – the higher 
the density and larger the buildings, the higher the expectation for urban 
amenities and architectural details.

Policy 9.3
Density should generally transition from highest on the west to lowest in 
the eastern part of  the site.

Policy 9.4
Promote compatibility with existing residential areas at the north and south 
end of  the Concept Plan area.  Transition to lower densities, setbacks, 
buffers and other techniques shall be used.

Goal 10   Ecological Health
Manage water resources on site to eliminate pollution to watersheds and 
lesson impact on municipal infrastructure by integrating ecological and 
man-made systems to maximize function, effi ciency and health.

Policy 10.1
Utilize low impact development practices and stormwater system designs 
that mimic natural hydrologic processes, minimize impacts to natural 
resources and eliminate pollution to watersheds.

Policy 10.2
Prepare the Environmentally Sensitive Resource Area overlay to protect, 
conserve and enhance natural areas identifi ed on the Concept Plan.  Apply 
low-density base zoning that allows property owners to cluster density 
outside the ESRA and transfer to other sites.
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To:           Beavercreek Road Concept Plan Citizens  
                 and Technical Advisory Committees 
 
From:       Tony Konkol 
 
Date:        March 13, 2007 
 
Subject:    Project Goals with Objectives 

 
The following project goals and supplemental objectives were prepared using the Ideas 
we Like, Principles of Sustainable Development, and the Advisory Committees’ long-
term vision for the project area.   This update reflects input by the Citizens and Technical 
Advisory Committees at their March 8th, 2007 meeting.  
 
The Beavercreek Road Concept Plan Area will: 
 
Goal 
1. Create a complete community, in conjunction with the adjacent land uses, that 

integrates a diverse mix of uses, including housing, services, and public spaces that are 
necessary to support a thriving employment center; 
 
Objective 1.1  

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 1.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 1.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community.  

Objective 1.4 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services, and housing for local workers and residents of all ages and incomes.  

Objective 1.5 
Become a model of sustainability that may be implemented throughout the City.  

Objective 1.6 
Allow the integration of housing and employment uses where practicable.  

Objective 1.7 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 
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2. Be a model of sustainable design, development practices, planning, and innovative 
thinking; 
 
Objective 2.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 2.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 2.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes.  

Objective 2.4 
Encourage environmentally responsible developments that are economically feasible, 
enhance livability of neighborhoods and enhance the natural environment.  

Objective 2.5 
Investigate development standards that offer incentives for developments that 
exceed energy efficiency standards and meets green development requirements and 
goals.  

 
3. Attract “green” jobs that pay a living wage; 

Objective 3.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 3.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 3.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

Objective 3.4 
Allow the integration of housing and employment uses where practicable.  

Objective 3.5 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 3.6 
Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

 
4. Maximize opportunities for sustainable industries that serve markets beyond the 

Portland region and are compatible with the site’s unique characteristics; 
 
Objective 4.1 
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Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 4.2 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 4.3 
 Support locally based and founded employers that provide living wages jobs.  
Objective 4.4 

Support the development of sustainable industries that utilize green design standards 
and development practices.  
 

5. Incorporate the area’s natural beauty into an ecologically compatible built 
environment; 
 
Objective 5.1 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure that 

the pedestrian experience is not diminished through the development of fences, 
parking lots, backs of buildings, or other impediments to pedestrian access and 
circulation.  

Objective 5.2 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 5.3 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 5.4 

Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

 
6. Provide multi-modal transportation links (such as bus routes, trails, bike-ways, etc.) 

that are connected within the site as well as to the surrounding areas; 
 
Objective 6.1 

Provide public connectivity routes for bicycles and pedestrians that encourage non-
vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 6.2 
Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area.  

Objective 6.3 
Explore local and regional transit opportunities that will increase non-single 
occupancy vehicle travel.  
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7. Implement design solutions along Beavercreek Road that promote pedestrian safety, 

control traffic speeds and access, and accommodate projected vehicular demand; 
 
Objective 7.1 

Develop and maintain a multi-modal transportation system that is safe for all users 
and will minimize conflict points between different modes of travel, especially across 
Beavercreek Road to the existing neighborhoods, Clackamas Community College, 
Oregon City High School and the Berry Hill Shopping Center.  

Objective 7.2 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
8. Promote connections and relationships with Oregon City High School and 

Clackamas Community College; 
 
Objective 8.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 8.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 8.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community. 
 

9. Have a unique sense of place created by the mix of uses, human scale design, and 
commitment to sustainability. 
 
Objective 9.1 
 Provide public connectivity routes for bicycles and pedestrians that encourage non-

vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 9.2 
 Provide an integrated street system that is designed as practicable to minimize the 

impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 

Objective 9.3 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 9.4 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
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Objective 9.5 
 Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 

services and housing for local workers and residents of all ages and incomes. 
Objective 9.6 
 Allow the integration of housing and employment uses where practicable.  
Objective 9.7 
 Work with Metro to ensure that there is enough land available within the 

Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 9.8 
 Create a “brand” for the area that reflects the desire for sustainable development that 

will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 9.9 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
10. Ecological Health – Manage water resources on site to eliminate pollution to 

watersheds and lesson impact on municipal infrastructure by integrating ecological 
and man-made systems to maximize function, efficiency and health. 
 
Objective 10.1 

Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 
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Table 2
Beavercreek Concept Plan Job & Housing Density Assumptions
Revised - 7/10/07

Land Use Category

Hybrid 
Gross 
Acres

Hybrid 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
North Employment Campus (adjusted gross 
acreage) 149 127 0.3 450 3,678
Mixed Employment Village 26 21 0.44 350 1,139
Main Street**** 10 8 0.44 350 219 25 100
West Mixed Use Neighborhood 22 18 15 22 387
East Mixed Use Neighborhood 77 62 21 8.7 536
Total # of Jobs 5,073
Total # of Housing Units 1,023
Total Acres of Developed Land++ 284 235

Land Use Category

Plan A 
Gross 
Acres

Plan A 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 139 118 0.3 450 3,431
Mixed Employment 24 20 0.44 350 1,117
Mixed Use**** 10 9 0.44 350 233 25 106
Medium/High Density Residential 50 43 43 25 1,063
Low/Medium Density Residential 53 45 18 10 451
Total # of Jobs 4,841
Total # of Housing Units 1,619
Total Acres of Developed Land++ 276 235

Land Use Category

Plan D 
Gross 
Acres

Plan D 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 84 71 0.3 450 2,073
Mixed Employment 25 21 0.44 350 1,164
Mixed Use**** 29 25 0.44 350 675 25 308
Medium/High Density Residential 9 8 8 25 191
Low/Medium Density Residential 99 84 34 10 842
Total # of Jobs 3,953
Total # of Housing Units 1,341
Total Acres of Developed Land+++ 246 209

 +Number of units calculated by multiplying total net acres of residential land use by average units per acre
 ++Includes 50% of useable power line corridor (26 acres total) as part of developed land (included in Employment land area)
 +++Does not include powerline corridor acreage as part of developed land

*For Hybrid - Net acres equals gross acres minus 15% for local roads and easements in Employment. Mixed Employment, Mixed Use, and residential 
areas assume 20% for local roads and easements
* *Based on Metro 2002-2022 Urban Growth Report: An Employment Land Need Analysis. Includes total on site employment (full and part time). Mixed 
Employment FAR and job density reflects a mix of office, tech/flex, and ground floor retail.
***Number of Jobs in Employment, Mixed Employment, Mixed Use calculated by multiplying total acres by the FAR; Converting to square feet; and 
dividing by number of jobs/square foot.  Jobs in residential areas (Work at Home Jobs) estimated at 4% (potential could be as high as 15%).
**** Mixed Use land use assumes 50% of acreage devoted to commercial uses and the remaining 50% devoted to vertical mixed use.
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Table 3
Land Use Metrics/Assumptions - HYBRID
Revised - 7/10/07

Land Use Category (acres) Hybrid Alt. A Alt. D 

North Employment Campus (adjusted gross acreage)* 149 139 84
Mixed Employment Village 26 24 25
Main Street 10 10 29
West Mixed Use Neighborhood 22 50 9
East Mixed Use Neighborhood 77 53 99

Total Acres of "built" land use 284 276 246
Other Land Uses (not "built")
Parks/Open Space/Natural Areas (Total)** 113 132 166
Major ROW+ 56 36 30
Existing Uses (unbuildable) 0 7 7

Total Project Area Gross Acres 453 ~450 ~450

Land Use Category (acres) Hybrid Alt. A Alt. D
Total North Employment Campus 175 166 84

Unconstrained NEC 123 111 84
Employment with powerline overlay 52 55 0

Useable portion of powerline overlay (50%) 26 28 na
North Employment Campus (adjusted gross 
acreage)* 149 139 84

 

Open Space/Natural Areas Break-Out Hybrid Alt. A Alt. D
Open Space -Gas Overlay 3 4 4

Open Space - Unbuildable Powerlines*** 48 49 0
Environmental Resources/Buildable Lands Map 61 61 61

Parks na 12 na
Other Open Space Areas 18 6 101

    Open Space/Natural Areas (Total) 130 132 166

*Adjusted gross acreage is the sum of 50% of the employment land use shown under the 
powerline easement plus all other unconstrained employment land use areas. Calculations 
shown below:

** Open Space/Natural areas is the sum of all "unbuildable lands" as shown on the Buildable 
Lands Map plus two areas under the powerlines.  Calculations shown below.  

***For Hybrid - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines plus 50% of employment area under powerlines (~26 acres) and the PGE parcel (10 
acres).  For Alt. A - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines and 10 acres of the PGE Parcel and 50% of powerline area (27 acres).
 +Major ROW are approximate location & acreage (may be shown as crossing natural resource 
areas.  Actual location and size of ROW will be addressed during development review/master 
planning). Includes 2 acre adjustment for GIS polygon alignment.
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MEMORANDUM 

TO: Oregon City Planning Commissioners 

FROM: Carrie Richter, Deputy City Attorney 

DATE: November 20, 2015 

RE: Beavercreek Road Concept Plan Summary 
 
 
A number of Planning Commissioners have asked for a quick outline of LUBA’s decision and 
how staff is recommending that the City respond to LUBA’s decision.  This memorandum is 
intended to provide a summary of the arguments made by petitioner Graser-Lindsey, the City’s 
response and how the findings respond to LUBA’s decision. 

In the LUBA case, the petitioner raised three assignments of error.  The first addressed the 
amount of industrial lands in the plan, the second with utility and natural resource issues and the 
third with the process for adoption.  LUBA did not reach several of the arguments, finding that 
the concept plan did not designate sufficient industrial lands to meet a Metro requirements.  A 
copy of LUBA’s decision is attached for your reference.  

Applicable Standards 

Before turning the petitioner’s arguments, it is important to identify the standards that the City 
must meet in adopting a concept plan.  The BRCP is an amendment to the City’s comprehensive 
plan and, when the City amends its plan, it must make findings that the amendments are 
consistent with the statewide planning goals, Metro code requirements and the City’s existing 
Comprehensive Plan - including any ancillary transportation and utility master plans.  In addition 
to those requirements, when Metro amended the UGB bringing rural land into the urban area, the 
City was also obligated to plan those areas consistently with Metro’s Urban Growth 
Management Functional Plan Title 11.  Part of Title 11 planning requires compliance with the 
Regionally Significant Industrial, Industrial or Employment design types, set forth in Metro’s 
UGMFP Title 4.   

LUBA’s Decision & Title 4 Industrial Lands 

When LUBA reviewed the BRCP, the Metro Title 4 map identified 308 acres with an Industrial 
design concept and the Beavercreek Road Concept Plan designated only 121 net acres - the 
North Employment Campus - for industrial uses.  LUBA found that the City failed to designate 
sufficient industrial lands to comply with the Title 4 design type requirements.   

After LUBA’s decision, the City Commission decided not to revise the BRCP to designate more 
industrial land.  Instead, in 2010, as part of adopting a new regional population and employment 
range forecast, Metro found that the identified deficiency in industrial lands would be remedied 
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by including additional lands for industrial uses north of the City of Hillsboro.  Metro went on to 
identify a shortage in residential lands that justified reducing the amount of Title 4 designated 
industrial lands within the City of Oregon City to 220.41 gross acres that is estimated to yield 
approximately 123 acres for industrial uses.  As a result of Metro’s Title 4 map amendment, the 
BRCP, as adopted in 2010, now complies with Metro’s Title 4 land designations. 

Transportation and Utility Plans 

In addition, to the industrial land issue, the petitioner challenged the adequacy of the City’s 
findings in the inventory of infrastructure demands.  The challenges included challenges to the 
financing approaches for transportation, parks, police, fire and sold waste, and schools and 
whether serving the Beavercreek area would impact services and costs on the city as a whole.   

When the BRCP was originally adopted, it was evaluated against transportation and other utility 
plans in place at that time, which did not contemplate development demands in the areas covered 
by the BRCP.  As a result, the BRCP attempted to analyze those impacts in the first instance but 
because LUBA did not weigh in on those issues, we do not know if those findings were 
adequate.   

Since that time, the City has adopted new transportation system, water, sewer master plans as 
well as new low impact development stormwater standards.  These utility master plans assumed 
development at the levels set out in the BRCP and included updated lists of projects and costs 
necessary to serve the BRCP area.  As a result, these master plans more fully flesh out service 
demand, their costs, and explain how utilities will be funded so as not to increase costs to 
existing City residents.   

The findings for the BRCP have been revised to include consideration of these updated plans.  
Since the City decided to open the record to allow consideration of these new plans, it made 
sense to revisit the provision of parks, schools, police and fire adequacy issues as well.    

Natural Resources and Landslides 

The petitioner also argued that the City failed to adequately protect streams and wetlands as well 
as protect for natural hazards and landslides.  As the draft findings provide, the City’s natural 
resource and hazard overlay zone protections already in the City’s code will be applicable to all 
development within the BRCP area responds to these issues. 

Public Process  

Finally, with regard to public process, the petitioner argued before LUBA that the hybrid BRCP 
put forward by the Citizen Involvement Committee (CIC) did not consider “community input 
[or] adequately reflect community desires.”  As pointed out in the findings, the CIC held 
multiple meetings to consider three different concept plans.  The CIC voted to put forward the 
hybrid plan which was fully vetted by the Planning Commission and City Commission over 
numerous public hearings.  Petitioner was given a full and fair opportunity to present oral and 
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written testimony during the previous proceedings and will have the same opportunity during the 
City’s limited review of the record on remand.       

Conclusion 

It is important to remember that staff has not made any amendments to the Beavercreek Concept 
Plan document.  Rather, the only revisions appear in the findings supporting the concept plan as 
originally drafted and with new, more current evidence addressing the Title 4 map issues, the 
utility and natural feature issues raised by the petitioner in the LUBA appeal. 

We look forward to discussing this issue with you further during the hearing. 

 
GSB:7394391.2 
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BEFORE THE CITY COMMISSION  
 
In the Matter of    ) 
Adoption of the     )  Findings of Fact 
Beavercreek Road Concept Plan   ) 
ON REMAND    )   
File No. LE-15-0003     ) 
 
I. INTRODUCTION 
 
This matter comes before the City Commission (Commission) of Oregon City to approve the 
Beavercreek Road Concept Plan on remand.   
 
After a review of the facts, including the Metro Ordinance 10-1244B and the City’s recently 
adopted transportation and utility master plans, the City Commission finds that the applicable 
decision-making criteria are satisfied. Therefore, the City Commission APPROVES the above-
referenced plan amendments.  Unless otherwise provided for, these plan amendments shall take 
effect on Jan 1, 2017 or upon adoption of zoning regulations implementing these plan 
amendments, whichever comes first.   
 
The Commission summarized the benefits of this plan in 2008 as follows:  
 
The Beavercreek Road Concept Plan (BRCP) is a guide to the creation of a complete and 
sustainable community in southeast Oregon City.  The concept plan includes 453-acres located 
along the east side of Beavercreek Road from Old Acres Lane, north to Thayer Road. The 
majority of the site (245 acres) was added to the UGB in December of 2002 and an additional 63 
acres were added in 2004.  The remaining acreage was in the UGB and/or Oregon City limits 
prior to 2002.  During the update of the Oregon City Comprehensive Plan in 2003, Policy 2.6.8 
was adopted acknowledging the jobs-related importance of the site to Oregon City and the 
region, while also allowing flexibility in the project area’s land use.  Comprehensive Plan policy 
2.6.8 states: 

 
Require lands east of Clackamas Community College that are designated as Future 
Urban Holding to be the subject of concept plans, which is approved as an amendment to 
the Comprehensive Plan, would guide zoning designations.  The majority of these lands 
should be designated in a manner that encouraged family-wage jobs in order to generate 
new jobs and move towards meeting the City’s employment goals.  

 
The BRCP furthers this end by creating an area were families can work, as well as live by 
providing a diverse mix of uses (an employment campus north of Loder Road, mixed use 
districts along Beavercreek Road, and two mixed use neighborhoods) all woven together by open 
space, trails, a network of green streets and sustainable development practices - all attributes 
necessary to provide a successful family-wage employment area.  Transit-oriented land uses 
have been strategically located to increase the feasibility of transit service in the future. The plan 
has been carefully crafted to create a multi-use community that has synergistic relationships with 
Clackamas Community College, Oregon City High School and adjacent neighborhoods.  
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II.  FACTS  
 
A.  Concept Plan History 
 
In September, 2008, the Oregon City Commission adopted Ordinance No. 07-1008 adopting the 
Beavercreek Concept Plan (BRCP) and its ancillary documents to the Oregon City 
Comprehensive Plan.  The decision was subsequently appealed to the Land Use Board of 
Appeals (LUBA), LUBA No. 2008-170.  Although a wide-ranging series of arguments were 
presented before LUBA, they largely focused on whether the BRCP was consistent with Metro 
Code provisions relating to the designation of significant industrial lands, whether the Metro 
Code and comprehensive plan policies relating to utility and facility adequacy were satisfied, and 
lack of adequate citizen participation in the process.  In August, 2009, LUBA found that the 
BRCP designation of approximately 74 acres out of the total 308 acres that were designated by 
the Metro Code for an Industrial design type uses required remand.  LUBA did not respond to 
any of the other arguments. 
 
In December 2010, Metro adopted Ordinance No. 10-1244B that, in addition to expanding the 
urban growth boundary in portions of Washington County, it amended the Title 4 Industrial and 
Other Employment Areas Map to show changes to design-type designations to conform to new 
comprehensive plan designations by cities and to needs identified in the 2009 Urban Growth 
Report.  See Attachment 3, Gerry Uba staff report.  Metro’s decision was acknowledged by the 
Land Conservation and Development Commission in LCDC Approval Order 12-UGB-001826.  
The decision was then appealed to the Oregon Court of Appeals by the same petitioner who 
challenged adoption of the BRCP as well as others who opposed the UGB expansion.  
Resolution of the case was stayed pending resolution of the case considering Metro-area urban 
and rural reserves entitled Barkers Five v. LCDC.  In February, 2014, the court remanded 
LCDC’s decision in the Barkers Five case.   The legislature responded by enacting House Bill 
(HB) 4078 (2014) (Or Laws 2014, ch 92), making numerous amendments to ORS chapter 197 
and validating Metro’s adoption of Ordinance No. 10-1244B.  In August 2014, the Oregon Court 
of Appeals dismissed all challenges relating to Ordinance No. 10-1244B, finding that the 
amendment to state law established the UGB for Clackamas County as well and therefore, all of 
the challenges were moot.       
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B. BRCP Acreage at a Glance 
The following table illustrates the estimated gross and net acreage within the BRCP area for the 
respective land use areas in the BRCP, organized by UGB expansion date. These acreages are 
based on a GIS analysis of the adopted hybrid plan using polygons, and should be considered 
approximate. 
 

 Pre 2002 UGB 2002 UGB 2004 UGB 
 

BRCP Land Use 
Designations 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Total 
Acres 

North Employment 
Campus (Industrial) 51.43 39.36 121.81 75.14 

 
 173.24 

Mixed Employment 
Village 11.88 11.88 14.45 14.39  

 
26.33 

Mixed Used 
Neighborhood (East 
+ West) 49.46 46.68 21.64 21.28 30.79 30.79 101.89 
Resource and Natural 
Areas (Low Imp + 
Natural) 1.04 1.04 57.29 15.18 29.17 17.66 87.50 

Main Street 7.00 7.00 3.18 3.12 
  

10.18 

Right of Way 29.26 25.96 24.84 20.09 4.18 4.18 58.40 

       
 

BRCP Total Acres 150.08 131.92 243.21 149.21 64.13 52.63 457.54 
Metro Title 4 
Industrial Land 59.74 46.05 160.67 77.80 

 
 220.41 

 
The majority of the site (approximately 245 acres) was added to the UGB in December of 2002 
and an additional approximately 63 acres were added in 2004.  The remaining acreage was in the 
UGB and/or Oregon City limits prior to 2002. The 220.41 acres of Title 4 industrial land is 
estimated to yield approximately 123 acres. 
 
 
III. The Process and Applicable Approval Standards 
 
The City of Oregon City proposes to re-adopt the BRCP without any amendment. New 
comprehensive plan map designations and development code and zone changes are not proposed 
at this time. These concept plan policies will not go into effect until the new zoning designations 
apply to specific parcels.   
 
State law and the Oregon City Municipal Code do not specifically address the applicable 
procedures on remand, leaving the City Commission with considerable discretion.  The City’s 
only obligation is to address the issues on remand from LUBA.  Given that LUBA did not 



Page | 4  LE-15-0003 Findings  

respond to all of the issues and that the City has implemented a number of relevant utility master 
plans since 2009, it makes sense to re-open the record only for the purposes raised in the 
arguments presented by the petitioner in the LUBA appeal.  These issues can be summarized as 
Metro Code Title 4 requirements and public utility and service infrastructure planning 
requirements as discussed in greater detail below.  All written and oral testimony that does not 
relate to these limited purposes as preserved in the LUBA case, will be rejected and not 
considered by the City during its review.   
 
As for the applicable approval criteria, as a legislative decision, the fixed goal post rule, ORS 
227.178(3)(a), does not apply and as a result, these findings respond to the Metro Code Title 4 
and Title 11 provisions currently in place.      
 
Adoption of the BRCP is subject to all of the applicable Statewide Planning Goals including the 
Transportation Planning Rule (OAR 660-012-0060).  In order to meet the requirements of this 
regulation, needed improvements and funding mechanisms have been identified for properties 
within the Concept Plan area that will mitigate impacts of the amendment in a manner that 
avoids further degradation to the performance of the transportation facilities.  The proposed 
transportation infrastructure improvements, financing and funding estimates, identified in the 
Plan, along with future amendments to the Transportation System Plan and Capital Improvement 
Plan provide adequate basis to limit development until compliance with the Transportation 
Planning Rule is shown.  
 
Oregon City must comply with the relevant portions of Metro’s Urban Growth Management 
Functional Plan (Functional Plan). The Functional Plan is a regional land use plan that 
implements the 2040 Growth Concept. The Concept Plan is required to comply with Metro’s title 
11 requirements regarding residential density. Findings regarding Metro Title 11 are detailed 
below. 
 
IV. Public Involvement and Public Comment  
 
The Concept Plan was developed by a 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC).  The committees met twelve times between June 
2006 and July 2007. There was broad support on the CAC for the hybrid plan. In addition to the 
committee meetings, the public involvement process included a study area tour for CAC and 
TAC members, two public open houses, market focus group, sustainability focus group, 
employment lands coordination with Metro, Community Design Workshop, a project website, 
project posters, informational sign, email notice and extensive mailings to property owners and 
interested parties prior to each meeting and public event.  Notice of the public hearing for the 
proposal was published in the newspaper and mailed to all Oregon City property owners on June 
22, 2007, in accordance with the requirements of Measure 56.  The Planning Commission took 
public testimony at three hearings on September 24, 2007, October 22, 2007, and November 12, 
2007.  In addition to reviewing all of the evidence in the record, the City Commission also took 
public testimony at its hearings on January 16, 2008, March 5, 2008, March 19, 2008 and April 
16, 2008.  
 
For the re-adoption, planning staff held additional meetings to provide information and receive 
input on the plan process: 
Planning Commission Work Session   09/28/2015 
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Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
Planning Commission Hearing #1   11/23/2015 
City Commission Hearing #1   12/02/2015 
 
 
V. DECISION-MAKING CRITERIA:  
 
A. Comprehensive Plan Criteria 
 
The following considerations, goals and policies apply to amendment of the Comprehensive Plan 
and Concept Plans. 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Section 2 – Land Use of the 2004 Oregon City Comprehensive Plan indicates that the regular 
review and updated of the Comprehensive Plan should consider the following: 
  

1. Plan implementation process. 
2. Adequacy of the Plan to guide land use actions, including an examination of trends. 
3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 

include changing demographic patterns and economics. 
4. Addition of updated factual information including that made available to the City of regional, 

state and federal governmental agencies. 
 
B. Statewide Planning Goals 
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it 
must comply with applicable statewide planning goals. The analysis below is provided for the 
City and the public to understand how the proposed update complies with Statewide Planning 
Goals. 
 
C. Metro Title 11. 
 
Concept Plans are regulated by Title 11 in Metro’s Urban Growth Management Functional Plan. 
Title 11 and Concept Plans are intended to lay a foundation for urbanization of areas added to the 
region’s Urban Growth Boundary (UGB) in a way that reasonably provides public facilities and 
services, offers transportation and housing choices, supports economic development, and 
protects natural resources. The following land use elements of Metro’s Title 11 regulations 
governing concept planning within Metro’s jurisdiction, “3.07.1120 Urban Growth Boundary 
Amendment Urban Reserve Plan Requirements” which generally include the following: 
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A. Annexation;  
B. Housing density; 
C. Variety of housing types; 
D. Housing affordability; 
E. Commercial/Industrial development; 
F. Transportation; 
G. Mapping; 
H. Public Facilities and Services; 
I. Schools; 
J. Urban Growth Diagram; and 
K. Plan Amendments. 

 
IV. ANALYSIS AND FINDINGS  
 
A. Comprehensive Plan Criteria 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Another method of Plan maintenance and updating is a continuous technical review of the Plan by the 
Planning staff. This review and any subsequent recommendations for Plan updating should be presented 
to the Neighborhood Associations, Planning Commission and City Commission for input and discussion 
in the same manner as requested Plan changes.  The continuous review should consider: 
 

1. Plan implementation process;  
 
Analysis: The main reason for amending the Comprehensive Plan is to adopt and implement the 
new BRCP in response to Metro Title 11 Requirements, and to guide appropriate comprehensive 
plan designations and zoning for the area. The concept planning process was initiated in order to 
ensure the appropriate mix of uses in the concept plan area, and so that public facilities and 
services can be planned to serve future development within the study area. 
 
Completion of the concept plan and amendment of the Comprehensive Plan complies with the 
City’s Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which 
provides that the City plan for public services to lands within the Urban Growth Boundary 
through adoption of a concept plan and related Capital Improvement Program, as amendments to 
the Comprehensive Plan.  The BRCP and regulations are in compliance with Metro’s Functional 
Plan and the amendments to the comprehensive plan must be adopted through DLCD’s post-
acknowledgement process. 
 
The City finds this criterion is satisfied. 
 

2. Adequacy of the Plan to guide land use actions, including an examination of trends.  
 
Analysis: The Existing Conditions report of the Concept Plan includes detailed market, 
infrastructure, transportation system, natural resources, demographics and industrial lands 
analyses in order to determine trends to guide future land use actions.  The results of this analysis 
need to be incorporated into the Comprehensive Plan. The plan provides a thorough explanation 
of the existing conditions pertaining to this analysis and provides recommendations and 
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preliminary cost estimates for improvements that will be necessary in order for the concept plan 
to be carried out. These cost estimates have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
The Comprehensive Plan amendments are necessary in order for land use actions to be carried 
out within the concept plan area subsequent to the annexation of property.  Adoption of the 
concept plan does not rezone property within the planning area until said property is annexed 
into the City and the implementing zoning regulations are in place.  Comprehensive Plan map 
designations, relevant code amendments, and text and maps are required when these events take 
place. Likewise, the amendments to the ancillary documents and plans assure that the necessary 
improvements in the concept plan may be incorporated into the appropriate ancillary plan, as 
well as be included in the City’s Capital Improvement Program and Transportation System Plan. 
 
The Concept Plan provides a comprehensive and cohesive guide to future development in three 
parts: 
 

1) Framework plan maps, goals and policies – These elements are adopted as 
part of the Oregon City Comprehensive Plan. Compliance with the plan is 
required for all land use permits and development beyond that allowed by 
existing land use regulation.  The framework plan is comprised of 
generalized maps and policies that integrate land use, transportation, open 
space and green infrastructure.  The framework maps and policies are 
supported by detailed code and requirements for master planning and 
design review.  This approach sets a broad framework and intent on the 
figures and text in the plan that ensures that the vision, goals and standards 
are required in all land use decisions, provides flexibility in site specific 
design and implementation and allows for phased development over a 
longer period of time. 

 
2) Ancillary report materials – The descriptive text, graphics and technical 

appendix of this report are adopted as an “ancillary document” to the 
Comprehensive Plan, which provides “operational guidance to city 
departments in planning and carrying out city services” (Oregon City 
Comprehensive Plan, page 4).  These documents include information for 
updating the City’s utility master plans and Transportation System Plan. 

 
3) Development code amendments – Revisions to the development code are 

being prepared as part of the Concept Plan.  Once final, it will be adopted 
as part of the Oregon City Municipal Code.  Compliance with these 
amended provisions will be required for all land use permits and 
development.   

 
The opportunities and constraints, market, infrastructure, natural resources and buildable lands 
analysis provided in the BRCP provide an adequate factual basis for determining trends within 
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the study area. Following adoption of the BRCP, amendments to the Zoning Code, 
Comprehensive Plan and Ancillary Documents will provided an adequate basis for making future 
land use decision and can be found in compliance with this criterion. 
 
The City finds this criterion is satisfied. 
 

3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 
include changing demographic patterns and economics.  

 
Analysis: Citizen input was critical to ensure that the community’s desires and attitudes would 
be reflected in the Concept Plan.  A public involvement program was developed and conducted 
from June 2006 through July 2007.  A 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC) developed the concept plan.  The purpose of the 
CAC was to serve as the forum for stakeholder representatives to work with each other and act as 
an advisory body to the Consulting Team, City Staff, Planning Commission, and City 
Commission regarding the Concept Plan. The CAC comprised residents, representatives of 
neighborhood associations, the Hamlet of Beavercreek, local businesses, the development 
community, property owners within the study area, the school district, Clackamas Community 
College, Transportation Advisory Committee, environmental interests, and the Planning 
Commission.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus, which is consistent with Metro’s intent and similar to Oregon 
City’s existing Campus Industrial designation, about 29 acres of Mixed Employment Village and 
Main Street, which allows a variety of uses in a village-oriented transit hub and mixed use 
neighborhoods to the south that also provide jobs tailored to the neighborhood setting. 
 
The TAC included representatives from Metro, Clackamas County, ODOT, Tri-Met, DLCD, and 
City Planning Staff. Twelve meetings were held over the 13 months and there were two open 
houses, a market and sustainability focus group and a design workshop that were intended to 
provide information to citizens and to solicit their input.  
 
For the 2015 re-adoption process, planning staff held additional meetings to provide information 
and receive input on the BRCP process with the following groups: 
 
Planning Commission Work Session   09/28/2015 
Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
 
The overall vision for the concept plan is to create “A Complete and Sustainable Community”, 
and the CAC utilized the definition of sustainability originally developed by the United Nations 
Brundtland Commission:  
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“A sustainable society meets that needs of the present without sacrificing the ability of 
future generations to meet their own needs”.  

 
Based on public input, the committee created 10 Project Goals and 10 Principles of Sustainable 
Community Design that were used in the visioning and development of the concept plan.  The 
Goals and Principles are on pages 7 and 8 of the Concept Plan.  Utilizing these Goals and 
Principles, the committee created several alternative plans that were reviewed and combined into 
one preferred alternative plan, which is identified as the BRCP.  The plan has land use and 
transportation connections that support future transit, trails and greenspaces have been crafted to 
provide direct and convenient internal pedestrian connections and link to the broader regional 
network, lower densities near the edges and buffer treatments have been incorporated and a street 
network that provides for internal circulation, minimizing impacts on Beavercreek Road and 
providing for future connections to the north and south have been identified.  
 
The plan meets the needs of Oregon City for providing employment lands, which are greatly 
needed.  The plan provides 156 net acres of employment lands in two forms: 127 net acres of 
tech flex campus industrial (Title 4) land and 29 acres of more vertical mixed use village and 
main street employment.  The employment is incorporated into a sustainable, complete 
community that includes jobs, varied housing types, green streets, open spaces, trails, mixed 
uses, focal points for activity, linkages to logical streets and activity centers (Clackamas 
Community College and Oregon City High School) and access to nature.  The concept plan is a 
reflection of the needs, desires, attitudes and conditions of the community and represents the 
vision, direction and improvements that are necessary to accommodate the changing 
demographics and economics of the community. 
 
The City finds this criterion is satisfied. 
 

4. Addition of updated factual information including that made available to the City by regional, 
state and federal governmental agencies.  

 
Analysis: The proposed changes respond to needs revealed by the Buildable Lands Inventory for 
the concept plan and where updated and affirmed in 2010 through Metro’s adoption of 
Ordinance No. 10-1244B. These needs are documented in the technical appendix on housing and 
economic development, as well as in the background discussions in each of the Comprehensive 
Plan elements.  Participation on the TAC by representatives of Metro and the State Department 
of Land Conservation and Development informed the Regulatory Framework which the Concept 
Plan must comply with, including the primary elements: Governance, Housing, Transportation 
and protection of Natural Resources.  For example, policies support the provision of a variety of 
housing types and income levels, creation of mixed use zones to encourage more employment 
and housing, and the designation of Metro Design Types (Industrial and Employment). Metro 
data and the City’s own GIS data was utilized to develop a variety of maps, notably the habitat 
conservation areas, steep slopes areas, urban growth potential, transportation (street system, 
transit, functional classification, street sizing, bicycle and pedestrian needs, trails), water, 
stormwater and sewer system maps.  Policies in the Concept Plan support Metro and DLCD 
requirements and factual information is reflected in the BRCP.  
 
The City finds this criterion is satisfied. 
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Oregon City Comprehensive Plan Goal 2.6 - Industrial Land Development 
Ensure an adequate supply of land for major industrial employers with family-wage jobs. 
 
Adoption of the BRCP will ensure an adequate land supply for major industrial employers, 
consistent with regional employment land goals adopted by Metro. Goal 2.6 is further 
implemented by the following Policies 2.6.1 through 2.6.8: 
 
Policy 2.6.1 
Work with Metro to ensure that there is enough land available within the Urban Growth 
Boundary to meet the need for industrial and/or commercial development. If there is not enough, 
identify areas outside the boundary that may be appropriate to annex. The selection of these 
areas will be based on market factors, protection of environmentally sensitive areas, 
compatibility with adjoining and nearby uses, public facilities and infrastructure, proximity to 
expressways and transit, site requirements of specific types of industries, and the desires of the 
property owners. 
 
Analysis: Metro has determined that the proposed plan provides an adequate amount of Title 4 
employment land within the UGB. Reflecting changes in employment needs and demands 
between the Metro 2002 Urban Growth Report (UGR) –Employment, and the 2009 UGR - 
Employment, Metro’s 2009 assessment found there is adequate capacity inside the current UGB 
to accommodate the next 20 years of general employment and general industrial job growth even 
at the high end of the employment forecast range. The subsequently adopted change to the Title 
4 Employment and Industrial Areas map conformed the map to the updated information about 
employment needs in the 2009 UGR (Employment). This change also responded to the 
identification of a need for residential capacity in the 2009 UGR (Residential) by increasing the 
residential capacity of the Beavercreek planning area by 36 dwelling units above the level 
expected at the time the Metro Council added the areas to the UGB. Metro adopted the revised 
Title 4 map with passage of Ordinance 10-1244B, Exhibit D, on December 6, 2010. According 
to this map, which is consistent with the hybrid plan, the 151 gross acres on the revised map will 
supply approximately 121 net acres of employment land.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.2 
Ensure that land zoned or planned for industrial use is used for industrial purposes, and that 
exceptions are allowed only where some other use supports industrial development. New non-
industrial uses should especially be restricted in already developed, active industrial sites. 
 
Analysis: The zoning that will be applied to the employment lands within the UGB following 
annexation of lands will restrict non-industrial uses and ensure that land is preserved for 
industrial use. Existing CI-Campus Industrial zoned land within the BRCP area list permitted, 
conditional and non-permitted uses to support industrial land supply. It is anticipated that zoning 
similar to the CI zone district will be applied to annexed properties that currently do not have 
city zoning. 
 
The City finds this criterion is satisfied. 
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Policy 2.6.3 
Protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses by 
limiting non-industrial community uses, such as schools, parks, and churches on such properties 
and by limiting larger commercial uses within those areas. 
 
Analysis: As stated above, the zoning of the property in the North Employment Campus will be 
the same as or similar to the current CI – Campus Industrial zone. Clackamas Community 
College and Oregon City School District do not anticipate the need for additional land within the 
BRCP area. Religious land uses are not listed as a permitted use in the CI zone, but could be 
permitted as conditional uses on mixed-use lands in the southern part of the BRCP area. 
Commercial uses within the northern employment campus would be limited to some upper limit, 
similar to the CI zone, which restricts retail sales and services to no more than ten percent of the 
net developable portion of all contiguous industrial lands. Taken together, these requirements 
will protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses. 
 
The City finds this criterion is satisfied. 
 
Policy 2.6.4 
Protect existing and planned undeveloped and underdeveloped industrial lands from 
incompatible land uses, and minimize deterrents to desired industrial development. 
 
Policy 2.6.5 
Ensure that land-use patterns create opportunities for citizens to live closer to their workplace. 
 
Analysis: An important focus of the BRCP is to create a live-work balance by providing 
employment opportunities in a mixed use community, with strong multi-modal transportation 
connections both within the BRCP area and externally to the existing commercial, employment 
and education centers nearby such as Berry Hill Shopping Center, Clackamas Community 
College and Oregon City High School. Additionally, live-work units and home occupations with 
cottage industries are supported by the mixed use approach. The proposed land use mix, 
combined with the improved transportation network, will guide the future development of the 
area in a manner that supports this policy.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.6 
Identify industrial uses that could partner with Clackamas Community College as training 
centers and future employers of students graduating from CCC. 
 
Analysis: Adoption of the BRCP is the first step towards attaining this policy. The plan includes 
policies for strong programmatic connections to Oregon City High School and Clackamas 
Community College. The City is already working with the State and the County to develop 
enterprise zones within the CI-zoned lands within and adjacent to the BRCP area. The enterprise 
zones encompass industrial areas along Beavercreek Road, the Red Soils area and north of 
Highway 213 - an area approximately 1.2 square miles. The City partnered with Metro and 
Clackamas County on the Strategically Significant Employment Lands Project to study these 
lands and determine their readiness for development and marketability. One of the criteria for 
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qualifying projects within the enterprise areas is to partner with local job training providers such 
as Clackamas Community College.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.7 
Establish priorities to ensure that adequate public facilities are available to support the desired 
industrial development. 
 
Analysis: Please see findings for compliance with Statewide Planning Goal 11 – Public Facilities 
and Services in Section B below. 
 
Policy 2.6.8 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which if approved as an amendment to the 
Comprehensive Plan, would guide zoning designations. The majority of these lands should be 
designated in a manner that encourages family-wage jobs in order to generate new jobs and 
move towards meeting the city’s employment goals. 
 
Analysis: Adoption of the BRCP will achieve this policy. The final draft hybrid plan was 
analyzed by the firm ECONorthwest, indicating the potential for substantial job creation within 
the concept plan area. The ECONorthwest findings were further confirmed by Metro in its 2009 
Urban Growth Report (Employment) that “there is adequate capacity inside the current UGB to 
accommodate the next 20 years of general employment and general industrial job growth even at 
the high end of the employment forecast range.” Ord. 1244B, Attachment 3, p.3.  The North 
Employment Campus is to provide for the needed family wage employment that strengthens and 
diversifies the economy and will be compliant with Metro’s Title 4 regulations.  The NEC allows 
a mix of clean industries, offices serving industrial needs, light industrial uses, research and 
development and large corporate headquarters.  The uses permitted are intended to improve the 
region’s economic climate, promote sustainable and traded sector businesses, and protect the 
supply of site for employment by limiting incompatible uses. Also, portions of the BRCP area 
are designated enterprise zones to incentivize development (See 
http://www.orcity.org/economicdevelopment/enterprise-zone). To be enrolled in the tax-
abatement program, businesses should pay employees at least 150% of the State minimum wage 
or $13.65 per hour for 2014 (benefits can be used to reach this pay level). Other requirements 
apply as well. 
 
The City finds this criterion is satisfied. 
 
 
B. Compliance with Statewide Planning Goals  
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it 
must comply with statewide planning goals. The analysis below is provided for the Planning 
Commission and the public to understand how the proposed update complies with Statewide 
Planning Goals. 
 

http://www.orcity.org/economicdevelopment/enterprise-zone
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Goal 1  Citizen Involvement  
 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process.  
 
Analysis:  A brief summary of the public involvement program for the CAC/TAC and the 
general public was provided above.  In accordance with this goal, the public involvement 
program involved affected Neighborhood Associations and groups, utilized community 
education measures to enhance participation (open houses, focus groups, design workshop, 
website, open access to planners at City Hall, timely provision of draft material mailed to the 
CAC/TAC in advance of meetings and on the web, mailings), and provided timely and accurate 
information to individuals, groups, communities and neighborhoods.  After the CAC/TAC 
recommended a draft plan language, the Planning Commission and City Commission held a 
number of work sessions and public hearings where public testimony was considered.  At all 
times the draft plan was available for review by the public.  This open process encouraged 
participation by any interested citizen and all evidence submitted into the written record was 
considered. Finally, planning staff met with several advisory groups and the Hamlet of 
Beavercreek, and held two work sessions in October – November 2015 to update people on the 
re-adoption process (See Page 4 for details). 
 
The City finds this Goal is satisfied. 
 
Goal 2  Land Use Planning  
 
To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions.  
 
Analysis:  The Draft Concept Plan includes identification of facts, issues, and problems in the 
“Background” discussion for each element. Updated and market relevant documentation in the 
technical report provided the basis for the Land Use, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for 
decisions in updating the maps, goals, policies and implementation measures.  Inventories, such 
as for economic development, employment and natural resources, have been provided in the 
technical appendices to the BRCP.  Based on this information, the Commission finds that this 
plan amendment is coordinated, as defined by state law.  It has been reviewed and coordinated 
with the plans of other governmental units.  It contains adequate implementation measures to 
ensure that upon taking effect (when the implementing zoning is subsequently adopted) 
sufficient means will carry out the BRCP.  Although Goal 2 also implements periodic review, the 
amendments are not triggered as a result of periodic review.  Finally, after a number of public 
hearings where alternative courts of action were considered, the Commission finds that the 
proposed plan amendments are consistent with public policy taking into account social, 
economic, energy and environmental needs.   
 
The City finds this Goal is satisfied. 
 
Goal 3 Agricultural Lands and Goal 4 Forest Lands  
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Analysis: By definition, Oregon City does not have rural resource lands such as for agricultural 
or forest use within its city limits or UGB and therefore those goals are not applicable.   
 
The City finds these Goals are not applicable. 
 
Goal 5  Open Spaces, Scenic and Historic Areas, and Natural Resources 
  
To protect natural resources and conserve scenic and historic areas and open spaces.  
 
Analysis:  Goal 5 resources are addressed in detail in the Natural Resource Inventory which was 
part of the existing conditions analysis required by Metro Title 11.  A detailed review of the Goal 
5 resources within the study area, including wetlands, streams, riparian area, wildlife habitat and 
other resources was conducted.  The inventory consisted of two parts:  

 
1) An examination of existing resource information for the plan area; and  
 
2) A field study to verify the location and evaluate resource habitat quality.   

 
The first phase of the inventory included review of existing documents, such as Metro Goal 5 
Inventory Maps, National Wetland Inventory maps, Natural Resource Conservation Service Soils 
Survey of Clackamas County, Stream Net fisheries data and other sources.  Phase two consisted 
of a field verification of the BRCP area by a team of biologists.  The team visited each of the 
previously mapped natural resource areas to confirm the location, size and quality.  The natural 
areas determined to be of high resource value were distinguished from natural areas of lesser 
resource value and the lower quality natural areas were given a designation of enhancement 
potential in order to identity both the highest quality natural resource and provide a 
determination of the feasibility of enhancement.   
 
The Natural Resources Inventory that was conducted as part of the existing conditions analysis 
for the BRCP consisted of examination of existing resource information for the area and a field 
study. This inventory is already part of the record. The inventory identified and summarized 19 
natural areas within the BRCP area and were assigned values for their condition and 
enhancement potential. Of those 19 areas, the majority were consistent with Metro’s Goal 5 
mapping. The city’s initial GIS analysis of the NROD areas for the entire UGB was done in 
2008. The Natural Resource Overlay District was adopted in 2008 and replaced the old Water 
Resources Overlay District with a combined overlay district, which regulates both Metro Title 13 
habitat and Metro Title 3 water resources. In particular Trimble Creek is an identified Goal 5 
resource that runs from south to north through the site crossing Loder Road. The concept plan 
envisions this protected resource being combined within a linear park feature.  
 
The BRCP will protect Goal 5 natural resource areas by guiding the designation of Natural 
Resource Overlay District areas and the restriction of development in those areas pursuant to 
OCMC 17.49.  The code requires that further on-site analysis be conducted to determine the 
current extent of the protected resources which initially was done with the concept plan. More 
detailed, site specific delineations of the resources and the required associated vegetated 
corridors is required prior to development, along with impact analysis and mitigation for 
impacts. These existing restrictions will adequately protect natural resource areas and to the 
extent necessary serve as a natural resource protection plan. 
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The Beavercreek Road Open Space Framework plan provides a network of green spaces that are 
intended to provide a system of connected parks, opens spaces and natural areas, provide access 
to nature, preserve existing natural resources and provide green spaces near the system of trails 
and pedestrian connections.  The power line corridors comprise approximately 52 acres of land 
north of Loder Road and have been utilized to provide publicly accessible opens space, trails and 
links to the broader open space network.  The standard of 16-acres per 1,000 population was 
amended to a standard of 6 to 10 acres per 1,000 population as discussed at the Planning 
Commission. The extent and location of the park is conceptual, flexible and the costs associated 
with acquisition and development may need to be determined through more detailed Master 
Planning processes, similar to the Glen Oak Road park site and the Hazel Grove parks site 
master planning that was conducted in 2014. Existing parks SDCs do not reflect the cost of 
providing parks in this area, and they may need to be updated to account for the amount of parks 
acreage envisioned in the concept plan but they may be updated or lands could be obtained by 
private developers as development occurs. A park is proposed to extend through the central and 
southern areas of the BRCP.  The location and linearity of the park was first indicated by Metro’s 
Goal 5 mapping.  This open space feature is intended as a continuous green space that links the 
districts and neighborhoods south of Loder Road.   
 
The code will allow flexibility in the width, shape and acreage of the open space, provided there 
remains a clearly identifiable and continuous open space.  The buildable lands identified 292 
acres of Tier A or ‘unconstrained’ lands, 28 acres of Tier B or “Low Impact Development 
Allowed with Review” and 131 acres of Tier C or “Constrained”.  The Low Impact area was 
later evaluated and recommended for conservation under an Environmentally Sensitive and 
Resource Area designation on the BRCP.  New development will be required to comply with the 
City’s Natural Resources Overlay District in compliance with this goal.  
 
The Parks and Recreation Advisory Committee (PRAC) met on October 22, 2015 to hear staff’s 
presentation on the re-adoption process. The PRAC voted unanimously to supports the parks, 
open space and recreation elements of the Beavercreek Concept Plan.  
 
Concept Plan goals and policies for preserving open space and tree cover, protecting scenic 
views, preserving and conserving natural resources and water quality have been provided.   
 
The City finds this Goal is satisfied. 
 
Goal 6  Air, Water and Land Resources Quality  
 
To maintain and improve the quality of the air, water and land resources of the state.  
 
Analysis:  Existing Comprehensive Plan policies that apply to the concept plan require 
development practices to comply with regional, state, and federal standards for air and water 
quality, to protect water quality from erosion and sediment, to minimize the effects of noise, and 
to protect mineral resources.   
 
These goals and policies are implemented through the City’s grading and erosion control 
ordinances, water quality resource protection regulations, development standards, and nuisance 
laws. DEQ regulates air quality but Oregon City’s TSP recognizes the link between air quality 
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and transportation (through vehicle emissions) and works to reduce impacts from single-
occupancy vehicles. The TSP and Capital Improvements Fund will be updated to reflect 
transportation improvements recommended in the BRCP.   
 
The City finds this Goal is satisfied. 
 
 
Goal 7 Areas Subject to Natural Disasters and Hazards  
 
To protect life and property from natural disasters and hazards.  
 
Analysis: The Commission finds that the area does contain steep slopes.  The east ridge of the 
concept plan area was identified as an area of steeper slopes that could be at risk for landslides 
and slumping.  In order to address this, the BRCP calls for establishing a protected open space 
area along the west side of Thimble Creek and designating the area between the edge of that 
open space and the 490-foot elevation to the west, along the east ridge, as a conservation area 
within which a number of restrictions will development apply, including protecting a minimum 
of 50% of the conservation area, and building height and impact restrictions.  The plan also 
requires a "window" of at least 700 feet of continuous area along the ridge to be publicly 
accessible.  Any development in this area will also be subject to the City's existing geologic 
hazard overlay review requirements.   
 
According to the City Commission meeting minutes of September 3, 2008, the approximate 
elevation of 490 feet (MSL) is important in the southern half of the concept plan area relative to 
gravity sewer service. Existing storm water discharge points below the 490 foot level in this area 
may also need to be improved with future development to assure that storm water quality and 
quantity control standards are met. Roadways and development constructed above 490 feet will 
most likely allow for gravity sewer service. If land uses requiring sanitary sewer service (or 
roadways with sewer underneath) are located lower than 490 feet, individual pump stations and 
pressurized services may be required.  
 
As a practical matter land uses such as homes and habitable structures could not practicably meet 
the standards of the city’s Geological Hazard Overlay District and Natural Resources Overlay 
District, which restricts development within known landslide areas and steep slopes, and within 
50 to 200 feet of streams and stream tributaries and wetlands. Low impact recreational uses, such 
as trails, foot bridges and related uses, as well as storm water discharge facilities, may be 
permitted within the Natural Resources Overlay District (OCMC 17.49) and Geologic Overlay 
District (OCMC 17.44), subject to these specific code review criteria as well as Public Works 
engineering standards. 
 
The City’s Natural Resources Overlay District and Geologic Hazards Overlay District are 
already mapped to the extent of the Urban Growth Boundary in this area and would be in effect 
upon annexation.  
 
No other natural disaster or hazard areas have been identified and the City finds there are none. 
 
The City finds this Goal is satisfied. 
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Goal 8  Recreational Needs  
 
To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts.  
 
Analysis:  The concept plan provides for an interconnected series of trails, parks and open spaces 
areas throughout the study area to implement this Goal.  Specific plan policies related to this 
Goal include amending the parks and recreation, open space and trail master plans to be 
consistent with the concept plan, implementation of a hierarchy of connections (roads and trails 
of various types), create two scenic view points that are small public parks along the East Ridge, 
open space, and extensive trail systems that provide pedestrian and bicycle connectivity 
throughout the site and to adjoining trial systems.  Additionally the concept plan recognizes the 
opportunity for acquisition and/or dedication of sensitive areas for open space and habitat by 
private landowners. 
 
The City finds this Goal is satisfied. 
 
 
Goal 9 Economic Development  
 
To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon’s citizens.  
 
Analysis:  As part of the concept plan process, Oregon City worked with a consultant to 
inventory and evaluate the local and regional market conditions within and adjacent to the 
concept planning area. This report details patterns in the community, the profile of local 
employment, the supply of industrial, commercial and office land, and potential for industrial 
and commercial development within the area.  Metro’s employment land needs analysis reports 
that about 9,300 net acres of industrial land is needed between 2002 and 2022, of which, 
approximately 6,300 net acres must be vacant and that the region has a shortage of large and 
small industrial lots.  The EcoNorthwest market analysis (LUBA record pp. 1781) identified the 
advantages and disadvantages of industrial development within the study area and concluded that 
under the right conditions it is not unreasonable to expect 150 acres of industrial and business 
park development to build out on the site over a 20-year period. 
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the 
proposed plan provides an adequate amount of Title 4 employment land within the UGB, 
through 2029. Reflecting changes in employment needs and demands between the Metro 2002 
Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 
assessment found there is adequate capacity inside the current UGB to accommodate the next 20 
years of general employment and general industrial job growth even at the high end of the 
employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). According to this map, which is consistent with the hybrid plan, 
the 151 gross acres on the revised map will supply approximately 121 net acres of employment 
land.  
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A key issue for the committee was how much employment, what type and where.  The Oregon 
City Comprehensive Plan requires that a majority of the lands be designated in a manner that 
encourages family-wage jobs in order to generate new jobs and move towards meeting the City’s 
employment goals.   
 
Metro brought 245 gross acres in the UGB in 2002 and an additional 63 acres were added in 
2004.  The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.   These 
areas (308 gross acres) are designated as the Industrial Design Type on Metro’s 2040 Growth 
Concept Map.  Given the expected net acreage once non-buildable areas such as power lines, 
natural areas, were removed from the buildable lands inventory, Metro intended 120 net acres of 
the concept plan area would be used for employment uses.  Metro noted that it was important to 
fulfill the original intent for providing industrial lands and that there was flexibility for the local 
process to evaluate creative ways to meet the intent.  See Metro’s vacant lands methodology.  
This approach was blessed by David Bragdon, Metro Council President, in a letter dated May 14, 
2007 as well as Metro planner Ray Valone in a letter dated March 19. 2008.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus (NEC), which is consistent with Metro’s intent and similar to 
Oregon City’s existing Campus Industrial designation, about 29 acres of Mixed Employment 
Village and Main Street, which allows a variety of uses in a village-oriented transit hub and 
mixed use neighborhoods to the south that also provide jobs tailored to the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens.   
 
The City finds this Goal is satisfied. 
 
 
Goal 10 Housing  
 
To provide for the housing needs of citizens of the state.  
 
Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. The West Mixed Use Neighborhood will be a walkable, transit-
oriented neighborhood with an overall average or residential uses not to exceed 22 dwelling units 
per acre.  The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood 
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with a variety of housing types that will not exceed densities permitted in the R-5 zone (8.7 units 
per acre).   
 
The concept plan provides for housing affordable to a range of incomes and will utilize 
sustainable building designs and green development practices.  As noted above, the concept plan 
provides or allows for a range of housing types and densities, including those that are most likely 
to be affordable to households or families with lower incomes, including single-family homes on 
small lots, townhouses, duplexes and multi-family units. The plan also identifies strategies for 
distributing less expensive housing units among different areas rather than concentrating them all 
in one place, specifically calling for a variety of densities within the East Mixed Use 
Neighborhood that move from higher densities to lower densities from north to south across the 
site.  
 
The adoption of Ordinance 1244B also responded to the identification of a need for residential 
capacity in the 2009 UGR (Residential) by increasing the residential capacity of the Beavercreek 
planning area by 36 dwelling units above the level expected at the time the Metro Council added 
the areas to the UGB.  
 
The City finds this Goal is satisfied. 
 
 
Goal 11 Public Facilities and Services  
 
To plan and develop a timely, orderly, and efficient arrangement of public facilities and services 
to serve as a framework for urban and rural development.  
 
Analysis:  This goal applies to urban areas within the city limits of Oregon City and to 
urbanizable areas within the city’s UGB. “Urban Facilities and Services” means appropriate 
types and levels of, at a minimum, the following: police protection; sanitary sewer facilities; 
storm drainage facilities; water, planning, zoning and subdivision control; health services; 
recreation facilities and services; energy and communication services; solid waste; and 
community governmental services.  
 
Since the BRCP was first adopted, the City has updated a number of its utility master plans.  As 
will be discussed in greater detail below, each of these plans included providing service to BRCP 
properties at the uses and densities authorized by the BRCP.  These plans establish utility 
services necessary to serve the proposed BRCP area and provide for future utility services 
without compromising existing customer service.  Upon adoption, these various master plans 
were incorporated as part of the City’s Comprehensive Plan and as a result, control future utility 
extensions throughout the City.   
 
Sanitary Sewer Infrastructure Planning 
The BRCP plans for a sanitary sewer system that primarily consists of a gravity sewer collection 
system with a trunk sewer in Beavercreek Road, a network of trunk sewers within the BRCP 
area, and a sanitary sewer lift station for a section of the northern half of the concept plan area.  
The BRCP estimated the total cost of $4.4 million for capital improvements within the study area 
and an additional $2.3 million of programmed capital improvement projects needed to extend the 
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existing sanitary sewer collection system to the concept plan area. The cost estimates were based 
on year 2003 dollars. 
 
In October 2014, the City adopted an update to the Oregon City Sanitary Sewer Master Plan 
(SSMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with 
federal requirements, state statutes, and the Statewide Planning Goals.  The SSMP identifies 
build out capacity concerns, recommends future capital improvements, and develops a capital 
improvement program (CIP) to meet future needs. 
 
The SSMP also identifies and recommends in more detail the future capital improvements and 
provides updated estimated costs to serve the BRCP area with respect to sanitary sewer service.  
Table 5-9, from the SSMP Section 5.2.3.4, identifies the recommended improvements and 
provides the estimated costs. 

 
 
The primary potential funding sources that may be expected to fund the future sanitary sewer 
facilities listed in Table 5-9 to serve BRCP, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the City 
based on the proposed impact of the new development on the existing infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 



Page | 21  LE-15-0003 Findings  

The future sanitary sewer facilities recommended to serve BRCP developments shall be paid for 
in a way that does not financially burden or adversely affect existing public facilities and 
services in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was not 
subject to the current 2014 SSMP but the conditions attached to the land use approval require the 
applicant to pay for a component of the future Beavercreek Road trunk line and connect to the 
trunk line when it is available.     
 
In summary, the 2014 SSMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
 
Water Infrastructure Planning 
The BRCP plans for a water distribution system that primarily consists of a “backbone” network 
of water supply pipelines, two pressure zones with two-thirds of the BRCP area being served 
from the existing water main in Beavercreek Road, being the lower pressure zone, and the 
remaining one-third of BRCP area being served from future water facilities that include a booster 
pump station and reservoir, being the higher pressure zone.  BRCP estimated the total cost of 
$5.4 million for the “backbone” network capital improvements within the study area, and an 
additional $6.9 million of programmed capital improvement projects needed to extend the 
existing water distribution system to the concept plan area. The cost estimates were based on 
year 2003 dollars. 
 
In January 2012, the City adopted an update to the Oregon City Water Distribution System 
Master Plan (WMP), an ancillary document to the City’s adopted Comprehensive Plan consistent 
with federal requirements, state statutes, and the Statewide Planning Goals.  The WMP analyzes 
future water demands and develops a capital improvement program (CIP) to meet these future 
needs. 
 
The WMP also recommends in more detail the future capital improvements and provides 
updated estimated costs based on year 2009 dollars for specific improvements, including the 
water storage reservoir, transmission and distribution pipelines to serve the BRCP area.  The 
future reservoir is recommended to serve both the future BRCP higher pressure zone and the 
existing Fairway Downs pressure zone that currently has no water storage facilities and with this 
improvement will be enhanced by increasing the reliability and improving water service.  
 
The WMP includes updated estimated costs for future water facilities recommended to increase 
the storage capacity of the higher pressure zone, provide a transmission main from the future 
reservoir to BRCP distribution system, and expand the “backbone” network of water pipelines 
within the BRCP area.  Specifically the WMP project numbers F-CIP-4, F-CIP-5, and F-CIP-14, 
include the two million gallon reservoir and transmission pipeline with an estimated total cost of 
$5.7 million, and various “backbone” network pipelines within the BRCP area with an estimated 
total cost of $2.6 million. 
 
The primary potential funding sources that may be expected to fund the future water facilities, 
include: 
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1. System Development Charges (SDCs) - Developers pay these charges up front to the City 
based on the proposed impact of the new development on the existing infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The future water facilities recommended to serve future BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was 
subject to conditions to construct water facility improvements that included a waterline extension 
in Beavercreek Road, and this improvement is identified in the WMP as part of the future 
distribution system for the higher pressure zone.  
 
In summary, the 2012 WMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
  
Stormwater Management Infrastructure Planning 
The BRCP plans for a stormwater management system that primarily consists of low-impact 
development (LID) practices that mimic natural hydrologic processes and minimize impacts to 
existing natural resources.  A three tier stormwater management system has been created that is 
focused on managing stormwater in a naturalistic manner at three separate scales: site, street and 
neighborhood/regional. Tier 1 being site specific stormwater management facilities utilizing on-
site best management practices (BMPs),  Tier 2 green street stormwater management facilities 
such as vegetated swales and rain gardens adjacent to streets, and Tier 3 regional stormwater 
management facilities such as regional detention ponds. BRCP estimated the total cost between 
$15 million to $23 million for stormwater management improvements to serve the concept plan 
area. 
 
In August 2015, the City adopted Public Works stormwater design standards, to be incorporated 
as part of the City’s drainage master plan. The new design standards are consistent with federal 
and state regulations for water quality and quantity control, and provide BMPs for LID that 
mimics natural hydrologic processes and minimize impacts to existing natural resources.  BRCP 
embraces the application of LID and these new standards will guarantee compliance.  
 
The primary potential funding sources that may be expected to fund the future stormwater 
management facilities, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 
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2. Developer funded improvements –Developers are required to construct an 
appropriate level of public utility improvements within their proposed development 
and along all street frontages adjacent to their property, including off-site 
improvements as may be needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public 
improvement that has the capacity to serve more than their development.  The 
reimbursement district provides developers with a mechanism to be reimbursed by 
other property owners that benefit from the use of the constructed public 
improvement. 

 
The stormwater management facilities’ strategy to serve BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for stormwater 
improvements to serve the Beavercreek Road Apartment-Live-Work development (SP 14-01). 
Although this site plan and design review application was submitted prior to adoption of the City 
adopted Public Works stormwater design standards, SP 14-01 was subject to conditions to 
construct storm facility improvements using an approved LID method prior to discharge to the 
public system consistent with the low impact development standards contemplated in the BRCP. 
 
In summary, the 2015 stormwater design documents and development approval consistently 
support sustainable development that will not financially burden existing rate payers or adversely 
affect the existing sanitary sewer system. 
 
The City finds this Goal is satisfied. 
 
 
Police and Fire Protection Planning 
 
Oregon City Police Department (OCPD) has indicated their ability to serve the concept plan 
area. The concept plan area is already within Clackamas Fire District #1 (CFD#1). Clackamas 
Fire District #1 has indicated their ability to serve the concept plan area.  
 
Letters from OCPD and CFD#1 are attached. 
 
 
Solid Waste Planning 
 
The city regulates solid waste management to pursuant to ORS 459.200 and City Code 8.20 and 
the city has authority and obligation to franchise the provisions of service and solid waste 
management within the city. The franchise to provide solid waste service within the city limits of 
the city is granted to Oregon City Garbage Co., Inc. 
 
Additionally, the city has an adopted set of Refuse and Recycling Standards for Non Single-
Family or Duplex Uses. The purpose of these requirements is to promote: 

A. Efficient, safe and convenient location of refuse and recycling areas. 
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B. Efficient, safe and convenient on-site maneuvering of collection vehicles, equipment and 
personnel for servicing solid waste and recycling areas; and 

C. Compliance with the Regional Solid Waste Management Plan, OCMC Chapter 8.20 
Solid Waste Collection and Disposal, and the Oregon Revised Statutes (ORS) Chapter 
459. 

Compliance with these standards may be demonstrated without having to go through a formal 
land use (site plan and design review) process, provided the application meets the standards  
 
The City finds this Goal is satisfied. 
 
 
Goal 12 Transportation  
 
To provide and encourage a safe, convenient, and economic transportation system.  
 
Analysis: The original analysis of the Beavercreek Concept Plan area focused on addressing the 
transportation needs using a horizon year of 2027. The analysis of transportation needs for the 
City and the concept plan area were updated during the development of the Transportation 
System Plan (TSP) and its adoption in August 2013. The TSP uses a planning horizon of 2035. 
The TSP and its analysis supersede that undertaken for the concept plan; the TSP is based on 
newer information relating to population and employment and uses new mobility standards 
consistent with Metro’s Regional Transportation Plan. The TSP also uses updated policies to 
meet the travel needs of the residents and employees in the City. These include an increased 
emphasis on non-single occupancy automobile use, increased emphasis on multi-modal solutions 
and multi-modal transportation facilities. 
 
As described in the TSP, Oregon City is currently home to over 13,000 households and accounts 
for over 14,500 jobs. Between 2013 and 2035, household growth is expected to increase nearly 
2.4 percent a year, slightly outpacing the rate of employment growth over the same period (2.3 
percent). The City is expected to be home to over 23,000 jobs and almost 21,000 households by 
2035, a 58 and 61 percent increase respectively from 2010. With more people and more jobs in 
Oregon City, the transportation network will face increased demands. 
 
The transportation impacts of the proposed residential development and employment in the 
Beavercreek concept plan area analyzed during the development of the Beavercreek Concept 
Plan and were described in the May 9, 2007 Kittelson & Associates transportation memorandum 
“Future Conditions Analysis” and in August 12, 2008 Kittelson & Associates transportation 
memorandum “Updated Future Traffic Conditions Analysis.” These memoranda included an 
analysis of 2027 transportation needs and identified transportation improvements to satisfy the 
transportation demands in the south part of Oregon City. 
 
Development of the Beavercreek concept plan area was also accounted for in the transportation 
forecasts and analysis undertaken for the TSP. Unlike the 2007 analysis by Kittelson & 
Associates, the analysis undertaken for the TSP was for the entire city. The planning horizon 
year for the TSP was 2035, rather than 2027 as used for the Beavercreek Concept Plan. Forecasts 
of future travel for the TSP were conducted using Metro’s regional travel demand model. Key 
inputs to the model include population and employment by area. Assumptions for TSP included 
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substantial residential development and employment throughout Oregon City, including the 
Beavercreek concept plan area. 
 
Solutions for the transportation network identified in the concept plan (e.g. Concept Plan, Figure 
14 – Circulation Framework) mirror the network specified in the TSP (e.g. TSP, Figure 17 – 
Planned Street Extensions). Furthermore, the TSP emphasizes the multi-modal aspects of the 
street system within the concept plan area by identifying this network in TSP Figure 19 – 
Walking Solutions; TSP Figure 20 – Biking Solutions; and Figure 21 – Shared Walking and 
Biking Solutions. 
 
Beyond the general street network cited in the figures referenced in the paragraph above, the TSP 
provides an additional level of specificity by identifying individual projects in “Table 2: Likely 
to be Funded Transportation System.” The following table is an extracted portion of “Table 2: 
Likely to be Funded Transportation System” that lists the TSP projects within or adjacent to the 
concept plan area. 
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Extracted from TSP Table 2: Likely to Be Funded Transportation System 
Project 
# 

Project 
Description 

Project Extent Project Elements Priority 

D47  Meyers Road 
East extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Meyers Road from Beavercreek Road to the 
Meadow Lane Extension as an Industrial Minor 
Arterial. Between the Holly Lane and Meadow Lane 
extensions, add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S19. Modify the existing 
traffic signal at Beavercreek Road  

Mediu
m-term  

D54  Clairmont Drive 
extension  

Beavercreek Road to 
Holly Lane South 
Extension  

Extend Clairmont Drive from Beavercreek Road to 
the Holly Lane South extension as an Industrial 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S17.  

Long-
term  

D55  Glen Oak Road 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Glen Oak Road from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Install a roundabout at Beavercreek Road 
(per project D39)  

Long-
term  

D56  Timbersky Way 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Timbersky Way from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S20.  

Long-
term  

D57  Holly Lane 
South extension 
* 

Maple Lane Road to 
Thayer Road  

Extend Holly Lane from Maple Lane Road to Thayer 
Road as a Residential Collector. Add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S14. 
Install a roundabout at Maple Lane Road (per project 
D37).  

Mediu
m-term  

D58  Holly Lane 
South extension 
* 

Thayer Road to 
Meyers Road  

Extend Holly Lane from Thayer Road to the Meyers 
Road extension as an Industrial Collector. Add a 
sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per 
project S15.  

Mediu
m-term  

D59  Holly Lane 
South extension 
* 

Meyers Road to the 
Meadow Lane 
Extension  

Extend Holly Lane from the Meyers Road extension 
to the Meadow Lane Extension as a Mixed-Use 
Collector. Add a sidewalk and bike lane to the west 
side of the street, with a shared-use path to be added 
on east side per project S16.  

Long-
term  

D60  Meadow Lane 
extension ** 

Meadow Lane to 
Meyers Road  

Extend Meadow Lane to the Meyers Road Extension 
as a Mixed-Use Collector. Between Old Acres Lane 
and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S21.  

Long-
term  

D61  Meadow Lane 
extension ** 

Meyers Road to 
UGB (north of 
Loder Road)  

Extend Meadow Lane from the Meyers Road 
Extension to the UGB (north of Loder Road) as an 
Industrial Collector  

Mediu
m-term  

D81  Beavercreek 
Road Upgrade  

Clairmont Drive 
(CCC Entrance) to 
Meyers Road  

Improve to Industrial Major Arterial cross-section  Mediu
m-term  

D82  Beavercreek 
Road Upgrade  

Meyers Road to 
UGB  

Improve to Residential Major Arterial cross-section  Long-
term  

*Note: Holly Lane extension is referred to as the Center Parkway in the BRCP. 
** Note: Meadow Lane Extension is referred to as the Ridge Parkway in the BRCP. 
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The Loder Road improvements identified in the BRCP are listed on the “Not Likely to be 
Funded list in the TSP as Project #D85, Loder Road Upgrade, Beavercreek Road to UGB. It is 
expected that new development would fund the entire cost of this improvement.   
 
Alternative modes of transportation are also key strategies to meeting the transportation needs of 
the City, its residents and employees. The TSP sets a non-single occupancy vehicle mode share 
target to help meet transportation demand management (TDM) goals, specifically reducing 
reliance on the single occupancy vehicle. As specified in the TSP, Oregon City’s non-SOV mode 
shares (outside of the Oregon City Regional Center) are expected to be above the TSP objective 
of 40 to 45 percent with an estimated non-SOV mode share of 47 percent in 2005 and 48 percent 
in 2035. The non-SOV mode share in the Oregon City Regional Center is expected to remain 
steady through 2035, at around 42 percent, slightly below the TSP objective of 45 to 50 percent. 
 
The combination of policies and investments related to walking, biking and transit are expected 
to help the City work towards tripling the walking, biking and transit mode share between 2010 
and 2035. 
 
The TSP also recognizes the limitations brought about by the limited availability of funding. 
Despite the investments to the transportation system, the TSP predicts operating conditions at a 
few intersections (including the OR 99E/I-205 Northbound, OR 99E/I-205 Southbound, OR 
213/Beavercreek Road, and I-205/OR 213 intersections) will be over the operating standard by 
2035. For purposes of evaluating the impact of proposed development that is permitted, either 
conditionally, outright, or through detailed development master plan approval, the OR 99E/I-205 
SB Ramps, OR 99E/I-205 NB Ramps, OR 213/ Beavercreek Road, and I-205/OR 213 
intersections shall be exempt from meeting the state mobility targets until solutions (beyond 
those included in the TSP) or alternative mobility targets are explored for the intersections.  
 
The temporary exemption from the mobility standards for the three intersections identified in the 
preceding paragraph (and in the OCMC) applies only to development that is permitted, either 
conditionally, outright, or through detailed development master plan approval. OCMC 
12.04.205(D).  For the Beavercreek concept area, no development will be allowed that produces 
a greater traffic impact than permitted under existing zoning until alternative mobility targets are 
adopted. In other words, no significant development beyond what is allowed under current 
zoning will be permitted until alternative mobility targets are adopted.  
 
Development that has occurred in the south part of Oregon City since the development of the 
Beavercreek Concept Plan has been consistent with the TSP and OCMC 12.04.205(D). For 
example, the approval for the Oregon City School District to construct a transportation and 
maintenance facility adjacent to Meyers Road and High School Avenue is allowable under the 
current zoning and the traffic impacts of the facility are similar to a typical medium industrial 
land use as assumed in the TSP. Another example of a recent development is the Beavercreek 
Road Apartments-Live-Work development on the east side of Beavercreek Road near Meyers 
Road. This development was also approved under applicable zoning and is consistent with the 
assumptions of residential and employment increases specified in both the Beavercreek Concept 
Plan and the TSP. 
 
Adoption of the BRCP is subject to Oregon’s Transportation Planning Rule (OAR 660-012-
0060). To meet the requirements of this regulation, needed improvements and funding 
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mechanisms were identified that will mitigate impacts of development. The improvements 
needed to mitigate for the development in the Beavercreek concept plan area were identified in 
the Concept Plan. Improvements needed for entire Oregon City planning area are identified in 
the TSP. The TSP shows that the mobility standards prescribed by the TSP will be met except as 
noted above.  
 
In addition to identifying projects needed to mitigate for the transportation impacts of 
development, the TSP (Section H) includes a discussion of current transportation funding 
sources and other potential sources. The existing sources identified in the TSP include the Street 
Fund, Street System Development Charge (SDC) Fund and Transportation Utility Fee Fund. 
Potential sources discussed in the TSP include general city revenues, local fuel tax, urban 
renewal districts, local improvement districts, and debt financing.   The proposed transportation 
infrastructure improvements, financing and funding estimates, identified in the concept plan and 
as supplemented by the Transportation System Plan provide an adequate basis to demonstrate 
compliance with the Transportation Planning Rule.  
 
Implementation strategies and financing tools for the needed transportation improvements have 
been identified at the TSP level and will be further refined during Capital Improvement Plan 
updates. 
 
The City finds this Goal is satisfied. 
 
 
Goal 13 Energy Conservation  
 
To conserve energy.  
 
Analysis: One of the adopted goals of the concept plan is that the area will be a model of 
sustainable design, development practices, planning and innovative thinking.  The plan assumes 
that sustainable practices will be a combination of private initiatives (LEED certification), public 
requirements (green streets) and public-private partnerships.  The Commission recommends that 
the City use incentives, education and policy support as much as possible for promoting 
sustainability in the study area.  Some initiatives will require mandates, but at the end of the day, 
it is up to the private sector to invest in sustainable development.  The Beavercreek Road site’s 
legacy as a model of sustainable design will depend on the built projects that are successful in 
the marketplace and help generate the type of reputation that the community desires and 
deserves. The concept plan identifies sustainability design strategies that address energy 
efficiency, water conservation, compact development, mixed use, solar orientation, green 
streets/infrastructure, alternative transportation options, pedestrian and cyclist system, use of the 
natural systems and minimizing impervious surfaces.   
 
The City finds this Goal is satisfied. 
 
Goal 14 Urbanization  
 
To provide for an orderly and efficient transition from rural to urban land use.  
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Analysis: This goal essentially defines the purpose of the concept plan. Oregon City’s Urban 
Growth Boundary was expanded in 2002 and 2004 through Metro’s regional review process to 
include more industrial land. This was the result of a demonstrated need for additional land to 
accommodate the deficiency in available, vacant industrial lands. The revised element of the 
updated plan calls for implementing Metro’s “concept plan” requirements under Title 11 of the 
Functional Plan that will result in subarea planning of new areas added to the UGB.  The concept 
plan establishes policies to convert rural to urban land within the UGB while monitoring the 
supply of land to ensure its adequacy to accommodate growth.  Oregon City coordinates with 
Clackamas County through an intergovernmental agreement that guides land uses and extension 
of public services in the unincorporated UGB.  In addition, the transportation, parks, trails, water, 
and sewer master plans address orderly extension of services to accommodate growth.   
 
The City finds this Goal is satisfied. 
 
 
C. Compliance with Metro Title 4. 
The findings below are intended to show compliance with the current Metro-adopted 
Employment and Industrial Areas Map. The northern portion of the concept plan area, known as 
the North Employment Campus (NEC) in the concept plan, is considered an “Industrial area” on 
the Metro Title 4 map, as opposed to a “Regionally significant industrial area” such as the area 
along the OR 212 / 224 Corridor in Clackamas County, or an “Employment area”, such as 
existing zoned land within the city of Clackamas Community College and the commercially and 
industrially zoned lands adjacent to it between Beavercreek Road and OR 213. Therefore, 
findings for compliance with Metro Title 4 are specifically provided for section 3.07.430 
Protection of Industrial Areas. 
 
 
TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
 
3.07.410 Purpose and Intent 
The Regional Framework Plan calls for a strong regional economy. To improve the economy, 
Title 4 seeks to provide and protect a supply of sites for employment by limiting the types and 
scale of non-industrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and 
Employment Areas. Title 4 also seeks to provide the benefits of "clustering" to those industries 
that operate more productively and efficiently in proximity to one another than in dispersed 
locations. Title 4 further seeks to protect the capacity and efficiency of the region’s 
transportation system for the movement of goods and services and to encourage the location of 
other types of employment in Centers, Corridors, Main Streets and Station Communities. The 
Metro Council will evaluate the effectiveness of Title 4 in achieving these purposes as part of its 
periodic analysis of the capacity of the urban growth boundary.  
 
Analysis:  The Commission notes that a key issue for the CAC/TAC was determining how much 
employment land was needed, what type and where.  The Oregon City Comprehensive Plan 
requires that a majority of the lands be designated in a manner that encourages family-wage jobs 
in order to generate new jobs and move towards meeting the City’s employment goals.  The 
EcoNorthwest market analysis identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right conditions it is not 



Page | 30  LE-15-0003 Findings  

unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period.    
 
Metro brought 245 gross acres in the UGB in 2002 and 2004 to fulfill regional industrial 
employment needs.  These areas (308 gross acres including those already within the UGB) are 
designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  As noted 
above, Metro estimated 120 net acres of the concept plan area would be used for employment 
uses and indicated that it was important to fulfill the original intent for providing industrial lands 
and that there was flexibility for the local process to evaluate creative ways to meet the intent.   
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the 
proposed plan provides an adequate amount of Title 4 employment land within the UGB, 
through 2029. Reflecting changes in employment needs and demands between the Metro 2002 
Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 
assessment found there is adequate capacity inside the current UGB to accommodate the next 20 
years of general employment and general industrial job growth even at the high end of the 
employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). According to this map, which is consistent with the hybrid plan, 
the 151 gross acres on the revised map will supply approximately 121 net acres of employment 
land.  
 
 
The CAC created several alternatives and finally chose a hybrid within the industrial designated 
area that included about 127 net acres of North Employment Campus, which is consistent with 
Metro’s intent and similar to Oregon City’s existing Campus Industrial designation, and about 29 
acres of Mixed Employment Village and Main Street, which allows a variety of uses in a village-
oriented transit hub and mixed use neighborhoods to the south that also provide jobs tailored to 
the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
Proposed policy 1.3 identifies the need to support the attraction of family wage jobs and 
connections with Clackamas Community College within the North Employment Campus, Policy 
1.4 identifies the need to promote job creation, mixed use and transit oriented development 
within the Mixed Employment Village and Main Street, and recommends the adoption of 
minimum density requirements, limitations on stand-alone residential and other standards that 
implement the policy.  Goal 3 – Green Jobs, includes policies recommending coordination with 
other local, county and state economic development agencies to recruit green industries and 
promote green development practices.   
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The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens.   
 
The City finds this requirement is satisfied. 
 
3.07.430 Protection of Industrial Areas 
A. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for retail commercial uses—such as stores and 
restaurants—and retail and professional services that cater to daily customers—such as 
financial, insurance, real estate, legal, medical and dental offices—in order to ensure that they 
serve primarily the needs of workers in the area. One such measure shall be that new buildings 
for stores, branches, agencies or other outlets for these retail uses and services shall not occupy 
more than 5,000 square feet of sales or service area in a single outlet, or multiple outlets that 
occupy more than 20,000 square feet of sales or service area in a single building or in multiple 
buildings that are part of the same development project, with the following exceptions: 
 
1. Within the boundaries of a public use airport subject to a facilities master plan, customary 
airport uses, uses that are accessory to the travel-related and freight movement activities of 
airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
 
2. Training facilities whose primary purpose is to provide training to meet industrial needs. 
 
Analysis: Please also see findings under city comprehensive plan Policy 2.6.3.The zoning of the 
property in the North Employment Campus will be the same as or similar to the current CI – 
Campus Industrial zone. Any commercial uses within the northern employment campus would 
be limited to some upper limit, similar to the CI zone, which limits the square footage for retail 
and commercial office use in accordance with the Metro requirement: 
 

L. Retail sales and services, including eating establishments for employees (i.e. a cafe or 
sandwich shop), located in a single building or in multiple buildings that are part of the 
same development shall be limited to a maximum of twenty thousand square feet or five 
percent of the building square footage, whichever is less, and the retail sales and services 
shall not occupy more than ten percent of the net developable portion of all contiguous 
industrial lands; 
 
M. Financial, insurance, real estate, or other professional offices, as an accessory use to 
a permitted use, located in the same building as the permitted use and limited to ten 
percent of the total floor area of the development. Financial institutions shall primarily 
serve the needs of businesses and employees within the development, and drive-through 
features are prohibited; 
 

Taken together, these requirements will protect the city’s supply of undeveloped and 
underdeveloped land zoned for industrial uses. 
 
The City finds this requirement is satisfied. 
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B. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for the uses described in subsection A to ensure that they 
do not interfere with the efficient movement of freight along Main Roadway Routes and Roadway 
Connectors shown on the Regional Freight Network Map in the RTP. Such measures may 
include, but are not limited to, restrictions on access to freight routes and connectors, siting 
limitations and traffic thresholds. This subsection does not require cities and counties to include 
such measures to limit new other buildings or uses. 
 
Analysis: RTP freight routes were analyzed with the adoption of the TSP in 2014. Within the 
concept plan area, Beavercreek Road, Loder Road, Meyers Road extension and Ridge Parkway 
extension are indicated as local truck routes. Beavercreek Road is designated as a Roadway 
Connector on the RTP. The planned street network for the area is designed to limit new 
connections to Beavercreek Road, preserve the roadway capacity, and provide a secondary 
collector street network to serve the buildout of the area. As new development is reviewed for 
compliance with the TSP and the city’s street standards, the form and design of the land uses 
abutting these roads will also be reviewed.  
 
The City finds this requirement is satisfied. 
 
C. No city or county shall amend its land use regulations that apply to lands shown as Industrial 
Area on the Employment and Industrial Areas Map to authorize uses described in subsection A 
of this section that were not authorized prior to July 1, 2004. 
 
Analysis: No such authorization will occur with adoption of the BRCP, and none is anticipated. 
 
The City finds this requirement is satisfied. 
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D. Cities and counties may allow division of lots or parcels into smaller lots or parcels as 
follows: 
1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or 
parcels. 
 
2. Lots or parcels 50 acres or larger may be divided into smaller lots and parcels pursuant to a 
master plan approved by the city or county so long as the resulting division yields at least one lot 
or parcel of at least 50 acres in size. 
 
3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this 
subsection, may be divided into any number of smaller lots or parcels pursuant to a master plan 
approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed with uses described in subsection A of this section. 
 
4. Notwithstanding paragraphs 2 and 3 of this subsection, any lot or parcel may be divided into 
smaller lots or parcels or made subject to rights-of-way for the following purposes: 
a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a 
public amenity, or to implement a remediation plan for a site identified by the Oregon 
Department of Environmental Quality pursuant to ORS 465.225; 
 
To separate a portion of a lot or parcel containing a nonconforming use from the remainder of 
the lot or parcel in order to render the remainder more practical for a permitted use; or 
 
d. To allow the creation of a lot solely for financing purposes when the created lot is part of a 
master planned development.  
 
Analysis: No land division is proposed with the adoption of the BRCP. Land division for any 
parcels larger than 50 acres within the North Employment Campus would typically occur 
through a master plan process to assure compliance with this requirement. There is only one such 
parcel on the north side of Loder Road and it is physically bisected by Trimble Creek, a Goal 5 
resource area. 
 
The City finds this requirement is satisfied. 
 
 
 
E. Notwithstanding subsection B of this section, a city or county may allow the lawful use of any 
building, structure or land at the time of enactment of an ordinance adopted pursuant to this 
section to continue and to expand to add up to 20 percent more floorspace and 10 percent more 
land area. 
 
Analysis: Compliance with this requirement would be considered if development is proposed 
within the Industrial area portion of the BRCP following adoption. 
 
The City finds this requirement is satisfied. 
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D. Compliance with Metro Title 11. 
 
The plan is required to show compliance with the current version of Metro Title 11. 
 
3.07.1105 Purpose and Intent 
The Regional Framework Plan calls for long-range planning to  ensure that areas brought into 
the UGB are urbanized efficiently and become or contribute to mixed-use, walkable, transit- 
friendly communities. It is the purpose of Title 11 to guide such long-range planning for urban 
reserves and areas added to the UGB. It is also the purpose of Title 11 to provide interim 
protection for areas added to the UGB until city or county amendments to land use regulations 
to allow urbanization become applicable to the areas. 
 
Analysis: The adoption of the BRCP achieves the purpose and intent of Metro Title 11. Detailed 
findings are provided below. 
 
3.07.1120 Planning for Areas Added to the UGB 
A. The county or city responsible for comprehensive planning of an area, as specified by the 
intergovernmental agreement adopted pursuant to section 3.07.1110C(7) or the ordinance that 
added the area to the UGB, shall adopt comprehensive plan provisions and land use regulations 
for the area to address the requirements of subsection C by the date specified by the ordinance 
or by section 3.07.1455B(4) of this chapter. 
 
Analysis: The Intergovernmental Agreement with Metro to complete the concept plan for 
Beavercreek Road was signed by Metro Council in 2007.  The City fulfilled all of the designated 
Milestones specified in the IGA and was fully reimbursed by Metro for the planning work 
following the City Commission’s initial adoption of the concept plan in September 2008. The 
City’s decision was appealed to the Land Use Board of Appeals (LUBA). LUBA remanded the 
Concept Plan, finding that the plan was not consistent with the Metro 2040 Growth Concept Map. 
Oregon City and Metro staff worked to amend the 2040 Growth Concept Map and address the reason 
for remand, which was adopted by the Metro Commission early in 2011. The City requested a 3-year 
extension of the compliance deadline which was granted by Metro in May, 2011. Due to further legal 
challenges to the Metro UGB, re-adoption of the plan by the City could not practicably occur until 
2015. 
 
Once the City Commission has adopted the revised findings and all appeal timelines have expired, 
the City will prepare a scope of work to prepare and adopt the implementation measures (zoning and 
development code amendments) for the Beavercreek Road Concept Plan. It is expected that the 
preparation and adoption process for the implementation measures will be included in the 2016 
Community Development Department work plan and budget. 
 
The City finds this requirement is satisfied. 
 
B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning 
responsibility to more than one city or county, the responsible local governments shall provide 
for concurrent consideration and adoption of proposed comprehensive plan provisions unless 
the ordinance adding the area to the UGB provides otherwise. 
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Analysis: Oregon City is solely responsible for adoption of the Beavercreek Road Concept Plan. 
 
The City finds this requirement is satisfied. 
 
C. Comprehensive plan provisions for the area shall include: 
 
 
1. Specific plan designation boundaries derived from and generally consistent with the 
boundaries of design type designations assigned by the Metro Council in the ordinance adding 
the area to the UGB; 
 
Analysis: The revised Industrial and Other Employment Areas map adopted by Metro in 2010 
by Ordinance 10-1244B, Exhibit D is consistent with the North Employment Campus (NEC) 
plan area on the BRCP. The remaining plan areas – the Mixed Employment Village, Main Street, 
and West and East Mixed Use Neighborhoods, are consistent with the Metro Outer 
Neighborhoods design type designation.  
 
The City finds this requirement is satisfied. 
 
 
2. Provision for annexation to a city and to any necessary service districts prior to, or 
simultaneously with, application of city land use regulations intended to comply with this 
subsection; 
 
Analysis: The City’s Comprehensive Plan and Code establishes a framework of policies and 
implementing ordinances before annexation can take place and urban-level development can 
occur. 
 
Applications for annexation, whether initiated by the City or by individuals, are based on specific 
criteria contained in Chapter 14 of the City of Oregon City Municipal Code.  
 
Annexation to the City of Oregon City is required as a condition of extension of city services 
properties within the Urban Growth Boundary, including sewer, water, and stormwater utilities.  
 
As a general policy the city does not extend services to properties outside the city limit. In 
situations where the timing of extension of a particular city service may not be practicable until a 
greater level of urbanization occurs, such as sewer connections farther than 300’ from city sewer, 
exceptions may be made in accordance with law or based on intergovernmental agreements.  
 
Concept plans are an important tool that identifies where and when areas might be considered for 
annexation in order to control the expansion of the city limits and services to help avoid conflicts 
and provide predictability for residents and developers. Other considerations are consistency 
with the provisions of the Comprehensive Plan and the City’s public facility plans, with any 
plans and agreements of urban service providers, and with regional annexation criteria. 
 
The City finds this requirement is satisfied. 
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3. Provisions that ensure zoned capacity for the number and types of housing units, if any, 
specified by the Metro Council pursuant to section 3.07.1455B(2) of this chapter; 
 
Analysis:  The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses.  Accessory dwelling units are allowed in all single-family 
residential zones, per the Oregon City Municipal Code, subject to special development and 
occupancy standards.  Manufactured homes are permitted in any zone where single-family 
detached housing units are permitted.  Proposed policy 1.6 indicates that within the West and 
East Mixed Use Neighborhoods, a variety of housing types will be required and that lot size 
averaging and other techniques that help create housing variety while maintaining overall 
average density should be allowed.  Requiring a mix of housing types and requiring a minimum 
and maximum density, rather than a minimum and maximum lot size, will allow a wide variety 
of housing units to be created, meeting the intent of this section.  
 
The West Mixed Use Neighborhood will be a walkable, transit-oriented neighborhood with an 
overall average or residential uses not to exceed 22 dwelling units per acre.  The East Mixed Use 
Neighborhood will be a walkable and tree lined neighborhood with a variety of housing types 
that will not exceed densities permitted in the R-5 zone (8.7 units per acre).  Based on the 
proposed densities, the BRCP has an estimated capacity of approximately 1,000 dwellings, 
which is approximately 10.3 dwellings per net developable residential-designated acre.  These 
residential densities do not apply to lands designated for industrial and employment use where 
residential uses are not permitted. 
 
The City finds this requirement is satisfied. 
 
 
4. Provision for affordable housing consistent with Title 7 of this chapter if the comprehensive 
plan authorizes housing in any part of the area. 
 
Analysis:  According to the 2000 census, the median household income in Oregon City was 
$45,531. The 2013 median household income (2010 inflation adjusted) was $60,223. Affordable 
housing is typically defined as housing that does not cost more than 30% of a household’s 
income.  In addition, very low income households are typically defined as those earning less than 
30% of median household income; low-income households as those earning less than 50% of 
median household income; and moderate income households are those making between 50% and 
80% of median income.  Typically, the types of housing most affordable to people with low and 
moderate incomes are single-family homes on small lots, attached single-family homes, duplexes 
and multi-family housing, and accessory dwelling units.  These types of housing types are 
expected to account for 390 to 480 units, providing affordable housing opportunities within the 
concept plan area.  As stated above, requiring a variety of housing types will create opportunities 
for affordable housing within the proposed neighborhoods.  
 
The City finds this requirement is satisfied. 
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5. Provision for the amount of land and improvements needed, if any, for public school facilities 
sufficient to serve the area added to the UGB in coordination with affected school districts. This 
requirement includes consideration of any school facility plan prepared in accordance with ORS 
195.110; 
 
Analysis:  The concept plan has not identified any new school sites within the study area.  The 
Oregon City School District High School is located directly across Beavercreek Road from the 
study area and the district owns a vacant parcel of land directly south of the study area that could 
be used as a future school facility.  The Oregon City School District provided a representative 
that was a member of the Citizen Advisory Committee.  No need for additional lands identified 
as a result of the implementation of the concept plan was identified. 
 
Oregon City School District owns property adjacent to the Beavercreek Road Concept Plan and 
believes this is probably adequate for the near term. The District has some current capacity at the 
elementary school K-5 level and high school 9-12 level. The District is near capacity at the 
middle school 6-8 level. 
 
According to the School District, even with existing school property adjacent to the Beavercreek 
Road Concept Plan, public financing support will be required to develop the additional capacity 
in the future. The District is embarking on a long-range facilities planning process to study 
existing and future capital needs. 
 
The City finds this requirement is satisfied. 
 
 
6. Provision for the amount of land and improvements needed, if any, for public park facilities 
sufficient to serve the area added to the UGB in coordination with affected park providers. 
 
Analysis: The Beavercreek Road Open Space Framework plan provides a network of green 
spaces that are intended to provide a system of connected parks, opens spaces and natural areas, 
provide access to nature, preserve existing natural resources and provide green spaces near the 
system of trails and pedestrian connections.  The power line corridors comprise approximately 
52 acres of land north of Loder Road and have been utilized to provide publicly accessible opens 
space, trails and links to the broader open space network.  The City’s Parks and Recreation 
Master Plan requires between 6 and 10 acres of parkland per 1,000 population. The extent and 
location of the park is conceptual, flexible and the costs associated with acquisition and 
development may need to be determined through more detailed Master Planning processes, 
similar to the Glen Oak Road park site and the Hazel Grove parks site master planning that was 
conducted in 2014. Existing parks SDCs do not reflect the cost of providing parks in this area, 
and they may need to be updated to account for the amount of parks acreage envisioned in the 
concept plan. A park is proposed to extend through the central and southern areas of the BRCP.  
The location and linearity of the park was first indicated by Metro’s Goal 5 mapping.  This open 
space feature is intended as a continuous green space that links the districts and neighborhoods 
south of Loder Road. 
 
The City finds this requirement is satisfied. 
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7. A conceptual street plan that identifies internal street connections and connections to adjacent 
urban areas to improve local access and improve the integrity of the regional street system. For 
areas that allow residential or mixed-use development, the plan shall meet the standards for 
street connections in the Regional Transportation Functional Plan; 
 
Analysis:  See also findings under Goal 12 earlier in this report. The BRCP provides for a mixed 
use community that provides viable options for internal trip making (i.e. many daily needs 
provided on-site), transit use, maximized walking and biking, and re-routed trips within the 
Oregon City area.  Beavercreek Road will be improved as a green boulevard that will be a 5-lane 
arterial section to Clairmont, then a 3-lane arterial from Clairmont to the UGB. The internal 
street system will provide logical, but limited access to Beavercreek Road, by connecting to 
existing streets on the west side of Beavercreek Road and requiring that an internal street/alley 
system be utilized, eliminating driveway cuts on Beavercreek Road and maximizing its available 
capacity.  The plan identifies an internal north-south connection from Old Acres Lane to Thayer 
Road that will reduce the need to access Beavercreek Road for daily trips within the area and an 
extensive pedestrian and bicycle circulation system connecting the residential, commercial and 
industrial areas together and extends to existing and proposed transportation systems adjacent to 
the study area.  The plan identifies appropriate green street options to be implemented, and 
expanded on, as development occurs, including: vegetated swales, planter islands, curb 
extensions, and porous pavement.   
 
Goal 6 of the BRCP recommends providing multi-modal transportation links connected within 
the site as well as to the surrounding areas and includes policies recommending that land use 
reviews support bus service by ensuring a mix of land uses, densities and design options that 
support public transportation and other alternative transportation methods, ensure that local 
connectivity and off-street pedestrian routes link together in a highly connected pedestrian 
system that is safe, direct, convenient and attractive and improve pedestrian and bicycle safety 
along Beavercreek Road.  The concept plan process has identified and prepared the construction 
cost estimates for the planned transportation improvements and a detailed list of financing 
options has been created.   
 
The City finds this requirement is satisfied. 
 
8. Provision for the financing of local and state public facilities and services; and 
Analysis: The plan includes adequate consideration of public facilities cost estimates and 
financing approaches.  
 
The plan provides a thorough explanation of the existing conditions pertaining to this analysis 
and provides recommendations and preliminary cost estimates for improvements that will be 
necessary in order for the concept plan to be carried out. Since the BRCP was initially adopted in 
2008, three public facilities plans were amended to include the concept plan area. These plan 
updates include cost estimates which have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
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Parks and recreation system development charges may need to be analyzed to reflect the type of 
dwelling unit to be constructed and the number of employees associated with non-residential 
uses in the area. SDCs could be utilized to acquire open space, natural resource and natural 
hazard areas that are part of the larger open space framework plan. Four other primary funding 
sources have been identified, including: Urban Renewal/Tax Increment Financing; Local 
Improvement Districts; Bonds; and Developer Funded Improvements.  The plan also calls for 
creating the Environmentally Sensitive Resource Area to protect, conserve and enhance 
identified natural by applying a low-density base zoning that allows property owners to cluster 
density outside the ESRA and transfer to more appropriate sites.   
 
Planning, funding and cost estimates for the transportation system plan (TSP) consistent with the 
Regional Transportation Plan (RTP) were adopted in early 2014 and are described in more detail 
under section 7 above.  
 
The City finds this requirement is satisfied. 
 
9. A strategy for protection of the capacity and function of state highway interchanges, including 
existing and planned interchanges and planned improvements to interchanges. 
Analysis:  The Statewide Planning Goal 12 analysis provided earlier in this report discusses in 
detail the City’s Transportation System Plan and consistency with the Metro RTP, as well as a 
discussion of mobility challenges for existing state highway interchanges. 
 
The City finds this requirement is satisfied. 
 
D. The county or city responsible for comprehensive planning of an area shall submit to Metro a 
determination of the residential capacity of any area zoned to allow dwelling units, using the 
method in section 3.07.120, within 30 days after adoption of new land use regulations for the 
area. 
Analysis:  See analysis under provision 3 above relating to zoned capacity. 
 
The City finds this requirement is satisfied. 
 
 
3.07.1130 Interim Protection of Areas Added to the UGB 
Until land use regulations that comply with section 3.07.1120 become applicable to the area, the 
city or county responsible for planning the area added to the UGB shall not adopt or approve: 
 
A. A land use regulation or zoning map amendment that allows higher residential density in the 
area than allowed by regulations in effect at the time of addition of the area to the UGB; 
B. A land use regulation or zoning map amendment that allows commercial or industrial uses 
not allowed under regulations in effect at the time of addition of the area to the UGB; 
 
C. A land division or partition that would result in creation of a lot or parcel less than 20 acres 
in size, except for public facilities and services as defined in section 3.07.1010 of this chapter, or 
for a new public school; 
 
D. In an area designated by the Metro Council in the ordinance adding the area to the UGB as 
Regionally Significant Industrial Area: 
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1. A commercial use that is not accessory to industrial uses in the area; and 
2. A school, a church, a park or any other institutional or community service use intended to 
serve people who do not work or reside in the area. 
 
Analysis: The areas added to the UGB which are subject to this title are zoned County FU-10 
which is a holding zone that prevents urbanization prior to concept plan adoption, and does not 
allow land uses A, B or C described above. None of the lands added to the UGB are considered 
RSIAs, although they are considered important to the local employment and industrial land 
capacity of Oregon City. 
 
The City finds this requirement is satisfied. 
 
 
 
VI. CONCLUSION 
 
The City finds that Beavercreek Road Concept Plan and appendices meets the requirements of 
the Statewide Land Use Goals, Metro Title 11, Metro Title 4, as well as the applicable 
Comprehensive Plan criteria.   
 
 
_______________________________________ __________________________ 
DAN HOLLADAY, Mayor     Date 
 
 
Attested to this ___ day of ____ 20015 
 
 
_______________________________________ 
KATTIE RIGGS, City Recorder 
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I. Introduction

Summary

The Beavercreek Road Concept Plan is a guide to the creation of  a 
complete and sustainable community in southeast Oregon City. Most 
of  the 453 acre site along Beavercreek Road was added to the regional 
urban growth boundary by Metro in 2002 and 2004. The plan envisions a 
diverse mix of  uses (an employment campus north of  Loder Road, mixed 
use districts along Beavercreek Road, and two mixed use neighborhoods) 
all woven together by open space, trails, a network of  green streets, and 
sustainable development practices. Transit-oriented land uses have been 
strategically located to increase the feasibility of  transit service in the 
future. The plan has been carefully crafted to create a multi-use community 
that has synergistic relationships with Clackamas Community College, 
Oregon City High School, and adjacent neighborhoods.

Key features of  the Concept Plan are:

A complete mix of  land uses, including: • 

A North Employment Campus for tech fl ex and campus industrial  ❍

uses, consistent with Metro requirements for industrial and 
employment areas. 

A Mixed Employment Village along Beavercreek Road, between  ❍

Meyers Road and Glen Oak Road, located as a center for transit-
oriented densities, mixed use, 3-5 story building scale, and active street 
life.  

A 10-acre Main Street area at Beavercreek Road and Glen Oak Road,  ❍

located to provide local shops and services adjacent neighborhoods 
and Beavercreek sub-districts.

A West Mixed Use Neighborhood along Beavercreek Road, intended  ❍

for medium to high density (R-2) housing and mixed use.

An East Mixed Use Neighborhood, intended for low density  ❍

residential (R-5) and appropriate mixed use. The East Neighborhood 
has strong green edges and the potential for a fi ne grain of  open 
space and walking routes throughout.

Proposed Land Use Sub-districts
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Policy support for employment and program connections with    • 
Clackamas Community College.

Sustainability strategies, including:• 

Mixed and transit supportive land uses. ❍

A sustainable stormwater management plan that supports low impact  ❍

development, open conveyance systems, regional detention, and 
adequate sizing to avoid downstream fl ooding.

Green street design for all streets, including the three lane boulevard  ❍

design for Beavercreek Road. 

A preliminary recommendation supporting LEED certifi cation or  ❍

equivalent for all commercial and multi-family buildings, with Earth 
Advantage or equivalent certifi cation for single family buildings. This 
recommendation includes establishment of  a Green Building Work 
Group to work collaboratively with the private sector to establish 
standards.

Open spaces and natural areas throughout the plan. North of  Loder  ❍

Road, these include the power line corridors, the tributary to Thimble 
Creek, and a mature tree grove. South of  Loder Road, these include 
an 18-acre Central Park, the east ridge area, and two scenic view 
points along the east ridge.

A trail framework that traverses all sub-districts and connects to city and • 
regional trails.

A street framework that provides for a logical and connected street pattern, • 
parallel routes to Beavercreek Road, and connections at Clairmont, Meyers, 
Glen Oak, and the southern entrance to the site.

A draft Beavercreek Road Zone development code to implement the plan. • 

Purpose of this Report and Location of Additional Information
This report is a summary of  the Plan, with emphasis on describing key 
elements and recommendations.  Many of  the recommendation are based 
on technical reports and other information that is available in the Technical 
Appendix to this report.

Beavercreek Road Concept Plan Area - Existing Conditions
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Figure 1 - Composite Concept Plan
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II. Purpose and Process

The purpose of  the Beavercreek Road Concept Plan is to provide 
a conceptual master plan to be adopted as an ancillary document to 
the City of  Oregon City’s Comprehensive Plan. As such, it provides a 
comprehensive and cohesive guide to future development, in three parts:

Framework plan maps, goals and policies – These elements • 
will be adopted as part of  the Oregon City Comprehensive 
Plan. Compliance will be required for all land use permits and 
development.

Ancillary report materials – The descriptive text, graphics and • 
technical appendix of  this report will be adopted as an “ancillary 
document” to the Comprehensive Plan, which provides “operational 
guidance to city departments in planning and carrying out city 
services” (Oregon City Comprehensive Plan, page 4).  These 
documents include information for updating the City’s utility master 
plans and Transportation System Plan.

Draft development code – A working draft development code was • 
prepared as part of  the Concept Plan. Once fi nal, it will be adopted 
as part of  the Oregon City Code. Compliance will be required for 
all land use permits and development. The Beavercreek Zone code 
relies on master planning to implement the concepts in the Plan.

The Concept Plan was developed by a 15-member Citizen Advisory 
Committee (CAC) and 9-member Technical Advisory Committee 
(TAC) (see Project Participants list at the beginning of  this report). The 
committees met twelve times between June 2006 and July 2007.

In addition to the Committee meetings, additional process steps and 
community involvement included:

Study area tour for CAC and TAC members• 

Two public open houses• 

Market focus group• 

Sustainability focus group• 

Employment lands coordination with Metro• 

Community design workshop• 

Website• 

Project posters, site sign, email notice, and extensive mailing prior to • 
each public event

Design Workshop Participants
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The major steps in the process were:

Inventory of  base conditions, opportunities, constraints • 
for land use, transportation, natural resources, market 
conditions, infrastructure and sustainability.

Establishment of  project goals.• 

Extensive discussion of  employment lands questions: • 
how much, what type and where?

Following the community workshop, preparation of  • 
three alternative concept plans (sketch level), addition 
of  a fourth plan, prepared by a CAC member, and 
narrowing of  the alternatives to two for further 
analysis.

Evaluation of  the alternatives (including transportation • 
modeling) and preparation of  a hybrid Concept Plan 
(framework level).

Preparation of  detailed plans for water, sewer, storm • 
water, and transportation facilities.

Preparation of  a draft development code.• 

Committee action to forward the Concept Plan • 
package to the Planning Commission and City 
Commission.

For additional information please see Technical Appendix, 
Sections A, D, E, and F. Design Workshop Plan
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III. Vision, Goals and Principles

The overall vision for the Beavercreek Concept Plan is to create “A Complete 
and Sustainable Community”. The images shown on this page were displayed 
throughout the process to convey the project’s intent for this vision statement.  

Regarding the meaning of  sustainability, the vision statement is based in part 
on the defi nition of  sustainability originally developed by the United Nations 
Brandtland Commission: “A sustainable society meets the needs of  the present 
without sacrifi cing the ability of  future generations to meet their own needs”.

The following project goals were developed by the Citizen Advisory Committee. 
The Committee also added objectives to each of  the goals – please see Appendix 
1 for the objectives. 

The Beavercreek Road Concept Plan Area will:

Create a complete and sustainable community, in conjunction with the • 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center;

Be a model of  sustainable design, development practices, planning, and • 
innovative thinking;

Attract “green” jobs that pay a living wage;• 

Maximize opportunities for sustainable industries that serve markets beyond • 
the Portland region and are compatible with the site’s unique characteristics;

Incorporate the area’s natural beauty into an ecologically compatible built • 
environment;

Provide multi-modal transportation links (such as bus routes, trails, bike-ways, • 
etc.) that are connected within the site as well as to the surrounding areas;

BEAVERCREEK ROAD
CONCEPT PLAN

Complete Means

• Live
• Work
• Shop
• Play
• Garden
• Lifelong
Learning

• _________________(What does “complete” mean to you?)
Northwest Crossing, Bend, Oregon



BEAVERCREEK ROAD CONCEPT PLAN

8

Implement design solutions along Beavercreek Road that promote • 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand;

Promote connections and relationships with Oregon City High School • 
and Clackamas Community College;

Have a unique sense of  place created by the mix of  uses, human scale • 
design, and commitment to sustainability; and

Ecological Health – Manage water resources on site to eliminate • 
pollution to watersheds and lesson impact on municipal infrastructure 
by integrating ecological and man-made systems to maximize function, 
effi ciency and health.

The following 10 Principles of  Sustainable Community Design were 
submitted by a CAC member, supported by the committee, and used 
throughout the development of  the Concept Plan:

Mix Land Uses - Promote a mix of  land uses that support living wage 1. 
jobs and a variety of  services.

Housing Types - Create a range of  housing choices for all ages and 2. 
incomes.

Walk-ability - Make the Neighborhood “walkable” and make services 3. 
“walk-to-able.”

Transportation - Provide a range of  transportation options using a 4. 
connected network of  streets and paths.

Open Space - Protect and maintain a functioning green space network 5. 
for a variety of  uses.

Integrate Systems - Integrate ecological and man-made systems to 6. 
maximize function, effi ciency and health.

Watershed Health - Manage water resources on site to eliminate 7. 
pollution to watershed and lesson impact on municipal infrastructures.

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate 8. 
existing development areas

Green Buildings - Build compact, innovative structures that use less 9. 
energy and materials

Work Together - Work with community members and neighbors to 10. 
design and develop.

Thimble Creek TributaryThi bl C k T ib t
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 IV. Regional and Local Context

The Beavercreek Road Concept Plan area is 453 acres of  land located 
at the southeast edge of  Oregon City and the Urban Growth Boundary 
(UGB). It marks a transition point between the City’s current edge of  
urbanization and rural and resource lands to the south and east.  

The majority of  the site (245 acres) was added to the Metro UGB in 
December 2002 and an additional 63 acres were added to the UGB in 
2004. The remaining site acreage was in the UGB and/or the Oregon 
City limits prior to 2002. The Concept Plan area carries Metro design type 
designations of  Employment, Industrial, and Outer Neighborhood on 
the Region 2040 Growth Concept Map. The properties with the Outer 
Neighborhood designation have been in the UGB since 1980. Employment 
design type areas, as defi ned by Metro, allow various types of  employment 
with some residential development and limited commercial uses. Industrial 
design type areas are set aside by Metro primarily for industrial activities 
with limited supporting uses. 

During the update of  Oregon City’s Comprehensive Plan, a policy was 
adopted acknowledging the jobs-related importance of  the site to Oregon 
City and the region, while also allowing some fl exibility in the project area’s 
land use. Comprehensive Plan policy 2.6.8 states:

“Require lands east of  Clackamas Community College that are designated 
as Future Urban Holding to be the subject of  concept plans, which is 
approved as an amendment to the Comprehensive Plan, would guide 
zoning designations. The majority of  these lands should be designated in 
a manner that encourages family-wage jobs in order to generate new jobs 
and move towards meeting the City’s employment goals.”

There are relatively limited employment centers within this area of  
Oregon City and Clackamas County. This imbalance of  jobs and housing 
contributes to Clackamas County’s pattern of  approximately 60% of  the 
work force traveling outside of  the County to work.  

The site is surrounded by residential and undeveloped properties within 
the city limits,  including the Hamlet of  Beavercreek, and rural Clackamas 
County. The nearest commercial area is the Berry Hill Shopping Center at 
the intersection of  Beavercreek Road and Highway 213. Clackamas County 
College (CCC) and Oregon City High School are across Beavercreek Road 
adjacent to the site. These institutional uses offer a unique opportunity to 
plan synergistic land uses that connect the properties, reinforce an identity 
for the area, and help localize trips. A Tri-Met transit hub is located on the 
CCC property. 

Figure 2 - Regional Context
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Like all additions to the Portland Metropolitan Area Urban Growth 
Boundary, the Beavercreek Road area is inextricably tied to it’s place in 
the region and its place within Oregon City. The Concept Plan responds 
to this context in multiple ways.

From a regional perspective, the Beavercreek Road area is currently a 
transition point from urban to rural use. Whether this “hard line” of  
transition will remain in the future cannot be established with certainty. 
The CAC openly acknowledged this issue in its discussions and sought to 
balance the needs of  creating a great urban addition to Oregon City with 
sensitivity to adjacent areas. Examples of  this balance include:

The plan has land use and transportation connections that support • 
future transit. This will link the Beavercreek Road area, via alternative 
transportations, to Clackamas Community College (CCC), the 
Oregon City Regional Center (downtown and adjacent areas) and the 
rest of  the region.

Trails and green spaces have been crafted to link into the broader • 
regional network.

The plan recommends lower densities and buffer treatments along • 
Old Acres Road.

The north south collector roads are coalesced to one route that could • 
(if  needed) be extended south of  Old Acres Road.

The recommended street framework provides for a street that • 
parallels Beavercreek Road, connecting Thayer Road to Old Acres 
Road, and potentially north and south in the future. This keeps 
options open: if  the UGB extends south, the beginning of  a street 
network is in place. If  it does not, the connection is available for rural 
to urban connectivity if  desired.

As with the street network described above, the East Ridge trail is • 
extended all the way to Old Acres Road, and therefore, potentially 
beyond. 

This will provide a connection from rural areas to the open spaces and 
trail network of  Beavercreek Road area and the rest of  the region.

From a City and local neighborhood perspective, the Beavercreek Road 
area offers an opportunity to establish a new complete and sustainable 
community within Oregon City. Specifi c linkages include the following:

Oregon City needs employment land. The Beavercreek Concept Plan • 
provides 156 net acres of  it in two forms:  127 net acres of  tech fl ex 
campus industrial land, 29 acres of  more vertical mixed use village 
and main street. Additional employment will be available on the Main 
Street and as mixed use in the two southern neighborhoods.

The street framework connects to all of  the logical adjacent streets. • 
This includes Thayer, Clairmont, Meyers, Glen Oak, and Old Acres 
Roads. This connectivity will disperse traffi c to many routes, but 
equally important, make Beavercreek Road connected to, rather than 
isolated from, adjacent neighborhoods, districts and corridors.

The plan provides for a complete community: jobs, varied housing, • 
open space, trails, mixed use, focal points of  activity, trails, and access 
to nature.

The plan provides for a sustainable community, in line with the City’s • 

Figure 3 - Oregon City Context
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Comprehensive Plan support for sustainability. This takes the form 
of  mixed land uses, transportation options, green streets, sustainable 
storm water systems, and LEED or equivalent certifi cation for 
buildings. Much more can certainly be done – the Concept Plan offers 
an initial platform to work from.

Physical linkages have been provided to Oregon City High School and • 
Clackamas Community College.  These take the form of  the planned 
3-lane green street design for Beavercreek Road and the intersections 
and trails at Clairmont, Loder and Meyers Roads. The physical linkages 
are only the beginning – the City, School District and College need to 
work together to promote land uses on the east side of  Beavercreek 
Road that truly create an institutional connection.

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Site Conditions and Buildable Lands

A portion of  the study area (approximately 50 acres) is currently within 
the existing city limits and zoned Campus Industrial (CI). The study area’s 
northern boundary is Thayer Road and the southern boundary is Old 
Acres Lane. Loder Road is the only existing road that runs through the 
project area.  

Currently, the project area is largely undeveloped, which has allowed the 
site to retain its natural beauty. There are 448 gross acres in the project 
area, not including the right-of-way for Loder Road (approximately fi ve 
acres). The existing land uses are primarily large-lot residential with 
agricultural and undeveloped rural lands occupying approximately 226 
acres of  the project area. The Oregon City Golf  Club (OCGC) and private 
airport occupy the remaining 222 acres.  

There are several large power line and natural gas utility easements within 
the project boundaries. These major utility easements crisscross the 
northern and central areas of  the site. The utility easements comprise 
approximately 97 acres or 20% of  the project area. 

There are 51 total properties ranging in size from 0.25 acres to 63.2 acres. 
Many of  these properties are under single ownership, resulting in only 
42 unique property owner names (Source: Clackamas County Assessor).  
There are several existing homes and many of  the properties have 
outbuildings such as, sheds, greenhouses, barns, etc. , which result in 127 
existing structures on the site (Source: Clackamas County Assessor). 

A key step in the concept planning process is the development of  a 
Buildable Lands Map. The Buildable Lands Map was the base map from 
which the concept plan alternatives and the fi nal recommended plan were. 
“Buildable” lands, for the purpose of  the Beavercreek Road Concept Plan, 
are defi ned as the gross site area minus wetlands, steep slopes, other Goal 
5 resources, public utility easements, road rights-of-way, and committed 
properties (developed properties with an assessed improvement value 

Figure 4 - Existing Conditions
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greater than $350,000). Properties with an assessed improvement value 
of  less than$350,000 (based on County assessment data) are considered 
redevelopable over the long-term as the existing structures are converted 
to higher value uses.  The OCGC has an improvement value over 
$350,000, but has been included as buildable lands (minus the clubhouse) 
because the owners may wish to redevelop the property in coordination 
with the recommended concept plan over time. The private airport has 
also been included as buildable over the long-term, recognizing that the 
owners may choose to continue the airport’s use for many years.

When land for power lines, the natural gas line, natural resources, and 
committed structures are removed the net draft buildable acreage is 
approximately 292 acres. The CAC reviewed the Preliminary Buildable 
Lands map and approved a three-tier system to defi ne the buildable 
lands. Tier A or “Unconstrained” has approximately 292 acres, Tier B 
or “Low Impact Development Allowed with Review” has approximately 
28 acres, and Tier C “Constrained” has approximately 131 acres. The 
“Low Impact” area was later further evaluated and recommended for 
conservation under a Environmentally Sensitive and Resource Area 
designation on the plan. 

The Buildable Lands Map was reviewed at the July 20th and August 17th 
Citizen and Technical Advisory Committee (CAC/TAC) meetings, as 
well as at the August 24th, 2006 Open House. The draft buildable land 
boundaries and acreages shown in Figure 6 refl ect the input received 
from the advisory committee members, property owners, and citizen 
input. 

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Figure 5 - Ownerships

Figure 6 - Natural Resource Inventory
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Figure 7 - Buildable Lands
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Employment – A Key Issue 
 
How much employment?  What type? And where?  These questions 
were extensively discussed during the development of  the Concept Plan.  
Three perspectives emerged as part of  the discussion:     

Oregon City Perspective
Prior to initiating the Concept Plan process, the City adopted a 
comprehensive plan policy which emphasizes family wage employment 
on the site.  The policy reads: “Require lands east of  Clackamas 
Community College that are designated as Future Urban Holding to be 
the subject of  concept plans, which is approved as an amendment to the 
Comprehensive Plan, [and will] guide zoning designations. The majority 
of  these lands should be designated in a manner that encourages family-
wage jobs in order to generate new jobs and move towards meeting the 
City’s employment goals.” Oregon City Comprehensive Plan, Policy 
2.6.8.

Metro Perspective
Metro brought the majority of  the concept plan area (245 gross acres) 
into the UGB in 2002 and 2004 to fulfi ll regional industrial employment 
needs. These areas (308 gross acres) are designated as the Industrial 
Design Type on Metro’s 2040 Growth Concept Map.  As part of  its land 
need metrics reported to the region and state, Metro estimated 120 net 
acres of  the Beavercreek Road Concept Plan’s land would be used for 
employment uses.  Metro representatives met with the Concept Plan 
CAC and emphasized:  (1) it was important to Metro for the Concept 
Plan to fulfi ll their original intent for providing Industrial land; and, (2) 
that there was fl exibility, from Metro’s perspective, for the local process 
to evaluate creative ways to meet that intent. 

Citizen Advisory Committee Perspective
The CAC discussed extensively the issues and options for employment 
lands.  Many sources of  information were consulted:  a market analysis 
by ECONorthwest (See Appendix __), a developer focus group, land 
inventory and expert testimony submitted by property owners, the 
Metro perspective cited above, and concerns of  neighbors.  The advice 
ranged from qualifi ed optimism about long term employment growth 
to strong opposition based on shorter term market factors and location 
considerations.  Some members of  the CAC advocated for a jobs 
target (as opposed to an acreage target) to be the basis for employment 
planning.

At it’s meeting on September 14th, 2006, the CAC developed a set 
of  “bookends” for the project team to use while creating the plan 
alternatives.

a. At least one plan alternative will be consistent with the Metro 
Regional Growth Concept. 

b. At least one plan alternative (may be the same as above) would 
be designed consistent with Policy 2.6.8.

c. Other alternatives would have the freedom to vary from “a” and 
“b” above, but would also include employment. 

d. No alternative would have heavy industrial, regional warehousing 
or similar employment uses”.

After evaluating alternatives, the CAC ultimately chose a hybrid 
employment strategy.  The recommended Concept Plan includes:  (1) 
about 127 net acres of  land as North Employment Campus, which is 
consistent with Metro’s intent and similar to Oregon City’s Campus 
Industrial designation; (2) about 29 acres as Mixed Employment Village 
and Main Street, which allows a variety of  uses in a village-oriented 
transit hub; and, (3) mixed use neighborhoods to the south that also 
provide for jobs tailored to their neighborhood setting.
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V. Concept Plan Summary

The Framework Plan Approach 
The Beavercreek Road Concept Plan is a framework for a new, urban 
community. The plan is comprised of  generalized maps and policies that 
integrate land use, transportation, open space, and green infrastructure. 
The framework maps and policies are supported by detailed code and 
requirements for master planning and design review. The approach here is 
to set the broad framework and intent on the fi gures and text in this Plan. 
Detailed development plans demonstrating compliance with the Concept 
Plan are required in the implementing code. 

The framework plan approach is intended to:

Ensure the vision, goals and standards are requirements in all land use • 
decisions

Provide for fl exibility in site specifi c design and implementation of  the • 
Plan and code

Allow for phased development over a long period of  time (20+ years)• 

The code describes many detailed 
requirements such as street 
connectivity, block confi guration, 
pocket parks, building scale, 
pedestrian connections, low 
impact development features, 
tree preservation, and sustainable 
buildings.  These design elements 
will be essential to the success of  
the area as a walkable, mixed use 
community. The expectation of  this 
Plan is that the fl exibility is coupled 
with a high standard for sustainable 
and pedestrian-oriented design.
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Land Use Sub-Districts

Figure 8 illustrates the fi ve land-use “sub-
districts” of  the concept plan area. Each has 
a specifi c focus of  land use and intended 
relationship to its setting and the plan’s 
transportation and open space systems. Each 
is briefl y described below and illustrated on 
Figures 9 through 12.

  Figure 8 - Land Use Sub-districts
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 North Employment Campus – NEC

The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 
incompatible uses. The sub-district is intended to comply with Metro’s 

Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 9 - North Employment Campus Framework
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Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 

pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 10 - Central Mixed Employment Village Framework
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Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” design will include buildings oriented to the street, an minimum of  2 story 
building scale, attractive streetscape, active ground fl oor uses and other elements that reinforce pedestrian oriented character and vitality of  the area.

Figure 11 - Main Street Framework
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety of  
housing and building forms is required, with the overall average of  residential 
uses not exceeding 22 dwelling units per acre. The WMU area’s uses, density 
and design will support the multi-modal transportation system and provide 
good access for pedestrians, bicycles, transit and vehicles. Site and building 
design will create a walkable area and utilize cost effective green development 
practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding densities permitted in the R-5 zone. Limited non-residential 
uses are permitted to encourage a unique identity, sustainable community, 
and in-home work options.  The neighborhood’s design will celebrate open 
space, trees, and relationships to public open spaces. The central open space, 
ridge open space scenic viewpoints, and a linked system of  open spaces and 
trails are key features of  the EMU. Residential developments will provide 
housing for a range of  income levels, sustainable building design, and green 
development practices.

Figure 12 - West and East Mixed Use Neighborhoods
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Open Space

The Open Space Framework illustrated on Figure 13 provides a network 
of  green spaces intended to provide:

A connected system of  parks, open spaces and natural areas that link • 
together and link to the Environmentally Sensitive Resource Areas.

Scenic and open space amenities and community gathering places• 

Access to nature• 

Tree and natural area preservation• 

Locations where storm water and water quality facilities can be • 
combined with open space amenities, and opportunities to implement 
sustainable development and infrastructure

Green spaces near the system of  trails and pedestrian connections• 

Open spaces which complement buildings and the urban, built • 
environment

Power Line Open Spaces
The power line corridors and gas line corridor comprise 97 acres of  land.  
The power line corridors north of  Loder Road are a dominant feature.
They are a dominant feature because they defi ne open corridors and have 
a signifi cant visual impact related to the towers. They also have a infl uence 
on the pattern of  land use and transportation connections. In response to 
these conditions, the Concept Plan includes four main strategies for the 
use of  the power line corridors:

Provide publicly accessible open spaces. The implementing code • 
includes a minimum 100 foot-wide open space and public access 
easement would be required at the time of  development reviews, 
or, obtained through cooperative agreements with the utilities and 
property owners.

Provide trails. A new east-west trail is shown on Figure 13 that follows • 
the main east-west corridor. This corridor has outstanding views of  
Mt. Hood.

Allow a broad array of  uses. Ideas generated by the CAC, and • 
permitted by the code, include: community gardens, urban agriculture, 
environmental science uses by CCC, storage and other “non-building” 
uses by adjacent industries, storm water and water quality features, 
plant nurseries, and solar farms.

Link to the broader open space network. The power line corridors • 
are linked to the open spaces and trail network in the central and 
southern areas of  the plan.

South-Central Open Space Network
Park spaces in the central and southern areas of  the plan will be important 
to the livability and sustainability goals for the plan. The basic concept 
is to assure parks are provided, provide certainty for the total park 
acreage, guide park planning to integrate with other elements, and provide 
fl exibility for the design and distribution of  parks. 

The following provisions will apply during master planning and other land 
use reviews: 

Park space will be provided consistent with the City’s Park and • 
Recreation Master Plan standard of  6 to 10 acres per 1000 population.

The required acreage may be proposed to be distributed to a multiple • 
park spaces, consistent with proposed land uses and master plan 
design.

A central park will be provided. The location and linearity of  the park • 
was fi rst indicated by Metro’s Goal 5 mapping. It was illustrated by 
several citizen groups during the design workshop held in October, 
2006. This open space feature is intended as a connected, continuous 
and central green space that links the districts and neighborhoods 
south of  Loder Road. The code provides for fl exibility in its 
width and shape, provided there remains a clearly identifi able and 
continuous open space. It may be designed as a series of  smaller 
spaces that are clearly connected by open space. It may be designed 
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Figure 13 - Open Space Framework

as a series of  smaller spaces that are clearly connected by open space. 
If  buildings are incorporated as part of  the central park, they must 
include primary uses which are open to the public. Civic buildings are 
encouraged adjacent to the central park. Streets may cross the park as 
needed. The park is an opportunity to locate and design low impact 
storm water facilities as an amenity for adjacent urban uses. 

East Ridge
The East Ridge is a beautiful edge to the site that should be planned as 
a publicly accessible amenity and protected resource area. The natural 
resource inventory identifi ed important resources and opportunities for 
habitat restoration in the riparian areas of  Thimble Creek. In addition, 
Lidar mapping and slope analysis identifi ed steeper slopes (greater than 
15%) that are more diffi cult to develop than adjacent fl at areas of  the 
concept plan. The sanitary sewer analysis noted that lower areas on the east 
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ridge could not be readily served with gravity systems - they would require private pump 
facilities. For all of  these reasons, it is recommended here that an East Ridge open space 
and conservation area be designated. 

The plan and code call for: 

Establishing the Class I and II Riparian area (per Metro mapping) plus 200 feet as • 
a protected open space area. No development is permitted, except for very limited 
uses such as trails. 

Between the west edge of  the above referenced protected open space area and the • 
490 foot elevation (MSL), establish a conservation area within which the following 
provisions apply:

 a. A minimum of  50% of  the conservation area must be open space. No residential   
    uses are permitted. 

 b. All development must be low impact with respect to grading, site design, storm  
     water management, energy management, and habitat.

 c. Building heights must not obscure views from the 490 foot elevation of  the ridge.

 d. Open space areas must be environmentally improved and restored. 

Establishing a limit of  development that demarks the clear edge of  urban uses and a • 
“window” to adjacent natural areas. In the central area of  the est ridge, the “window” 
must be a minimum of  700 feet of  continuous area and publicly accessible. The 
specifi c location of  the “window” is fl exible and will be establishing as part of  a 
master plan. 

Creating two scenic view points that are small public parks, located north and south • 
of  the central area. 

Creating an East Ridge Trail - the location of  the trail is fl exible and will be • 
established during master planning. It will be located so as to be safe, visible, and 
connect the public areas along the ridge. Along the “window” area described above, 
it will be coordinated with the location of  the adjacent East Ridge Parkway. 

BEAVERCREEK ROAD
CONCEPT PLAN
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Figure 13A - East Ridge Lidar and 490 foot elevation
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Transportation

In summary, the key elements of  the Concept Plan transportation strategy 
are to:

Plan a mixed use community that provides viable options for internal • 
trip making (i.e. many daily needs provided on-site), transit use, 
maximized walking and biking, and re-routed trips within the Oregon 
City area.

Improve Beavercreek Road as a green street boulevard.• 

Create a framework of  collector streets that serve the Beavercreek • 
Road Concept Plan area.

Require local street and pedestrian way connectivity.• 

Require a multimodal network of  facilities that connect the • 
Beavercreek Road Concept Plan area with adjacent areas and 
surrounding transportation facilities. 

Provide an interconnected street system of  trails and bikeways.• 

Provide transit-attractive destinations.• 

Provide a logical network of  roadways that support the extension of  • 
transit services into the Beavercreek Road Concept Plan area. 

Use green street designs throughout the plan.• 

Update the Oregon City Transportation System Plan to include the • 
projects identifi ed in the Beavercreek Road Concept Plan, provide 
necessary off-site improvements, and, assure continued compliance 
with Oregon’s Transportation Planning Rule.

Streets
Figure 14 illustrates the street plan. Highlights of  the plan include:

Beavercreek as a green boulevard.•  The cross-section will be a 5 lane arterial 
to Clairmont, then a 3 lane arterial (green street boulevard) from 
Clairmont to UGB. The signalization of  key intersections is illustrated 
on the Street Plan.

Center Parkway as a parallel route to Beavercreek Road.•  This new north-
south route provides the opportunity to completely avoid use of  
Beavercreek Road for trips between Old Acres and Thayer Road. This 
provides a much-needed separation of  local and through trips, as well 
as an attractive east-side walking and biking route. Major cross-street 
intersections, such as Loder, Meyers and Glen Oak may be treated 
with roundabouts or other treatments to help manage average speeds 
on this street. Minor intersections are likely to be stop-controlled on 
the side street approaches. The alignment of  Center Parkway along the 
central open space is intended to provide an open edge to the park. 
The cross-section for Center Parkway includes a multi-use path on 
the east side and green street swale. Center Parkway is illustrated as a 
three-lane facility. Depending on land uses and block confi gurations, 
it may be able to function well with a two lane section and left turn 
pockets at selected locations.

Ridge Parkway as a parallel route to Center Parkway and Beavercreek Road.•  
The section of  Ridge Parkway south of  the Glen Oak extension 
is intended as the green edge of  the neighborhood. This will 
provide a community “window” and public walkway adjacent to 
the undeveloped natural areas east of  the parkway. Ridge Parkway 
should be two lanes except where left turn pockets are needed. Major 
intersections south of  Loder are likely to only require stop control of  
the side street, if  confi gured as “tee” intersections. Mini roundabouts 
could serve as a suitable option, particularly if  a fourth leg is added. 

Ridge Parkway.•  Ridge Parkway was chosen to extend as the through-
connection south of  the planning area to Henrici Road. Center 
Parkway and Ridge Parkway are both recommended for extension to 
the north as long-term consideration for Oregon City and Clackamas 
County during the update of  respective Transportation System Plans. 
It is beyond the scope of  this study to identify and determine each 
route and the feasibility of  such extensions. Fatal fl aws to one or 
both may be discovered during subsequent planning. Nonetheless, 
it is prudent at this level of  study, in this area of  the community, to 
identify opportunities to effi ciently and systematically expand the 
transportation system to meet existing and future needs. 
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Extensions of  Clairmont, Meyers, Glen Oak Roads and the south entrance • 
through to the Ridge Parkway. These connections help complete the 
network and tie all parts of  the community to adjacent streets and 
neighborhoods.

Realignment of  Loder Road at its west end. Loder is recommended for re-• 
confi guration to create a safer “T” intersection. The specifi c location of  the 
intersection is conceptual and subject to more site specifi c planning.

The streets of  the Concept Plan area are recommended to be green 
streets. This is an integral part of  the storm water plan and overall 
identity and vision planned for the area. The green street cross-sections 
utilize a combination of  designs: vegetated swales, planter islands, 
curb extensions, and porous pavement. Figures 15 – 19 illustrate the 
recommended green street cross-sections. These are intended as a 
starting point for more detailed design. 

Trails
Figure 14 also illustrates the trail network. The City’s existing Thimble 
Creek Trail and Metro’s Beaver Lake Regional Trail have been 
incorporated into the plan. New trails include the Powerline Corridor 
Trail, multi-use path along Center Parkway, and the Ridge Trail.

Transit
The Concept Plan sets the stage for future transit, recognizing that 
how that service is delivered will play out over time. Specifi cs of  transit 
service will depend on the actual rate and type of  development built, 
Tri-Met resources and policies, and, consideration of  local options. 
Three options have been identifi ed:

A route modifi cation is made to existing bus service to Clackamas 1. 
Community College (CCC) that extends the route through CCC to 
Beavercreek Road via Clairmont, then south to Meyers or Glen Oak, 
back to HWY 213, and back onto Molalla to complete the normal 
route down to the Oregon City Transit Center. To date, CCC has 
identifi ed Meyers Road as a future transit connection to the college.

A new local loop route that connects to the CCC transit center 2. 
and serves the Beavercreek Road Concept Planning area, the High 
School, the residential areas between Beavercreek and HWY 213, 
and the residential areas west of  HWY 213 (south of  Warner Milne).

A new “express” route is created from the Oregon City Transit 3. 
Center, up/down HWY 213 to major destinations (CCC, the 
Beavercreek Road Employment area, Red Soils, Hilltop Shopping 
Center, etc.).

It is the recommendation of  this Plan that the transit-oriented (and Use 
mix), density, and design of  the Beavercreek Road area be implemented 
so that transit remains a viable option over the long term. The City 
should work with Tri-Met, CCC, Oregon City High School, and 
developers within the Concept Plan area to facilitate transit. 
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Connectivity
The street network described above will be supplemented by a connected local street network. Consistent with 
the framework plan approach, connectivity is required by policy and by the standards in the code. The specifi c 
design for the local street system is fl exible and subject to master plan and design review. Figure 20 illustrates 
different ways to organize the street and pedestrian systems. These are just three examples, and are not intended 
to suggest additional access to Beavercreek Road beyond what is recommended in Figure 14. The Plan supports 
innovative ways to confi gure the streets that are consistent with the goals and vision for the Beavercreek Concept 
Plan area.
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Figure 15 - Beavercreek Road Green Street
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Figure 16 - Ridge Parkway and Central Parkway Green Streets
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Figure 17 - Collector Green Street
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Figure 18 - Main Street Green Street Figure 19 - Neighborhood Green Street
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Cost Estimate 
A planning-level cost estimate analysis was conducted in order to approximate the amount of  funding that will be needed to construct the needed 
improvements to the local roadway system, with the build-out of  the Beavercreek Road Concept Plan. The table below lists these improvements and 
their estimated costs. These generalized cost estimates include assumptions for right-of-way, design, and construction. 

For additional information, please see Technical Appendix, Sections C2 and G.

 

 

Roadway Improvements Improvement Estimated Cost 
Beavercreek Road: Marjorie Lane 
to Clairmont Drive 

Construct 5-lane cross-section to 
City standards 

$6,300,000 

Beavercreek Road: Clairmont 
Drive to Henrici Road 

Construct 3-lane cross-section to 
City standards 

$12,300,000 

Clairmont Drive: Beavercreek 
Road – Center Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$2,400,000 

Loder Road: Beavercreek Road to 
Center Parkway 

Construct 3-lane cross-section to 
City standards and 
signalize Beavercreek Road 
intersection 

$1,400,000 

Loder Road: Center Parkway – 
East Site Boundary 

Construct 3-lane cross-section to 
City standards 

$4,200,000 

Meyers Road: Beavercreek Road – 
Ridge Parkway 

Construct new 3-lane collector to 
City standards and modify signal at 
Beavercreek Road 

$3,500,000 

Glean Oak Road: Beavercreek 
Road – Ridge Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$3,400,000 

Center Parkway Construct new 3-lane collector with 
12’ multi-use path 

$17,700,000 

Ridge Parkway Construct new 3-lane collector $9,800,000 

Total Roadway Improvements  $61,000,000 

Intersection Only 
Improvements 

Improvement Estimated Cost 

Beavercreek Road/Maplelane Road Construct new WB right-turn 
lane 

$250,000 

Beavercreek Road/ Meyers Road Construct new NB and SB through 
lanes 

$5,000,000 

Total Intersection Improvements $5,250,000 

TOTAL IMPROVEMENTS $66,250,000 

Transportation Cost Estimate
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Figure 21 - Sustainable Stormwater Plan

T1er I - Site Specific 

Tier 3 - Regional Facilities 

Beavercreek Road Concept Plan 
Stormwater System 

Tier 2 - Greenstreets 



BEAVERCREEK ROAD CONCEPT PLAN

33

Storm Water and Water Quality

This Beavercreek Road stormwater infrastructure plan embraces the 
application of  low-impact development practices that mimic natural 
hydrologic processes and minimize impacts to existing natural resources. 
It outlines and describes a stormwater hierarchy focused on managing 
stormwater in a naturalistic manner at three separate scales: site, street, 
and neighborhood. 

Tier 1 – Site Specific Stormwater Management Facilities (Site)
All property within the study area will have to utilize on-site best 
management practices (BMPs) to reduce the transport of  pollutants 
from their site. Non-structural BMPs, such as source control (e.g. using 
less water) are the best at eliminating pollution. Low-impact structural 
BMPs such as rain gardens, vegetated swales, pervious surface treatments, 
etc. can be designed to treat stormwater runoff  and reduce the quantity 
(fl ow and volume) by encouraging retention/infi ltration. They can also 
provide benefi cial habitat for wildlife and aesthetic enhancements to 
a neighborhood. These low-impact BMP’s are preferred over other 
structural solutions such as underground tanks and fi ltration systems.  
Most of  these facilities will be privately maintained.

Tier 2 – Green Street Stormwater Management Facilities (Street)
Green Streets are recommended for the entire Beavercreek Concept 
Plan area. The recommended green street design in Figures 15 - 19 use 
a combination of  vegetated swales or bioretention facilities adjacent to 
the street with curb cuts that allow runoff  to enter. Bioretention facilities 
confi ned within a container are recommended in higher density locations 
where space is limited or is needed for other urban design features, 
such as on-street parking or wide sidewalks. The majority of  the site is 
underlain with silt loam and silty clay loam. Both soils are categorized as 
Hydrologic Soil Group C and have relatively slow infi ltration rates. 

The recommended green streets will operate as a collection and 
conveyance system to transport stormwater from both private property 
and streets to regional stormwater facilities. The conveyance facilities need 
to be capable of  managing large storm events that exceed the capacity of  
the swales. For this reason, the storm water plan’s conveyance system is a 
combination of  open channels, pipes, and culverts. Open channels should 
be used wherever feasible to increase the opportunity for stormwater to 
infi ltrate and reduce the need for piped conveyance. 

Tier 3 – Regional Stormwater Management Facilities (Neighborhood)
Regional stormwater management facilities are recommended to manage 
stormwater from larger storms that pass through the Tier 1 and Tier 2 
facilities.  Figure 21 illustrates seven regional detention pond locations.  
Coordinating the use of  these for multiple properties will require land 
owner cooperation during development reviews, and/or, City initiative in 
advance of  development.

The regional facilities should be incorporated into the open space 
areas wherever possible to reduce land costs, and reduce impacts to the 
buildable land area. Regional stormwater facilities should be designed to 
blend with the other uses of  the open space area, and can be designed 
as a water feature that offers educational or recreational opportunities. 
Stormwater runoff  should be considered as a resource, rather than a waste 
stream. The collection and conveyance of  stormwater runoff  to regional 
facilities can offer an opportunity to collect the water for re-use. 
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Discharge Locations
Post-development stormwater runoff  rates from the Beavercreek Road 
Concept Plan Area will need to match pre-development rates at the existing 
discharge locations, per City Stormwater Design Standards. Since there are 
several small discharge locations to Thimble Creek, fl ow control facilities 
may not be feasible at all discharge locations. In this situation, over-
detention is needed at some discharge locations to compensate for the un-
detained areas so that fl ows in Thimble Creek at the downstream point of  
compliance meet City Stormwater Design Standards for fl ow control.

The stormwater 
infrastructure for the 
Beavercreek Road 
Concept Plan Area 
is estimated to cost 
between $7.8 million 
and $9.4 million for 
base construction. 
When construction 
contingencies, soft 
costs (engineering, 
permitting, 
construction 
management), and 
land acquisition, the 
total cost is estimated 
at $15 to $23 million. 

Water 
The proposed water infrastructure plan creates a network of  water supply 
pipelines as the “backbone” system. In addition, as individual parcels are 
developed, a local service network of  water mains will be needed to serve 
individual lots.

Since there are two pressure zones in the concept plan area, there will need 
to be a network of  pipes for each of  the two zones. These systems are 
illustrated on Figure 22. The Fairway Downs Pressure Zone will serve the 
south one-third of  the concept plan area. This zone receives water from 

the system reservoirs. 
But, because this 
zone is at the highest 
elevation in the entire 
water system, pressure 
from the reservoir 
system is insuffi cient 
to maintain a usable 
pressure to customers 
in this part of  the 
system. The water 
pressure is increased 
by using a booster 
pump station located 
at the intersection of  
Glen Oak Road and 
Beavercreek Road.
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In the Fairway Downs Pressure Zone, the majority of  the water mains will 
be installed in the proposed public rights-of-way. However, a small portion 
of  the system may need to be in strip easements along the perimeter of  
the zone at the far southeast corner of  the concept plan area. The system 
layout shown is preliminary and largely dependent on future development 
and the fi nal system of  internal (local) streets. Additional mains may be 
needed or some of  the water mains shown may need to be removed. 
For instance, if  the development of  the residential area located at the 
southeast end of  the site, adjacent to Old Acres Road, includes internal 
streets, the water mains shown along the perimeter of  the site may be 
deleted because service will be provided from pipes that will be installed in 
the internal street system.

Some of  the planned streets in the Fairway Downs Pressure Zone will 
contain two water mains. One water main will provide direct water service 
to the area from the booster pump system. The other water main will carry 
water to the lower elevation areas in the Upper Pressure Zone.

The Upper Pressure Zone will serve the north two-thirds of  the concept 
plan area. The “backbone” network for the Upper Pressure Zone will have 
water mains that are pressured from the Henrici and Boynton reservoirs. A 
single 12-inch water main will run parallel with Beavercreek Road through 
the middle of  concept plan area. This water conduit will serve as the 
“spine” for the Upper Pressure Zone. A network of  8-inch water pipes 
will be located in the public rights-of-way and will provide water to the 
parcels that are identifi ed for development. The system can be extended 
easterly on Loder Road, if  needed.

The preliminary design ensures that the system is looped so that there are 
no dead-end pipes in the system. Along a portion of  the north perimeter, 
approximately 1,600 feet of  water pipe will be needed to complete a 
system loop and provide water service to adjacent lots. This pipe will share 

a utility easement with a gravity sanitary sewer and a pressure sewer. There 
may also be stormwater facilities in this same alignment.

In the Water Master Plan, under pipeline project P-201, there is a system 
connection in a strip easement between Thayer Road and Beavercreek 
Road at the intersection with Marjorie Lane. Consideration should be 
given to routing this connection along Thayer Road to Maplelane Road 
and then onto Beavercreek Road. This will keep this proposed 12-inch 
main in the public street area where it can be better accessed.

The estimated total capital cost for the “backbone” network within the 
concept plan area will be in the area of  $5,400,000. This estimate is based 
the one derived for Alternative D, which for concept planning purposes, is 
representative of  the plan and costs for the fi nal Concept Plan. This is in 
addition to the $6.9 million of  programmed capital improvement projects 
that will extend the water system to the concept plan area. All estimates 
are based on year 2003 dollars. Before the SDC can be established, the 
estimates will need to be adjusted for the actual programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H3.
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 Sanitary Sewer
The northern half  of  the concept area drains generally to the north and 
follows the natural land contours formed by the uppermost portion of  
Thimble Creek. The proposed sanitary sewer system in the vicinity of  
Loder Road will follow the north-south street rights-of-way. This part of  
the system will terminate at the low point of  the concept plan area in a 
wetwell. A sanitary lift station over the wetwell will pump the wastewater 
uphill in a westerly direction to a point that it can be discharged into a 
gravity sewer that will fl ow west to the trunk sewer in Beavercreek Road. 
The lift station and pressure sewer project has been identifi ed in the 
Sanitary Sewer Master Plan as projects BC-COL-5 and 6. A utility bridge 
that will carry the pressure pipe and gravity sewer pipe over Thimble 
Creek is anticipated. 
A short road access to 
the pump station that 
is parallel to Thimble 
Creek will also be 
needed. 

The majority of  the southern half  of  the concept area will have a gravity 
sanitary sewer system that will convey waste water to the existing 2,400-
foot long trunk sewer  in Beavercreek Road, which currently extends from 
Highway 213 to approximately 800 feet south of  Marjorie Lane.  This 
portion of  the system can be built in the planned roadways and in the 
existing Beavercreek Road right-of-way. This portion of  the system can be 
built in the planned roadways. A portion of  the system, approximately 900 
feet long, will need to be built in the current alignment of  Loder Road so 
that the gravity sewer can be connected to the trunk sewer in Beavercreek 
Road. The circulation plan includes a realignment of  Loder Road. 
Therefore, a sewer easement will need to be retained across the future 
parcel that now includes the current Loder Road alignment.

The approximate 
elevation of  490 ft 
(MSL) is important in 
the southern half  of  
the concept plan area 
relative to gravity sewer 
service.  Roadways 
and development 
constructed above 
490 ft will most likely 
allow for gravity sewer 
service.  If  land uses 
requiring sanitary sewer 
service (or roadways 
with sewer underneath) 
are located lower than 
490 ft, individual pump 
stations and pressurized 
services may be 
required.
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The estimated total capital cost will be in the vicinity of  $4,400,000. 
This estimate is based on the cost analysis for Alternative D, which is 
comparable.  This is in addition to the $2.3 million in sanitary sewer 
master plan capital costs that needed to bring the sanitary sewers to 
the concept plan area. These estimates are based on year 2003 dollars. 
The estimates will need to be adjusted for the programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H2.

Funding strategies

For water, sewer, storm water and parks, there are fi ve primary funding 
sources and strategies that can be used:

System development charges (SDCs)• – Oregon City requires developers 
to pay SDCs for new development.  Developers pay these charges 
up front based on the predicted impact of  the new development on 
the existing infrastructure and the requirements it creates for new 
improvements.  Although the charges are paid by the developer, 
the developer may pass on some of  these costs to buyers of  newly 
developed property. Thus, SDCs allocate costs of  development to 
the developer and buyers of  the new homes or new commercial or 
industrial buildings.

Urban renewal/tax increment fi nancing - •  Tax increment fi nancing is the 
primary funding vehicle used within urban renewal areas (URA). 
The tax increment revenue is generated within a URA when a 
designated area is established and the normal property taxes within 
that area are ‘frozen’ (often called the frozen base). Any new taxes 
generated within that area through either property appreciation or 
new investment becomes the increment. Taxing jurisdictions continue 
to collect income from the frozen base but agree to release assessed 
value above the base to the URA. The URA then can issue bonds to 
pay for identifi ed public improvements. The tax increment is used to 
pay off  the bonds.

Oregon City has the authority to establish an URA. The Beavercreek 
Road Concept Plan Area would have to meet the defi nition of  ‘blight’ 
as defi ned in ORS 457. It is likely to meet ‘blight’ standards because its 
existing ratios of  improvement-to-land values are likely low enough to 
meet that standard.

Local Improvement Districts • - Local Improvement Districts (LIDs) 
are formed for the purpose of  assessing local property owners 
an amount suffi cient to pay for a project deemed to be of  local 
benefi t. LIDs are a specifi c type of  special assessment district, which 
more broadly includes any district that is formed within an existing 
taxing district to assess specifi c property owners for some service 
that is not available throughout the larger district. The revenues 
from the LID assessments are used to pay the debt payments on 
a special assessment bond or a note payable issued for the capital 
improvements.

LID assessments increase costs for property owners. Under a LID 
the improvements must increase the value of  the taxed properties by 
more than the properties are taxed. LIDs are typically used to fund 
improvements that primarily benefi t residents and property owners within 
the LID. 

Bonds • - Bonds provide a fi nancing mechanism for local governments 
to raise millions of  dollars for parks and other capital projects. The 
City could back a bond with revenue from a LID, the Urban Renewal 
Districts, or property taxes citywide. General obligation (GO) bonds 
issued by local governments are secured by a pledge of  the issuer’s 
power to levy real and personal property taxes. Property taxes 
necessary to repay GO bonds are not subject to limitation imposed 
by recent property tax initiatives. Oregon law requires GO bonds to 
be authorized by popular vote.

Bond levies are used to pay principal and interest for voter-approved 
bonded debt for capital improvements. Bond levies typically are approved 
in terms of  dollars, and the tax rate is calculated as the total levy divided 
by the assessed value in the district.

Developer funded infrastructure – The City conditions land use • 
approvals and permits to include required infrastructure.  Beyond 
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the sources cited above, developers cover the remaining costs for the 
infrastructure required for their development.  

Additional funding tools that could be investigated and implemented 
within the Concept Plan area include a Road District, a County Service 
District, Intergovernmental Agreements, an Advance Finance District, 
a Certifi cate of  Participation, and a Utility Fee. There are benefi ts and 
limitations associated with each of  the funding options that should be 
reviewed carefully before implementing. 

For transportation infrastructure, the same sources as cited above are 
available.  For larger facilities, such as Beavercreek Road, additional funds 
may be available.  They include Metro-administered federal STP and 
CMAQ funding, and, regional Metro Transportation Improvement Plan 
funding.  These sources are limited and extremely competitive.  County 
funding via County SCSs should also be considered a potential source for 
Beavercreek Road.  Facilities like Beavercreek Road are often funded with 
a combination of  sources, where one source leverages the availability of  
another.  

Sustainability

One of  the adopted goals is: The Beavercreek Road Concept Plan Area 
will be a model of  sustainable design, development practices, planning, 
and innovative thinking. 

Throughout the development of  the concept plan, sustainability has been 
paramount in guiding the CAC, the City, and the consultant team. The 
fi nal plan assumes that sustainable practices will be a combination of  
private initiatives (such as LEED certifi ed buildings), public requirements 
(green streets and low impact development policies), and public-private 
partnerships. It is recommended that City use incentives, education 
and policy support as much as possible for promoting sustainability 
at Beavercreek Road. Some initiatives will require regulation and City 
mandates, but caution and balance should be used. At the end of  the 

day, it is up to the private sector to invest in sustainable development. 
The Beavercreek Road’s site’s legacy as a model of  sustainable design 
will depend, in large part on the built projects that are successful in the 
marketplace and help generate the type of  reputation that the community 
desires and deserves.

The key to fulfi lling the above-listed goal will be in the implementation. 
For the City’s part, implementation strategies that support sustainable 
design will be included within the Oregon City Comprehensive Plan 
policies and Code provisions. They will be applied during master plan 
and design review permitting. Some of  these strategies will be “required” 
while other are appropriate to “encourage.”  These sustainability strategies 
include:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community-based sustainable programs and activities• 
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Principles for Sustainable Community Design

The CAC discussed Principles for Sustainable Community Design that 
were offered by one of  the members. These provide a good framework 
for how the Concept Plan is addressing sustainability.  

Mix Land Uses - Promote a mix of  land uses that support living wage jobs and a 
variety of  services. 

All of  the sub-districts are, to some degree, mixed use districts. The 
Mixed Use Village, Main Street and West Mixed Use Neighborhood allow 
a rich mix of  employment, housing, and services. Taken together, the 
entire 453 acre area will be a complete community. 

Housing Types - Create a range of  housing choices for all ages and incomes. 

The concept plan includes housing in many forms: mixed use formats in 
the 3-5 story buildings, high density apartments and condominiums, live-
work units, townhomes, small cottage lots, and low density single family 
homes.

Walk-ability - Make the Neighborhood “walkable” and make services “walk-to-
able.”

The plan provides a street and trail framework. The code will require 
a high level of  connectivity and maximum block sizes for most sub-
districts. Services are provided throughout the plan as part of  mixed use 
areas and a broad range of  permitted uses.

Transportation - Provide a range of  transportation options using a connected network 
of  streets and paths. 

The plan provides for all modes: walking, biking, driving and transit. 
Transit-supportive land use is specifi cally required in the Mixed 
Employment Village, Main Street and West Mixed Use Neighborhoods. 
The framework of  connected streets and paths will be supplemented by a 

further-connected system of  local streets and walking routes.

Open Space - Protect and maintain a functioning green space network for a variety of  
uses. 

Open space is distributed throughout the plan. New green spaces are 
connected with existing higher-value natural areas.

 Integrate Systems - Integrate ecological and man-made systems to maximize function, 
effi ciency and health. 

Infrastructure systems (green storm water, multi-modal transportation) 
are highly integrated with the open space network and array of  land 
uses. It will be important for the implementation of  the plan to further 
integrate heating, cooling, irrigation and other man-made systems with 
the Concept Plan framework.

Ecological Health - Manage natural resources to eliminate pollution to watersheds and 
lesson impact on habitat and green infrastructure. 

Methods to achieve this principle are identifi ed in the Stormwater 
Infrastructure Report. Additionally, the code requires measures to 
preserve natural resources and eliminate pollution to watersheds 
necessary to achieve this principle.  

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate existing development 
areas. 

The principle will be applied primarily at time of  development and 
beyond. 
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Green Buildings - Build compact, innovative structures that use less energy and materials. 

The draft code includes provisions for green buildings. This is a new area 
for the City to regulate, so a public-private Green Building Work Group is 
recommend to explore issues, build consensus, and develop specifi c code 
recommendations.

Work Together - Work with community members and neighbors to design and develop. 

The development of  the alternatives and the recommended plan has been 
a collaborative process with all project partners. The concept plan process 
through implementation and subsequent project area developments will 
continue to be a collaborative process where all stakeholders are invited to 
participate.

For additional information, please see Technical Appendix, Sections C3, D, 
and F.



BEAVERCREEK ROAD CONCEPT PLAN

41

Metrics

Land Use
The following table summarizes the acreages for major land uses on the Concept Plan.
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Housing and Employment Estimates
The Concept Plan has an estimated capacity for approximately 5000 jobs and 1000 dwellings. The following table displays the estimates and 
assumptions used to estimate jobs and housing. On a net acreage, these averages are 33 jobs/ net developable acre and 10.3 dwellings/ net 
developable acre. 
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VI. Goals and Policies

The following goals and policies are recommended for adoption into 
the Oregon City Comprehensive Plan.  The goal statements are those 
developed by the Citizen Advisory Committee as goals for the plan.

Goal 1 Complete and Sustainable Community
Create a complete and sustainable community, in conjunction with the 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center.

Policy 1.1
Adopt new comprehensive plan and zone designations, and development 
code, that implement the Beavercreek Concept Plan.  Require all 
development to be consistent with the Concept Plan and implementing 
code.

Policy 1.2
Establish sub-districts to implement the Concept Plan.  The sub-districts 
are:

North Employment Campus – NEC
The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 

incompatible uses. The sub-district is intended to comply with Metro’s 
Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 
pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  
pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” 
design will include buildings oriented to the street, and minimum of  2 
story building scale, attractive streetscape, active ground fl oor uses and 
other elements that reinforce pedestrian oriented character and vitality of  
the area.
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety 
of  housing and building forms is required, with the overall average of  
residential uses not exceeding 22 dwelling units per acre. The WMU area’s 
uses, density and design will support the multi-modal transportation 
system and provide good access for pedestrians, bicycles, transit and 
vehicles. Site and building design will create a walkable area and utilize cost 
effective green development practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding the densities permitted in the R-5 zone. Limited non-
residential uses are permitted to encourage a unique identity, sustainable 
community, and in-home work options.  The neighborhood’s design will 
celebrate open space, trees, and relationships to public open spaces. The 
central open space, ridge open space scenic viewpoints, and a linked 
system of  open spaces and trails are key features of  the EMU. Residential 
developments will provide housing for a range of  income levels, 
sustainable building design, and green development practices.

Policy 1.3
Within the Northern Employment Campus sub-district, support 
the attraction of  family wage jobs and connections with Clackamas 
Community College. 

Policy 1.4

Within the Mixed Employment Village and Main Street sub-districts, 
promote job creation, mixed use and transit oriented development.  Adopt 
minimum densities, limitations on stand-alone residential developments, 
and other standards that implement this policy.

Policy 1.5
The Main Street sub-district may be located along the extension of  Glen 
Oak Road and not exceed 10 gross acres.  The specifi c confi guration of  
the MS sub-district may be established as part of  a master plan.

Policy 1.6
Within the West and East Mixed Use Neighborhoods, require a variety 
of  housing types.  Allow lot size averaging and other techniques that help 
create housing variety while maintaining overall average density.

Policy 1.7
Within the MEV, MS, WMU and EMU sub-districts, require master plans 
to ensure coordinated planning and excellent design for relatively large 
areas (e.g. 40 acres per master plan).  Master plans are optional in the NEC 
due to the larger lot and campus industrial nature of  the area.
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Goal 2 Model of Sustainable Design
Be a model of  sustainable design, development practices, planning, and 
innovative thinking.

Policy 2.1
Implement the Sustainable Storm Water plan recommended in the Concept 
Plan.  During site specifi c design, encourage innovative system design and 
require low impact development practices that manage water at the site, 
street and neighborhood scales.

Policy 2.2
Storm water facilities will be designed so they are amenities and integrated 
into the overall community design.

Policy 2.3

Support public and private sector initiatives to promote sustainable design, 
development practices and programs, including but not limited to:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community based sustainable programs and activities• 

Policy 2.4
Work with stakeholders and the community to develop LEED or equivalent 
green building standards and guidelines to apply in the Concept Plan area.

Goal 3 Green Jobs
Attract “green” jobs that pay a living wage.

Policy 3.1
Coordinate with county, regional and state economic development 
representatives to recruit green industry to the Concept Plan area.  

Policy 3.2
Promote the Concept Plan area as a place for green industry.

Policy 3.3
Work with Clackamas Community College to establish programs and 
education that will promote green development within the Concept Plan 
area.
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Goal 4 Sustainable Industries
Maximize opportunities for sustainable industries that serve markets 
beyond the Portland region and are compatible with the site’s unique 
characteristics.

Policy 4.1
As master plans are approved, ensure there is no net loss of  land 
designated North Employment Campus.

Policy 4.2
Coordinate with County, regional and state economic development 
representatives to recruit sustainable industries that serve markets beyond 
the Portland region.  

Goal 5 Natural Beauty
Incorporate the area’s natural beauty into an ecologically compatible built 
environment.

Policy 5.1
Incorporate signifi cant trees into master plans and site specifi c designs.  
Plant new trees to establish an extensive tree canopy as part of  the creation 
of  an urban community.

Policy 5.2
Provide scenic viewpoints and public access along the east ridge.

Policy 5.3
Protect views of  Mt Hood and locate trails and public areas so Mt Hood 
can be viewed within the community 

Policy 5.4
Establish open space throughout the community consistent with the Open 
Space Framework Plan.  Allow fl exibility in site specifi c design of  open 
space, with no net loss of  total open space area.

Policy 5.5
Protect steeply sloped and geologically sensitive areas along the east ridge 
from development.

Goal 6 Multi-modal Transportation
Provide multi-modal transportation links (such as bus routes, trails, bike-
ways, etc.) that are connected within the site as well as to the surrounding 
areas.

Policy 6.1
Work with Tri-Met and stakeholders to provide bus service and other 
alternatives to the Concept Plan area.

Policy 6.2
As land use reviews and development occur prior to extension of  bus 
service, ensure that the mix of  land uses, density and design help retain 
transit as an attractive and feasible option in the future.

Policy 6.3
Ensure that local street connectivity and off-street pedestrian routes link 
together into a highly connected pedestrian system that is safe, direct, 
convenient, and attractive to walking.  

Policy 6.4
The “walkability” of  the Concept Plan area will be one of  its distinctive 
qualities.  The density of  walking routes and connectivity should mirror 
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the urban form – the higher the density and larger the building form, the 
“fi ner” the network of  pedestrian connections.

Policy 6.5
Require trails to be provided consistent with the Concept Plan Circulation 
Framework.

Policy 6.6
Provide bike lanes on Beavercreek Road and all collector streets, except for 
Main Street.  The City may consider off-street multi-use paths and similar 
measures in meeting this policy.  Bike routes will be coordinated with the 
trails shown on the Circulation Framework.

Goal 7 Safety Along Beavercreek Road
Implement design solutions along Beavercreek Road that promote 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand.  

Policy 7.1
Design Beavercreek Road to be a green street boulevard that maximizes 
pedestrian safety.

Policy 7.2
Work with the County and State to establish posted speeds that are safe for 
pedestrians and reinforce the pedestrian-oriented character of  the area.

Policy 7.3 
Control access along the east side of  Beavercreek Road so that full 
access points are limited to the intersections shown on the Circulation 
Framework.  Right in-Right-out access points may be considered as part of  
master plans or design review.

Goal 8 Oregon City High School and Clackamas 
Community College

Promote connections and relationships with Oregon City High School and 
Clackamas Community College.

Policy 8.1
Coordinate with OCHS and CCC when recruiting businesses and 
promoting sustainability.  Within one year of  adoption of  the Concept 
Plan, the City will convene dialogue with OCHS, CCC and other relevant 
partners to identify target industries and economic development strategies 
that are compatible with the vision for the Concept Plan. Encourage 
curricula that are synergistic with employment and sustainability in the 
Concept Plan area.

Policy 8.2
Prior to application submittal, require applicants to contact OCHS and 
CCC to inform them and obtain early comment for master plans and 
design review applications.

Policy 8.3
Improving the level-of-service and investing in the Highway 213 corridor 
improves the freight mobility along Highway 213, which provides access 
to Beavercreek Road and the Concept Plan area. Protecting the corridor 
and intersections for freight furthers the City goal of  providing living-wage 
employment opportunities in the educational, and research opportunities 
to be created with CCC and OCHS.
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Goal 9 Unique Sense of Place
Have a unique sense of  place created by the mix of  uses, human scale 
design, and commitment to sustainability.

Policy 9.1
Utilize master plans and design review to ensure detailed and coordinated 
design.  Allow fl exibility in development standards and the confi guration 
of  land uses when they are consistent with the comprehensive plan, 
development code, and vision to create a complete and sustainable 
community.

Policy 9.2
Implement human scale design through building orientation, attractive 
streetscapes, building form/architecture that is matched to the purpose 
of  the sub-district, location of  parking, and other techniques.  The design 
qualities of  the community should mirror the urban form – the higher 
the density and larger the buildings, the higher the expectation for urban 
amenities and architectural details.

Policy 9.3
Density should generally transition from highest on the west to lowest in 
the eastern part of  the site.

Policy 9.4
Promote compatibility with existing residential areas at the north and south 
end of  the Concept Plan area.  Transition to lower densities, setbacks, 
buffers and other techniques shall be used.

Goal 10   Ecological Health
Manage water resources on site to eliminate pollution to watersheds and 
lesson impact on municipal infrastructure by integrating ecological and 
man-made systems to maximize function, effi ciency and health.

Policy 10.1
Utilize low impact development practices and stormwater system designs 
that mimic natural hydrologic processes, minimize impacts to natural 
resources and eliminate pollution to watersheds.

Policy 10.2
Prepare the Environmentally Sensitive Resource Area overlay to protect, 
conserve and enhance natural areas identifi ed on the Concept Plan.  Apply 
low-density base zoning that allows property owners to cluster density 
outside the ESRA and transfer to other sites.
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To:           Beavercreek Road Concept Plan Citizens  
                 and Technical Advisory Committees 
 
From:       Tony Konkol 
 
Date:        March 13, 2007 
 
Subject:    Project Goals with Objectives 

 
The following project goals and supplemental objectives were prepared using the Ideas 
we Like, Principles of Sustainable Development, and the Advisory Committees’ long-
term vision for the project area.   This update reflects input by the Citizens and Technical 
Advisory Committees at their March 8th, 2007 meeting.  
 
The Beavercreek Road Concept Plan Area will: 
 
Goal 
1. Create a complete community, in conjunction with the adjacent land uses, that 

integrates a diverse mix of uses, including housing, services, and public spaces that are 
necessary to support a thriving employment center; 
 
Objective 1.1  

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 1.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 1.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community.  

Objective 1.4 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services, and housing for local workers and residents of all ages and incomes.  

Objective 1.5 
Become a model of sustainability that may be implemented throughout the City.  

Objective 1.6 
Allow the integration of housing and employment uses where practicable.  

Objective 1.7 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 
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2. Be a model of sustainable design, development practices, planning, and innovative 
thinking; 
 
Objective 2.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 2.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 2.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes.  

Objective 2.4 
Encourage environmentally responsible developments that are economically feasible, 
enhance livability of neighborhoods and enhance the natural environment.  

Objective 2.5 
Investigate development standards that offer incentives for developments that 
exceed energy efficiency standards and meets green development requirements and 
goals.  

 
3. Attract “green” jobs that pay a living wage; 

Objective 3.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 3.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 3.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

Objective 3.4 
Allow the integration of housing and employment uses where practicable.  

Objective 3.5 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 3.6 
Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

 
4. Maximize opportunities for sustainable industries that serve markets beyond the 

Portland region and are compatible with the site’s unique characteristics; 
 
Objective 4.1 
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Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 4.2 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 4.3 
 Support locally based and founded employers that provide living wages jobs.  
Objective 4.4 

Support the development of sustainable industries that utilize green design standards 
and development practices.  
 

5. Incorporate the area’s natural beauty into an ecologically compatible built 
environment; 
 
Objective 5.1 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure that 

the pedestrian experience is not diminished through the development of fences, 
parking lots, backs of buildings, or other impediments to pedestrian access and 
circulation.  

Objective 5.2 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 5.3 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 5.4 

Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

 
6. Provide multi-modal transportation links (such as bus routes, trails, bike-ways, etc.) 

that are connected within the site as well as to the surrounding areas; 
 
Objective 6.1 

Provide public connectivity routes for bicycles and pedestrians that encourage non-
vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 6.2 
Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area.  

Objective 6.3 
Explore local and regional transit opportunities that will increase non-single 
occupancy vehicle travel.  



 - 4 - 

 
7. Implement design solutions along Beavercreek Road that promote pedestrian safety, 

control traffic speeds and access, and accommodate projected vehicular demand; 
 
Objective 7.1 

Develop and maintain a multi-modal transportation system that is safe for all users 
and will minimize conflict points between different modes of travel, especially across 
Beavercreek Road to the existing neighborhoods, Clackamas Community College, 
Oregon City High School and the Berry Hill Shopping Center.  

Objective 7.2 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
8. Promote connections and relationships with Oregon City High School and 

Clackamas Community College; 
 
Objective 8.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 8.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 8.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community. 
 

9. Have a unique sense of place created by the mix of uses, human scale design, and 
commitment to sustainability. 
 
Objective 9.1 
 Provide public connectivity routes for bicycles and pedestrians that encourage non-

vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 9.2 
 Provide an integrated street system that is designed as practicable to minimize the 

impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 

Objective 9.3 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 9.4 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 



 - 5 - 

Objective 9.5 
 Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 

services and housing for local workers and residents of all ages and incomes. 
Objective 9.6 
 Allow the integration of housing and employment uses where practicable.  
Objective 9.7 
 Work with Metro to ensure that there is enough land available within the 

Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 9.8 
 Create a “brand” for the area that reflects the desire for sustainable development that 

will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 9.9 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
10. Ecological Health – Manage water resources on site to eliminate pollution to 

watersheds and lesson impact on municipal infrastructure by integrating ecological 
and man-made systems to maximize function, efficiency and health. 
 
Objective 10.1 

Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 
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Table 2
Beavercreek Concept Plan Job & Housing Density Assumptions
Revised - 7/10/07

Land Use Category

Hybrid 
Gross 
Acres

Hybrid 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
North Employment Campus (adjusted gross 
acreage) 149 127 0.3 450 3,678
Mixed Employment Village 26 21 0.44 350 1,139
Main Street**** 10 8 0.44 350 219 25 100
West Mixed Use Neighborhood 22 18 15 22 387
East Mixed Use Neighborhood 77 62 21 8.7 536
Total # of Jobs 5,073
Total # of Housing Units 1,023
Total Acres of Developed Land++ 284 235

Land Use Category

Plan A 
Gross 
Acres

Plan A 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 139 118 0.3 450 3,431
Mixed Employment 24 20 0.44 350 1,117
Mixed Use**** 10 9 0.44 350 233 25 106
Medium/High Density Residential 50 43 43 25 1,063
Low/Medium Density Residential 53 45 18 10 451
Total # of Jobs 4,841
Total # of Housing Units 1,619
Total Acres of Developed Land++ 276 235

Land Use Category

Plan D 
Gross 
Acres

Plan D 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 84 71 0.3 450 2,073
Mixed Employment 25 21 0.44 350 1,164
Mixed Use**** 29 25 0.44 350 675 25 308
Medium/High Density Residential 9 8 8 25 191
Low/Medium Density Residential 99 84 34 10 842
Total # of Jobs 3,953
Total # of Housing Units 1,341
Total Acres of Developed Land+++ 246 209

 +Number of units calculated by multiplying total net acres of residential land use by average units per acre
 ++Includes 50% of useable power line corridor (26 acres total) as part of developed land (included in Employment land area)
 +++Does not include powerline corridor acreage as part of developed land

*For Hybrid - Net acres equals gross acres minus 15% for local roads and easements in Employment. Mixed Employment, Mixed Use, and residential 
areas assume 20% for local roads and easements
* *Based on Metro 2002-2022 Urban Growth Report: An Employment Land Need Analysis. Includes total on site employment (full and part time). Mixed 
Employment FAR and job density reflects a mix of office, tech/flex, and ground floor retail.
***Number of Jobs in Employment, Mixed Employment, Mixed Use calculated by multiplying total acres by the FAR; Converting to square feet; and 
dividing by number of jobs/square foot.  Jobs in residential areas (Work at Home Jobs) estimated at 4% (potential could be as high as 15%).
**** Mixed Use land use assumes 50% of acreage devoted to commercial uses and the remaining 50% devoted to vertical mixed use.
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Table 3
Land Use Metrics/Assumptions - HYBRID
Revised - 7/10/07

Land Use Category (acres) Hybrid Alt. A Alt. D 

North Employment Campus (adjusted gross acreage)* 149 139 84
Mixed Employment Village 26 24 25
Main Street 10 10 29
West Mixed Use Neighborhood 22 50 9
East Mixed Use Neighborhood 77 53 99

Total Acres of "built" land use 284 276 246
Other Land Uses (not "built")
Parks/Open Space/Natural Areas (Total)** 113 132 166
Major ROW+ 56 36 30
Existing Uses (unbuildable) 0 7 7

Total Project Area Gross Acres 453 ~450 ~450

Land Use Category (acres) Hybrid Alt. A Alt. D
Total North Employment Campus 175 166 84

Unconstrained NEC 123 111 84
Employment with powerline overlay 52 55 0

Useable portion of powerline overlay (50%) 26 28 na
North Employment Campus (adjusted gross 
acreage)* 149 139 84

 

Open Space/Natural Areas Break-Out Hybrid Alt. A Alt. D
Open Space -Gas Overlay 3 4 4

Open Space - Unbuildable Powerlines*** 48 49 0
Environmental Resources/Buildable Lands Map 61 61 61

Parks na 12 na
Other Open Space Areas 18 6 101

    Open Space/Natural Areas (Total) 130 132 166

*Adjusted gross acreage is the sum of 50% of the employment land use shown under the 
powerline easement plus all other unconstrained employment land use areas. Calculations 
shown below:

** Open Space/Natural areas is the sum of all "unbuildable lands" as shown on the Buildable 
Lands Map plus two areas under the powerlines.  Calculations shown below.  

***For Hybrid - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines plus 50% of employment area under powerlines (~26 acres) and the PGE parcel (10 
acres).  For Alt. A - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines and 10 acres of the PGE Parcel and 50% of powerline area (27 acres).
 +Major ROW are approximate location & acreage (may be shown as crossing natural resource 
areas.  Actual location and size of ROW will be addressed during development review/master 
planning). Includes 2 acre adjustment for GIS polygon alignment.
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BEFORE THE CITY COMMISSION  
 
In the Matter of    ) 
Adoption of the     )  Findings of Fact 
Beavercreek Road Concept Plan   ) 
ON REMAND    )   
File No. LE-15-0003     ) 
 
I. INTRODUCTION 
 
This matter comes before the City Commission (Commission) of Oregon City to approve the 
Beavercreek Road Concept Plan on remand.   
 
After a review of the facts, including the Metro Ordinance 10-1244B and the City’s recently 
adopted transportation and utility master plans, the City Commission finds that the applicable 
decision-making criteria are satisfied. Therefore, the City Commission APPROVES the above-
referenced plan amendments.  Unless otherwise provided for, these plan amendments shall take 
effect on Jan 1, 2017 or upon adoption of zoning regulations implementing these plan 
amendments, whichever comes first.   
 
The Commission summarized the benefits of this plan in 2008 as follows:  
 
The Beavercreek Road Concept Plan (BRCP) is a guide to the creation of a complete and 
sustainable community in southeast Oregon City.  The concept plan includes 453-acres located 
along the east side of Beavercreek Road from Old Acres Lane, north to Thayer Road. The 
majority of the site (245 acres) was added to the UGB in December of 2002 and an additional 63 
acres were added in 2004.  The remaining acreage was in the UGB and/or Oregon City limits 
prior to 2002.  During the update of the Oregon City Comprehensive Plan in 2003, Policy 2.6.8 
was adopted acknowledging the jobs-related importance of the site to Oregon City and the 
region, while also allowing flexibility in the project area’s land use.  Comprehensive Plan policy 
2.6.8 states: 

 
Require lands east of Clackamas Community College that are designated as Future 
Urban Holding to be the subject of concept plans, which is approved as an amendment to 
the Comprehensive Plan, would guide zoning designations.  The majority of these lands 
should be designated in a manner that encouraged family-wage jobs in order to generate 
new jobs and move towards meeting the City’s employment goals.  

 
The BRCP furthers this end by creating an area were families can work, as well as live by 
providing a diverse mix of uses (an employment campus north of Loder Road, mixed use 
districts along Beavercreek Road, and two mixed use neighborhoods) all woven together by open 
space, trails, a network of green streets and sustainable development practices - all attributes 
necessary to provide a successful family-wage employment area.  Transit-oriented land uses 
have been strategically located to increase the feasibility of transit service in the future. The plan 
has been carefully crafted to create a multi-use community that has synergistic relationships with 
Clackamas Community College, Oregon City High School and adjacent neighborhoods.  
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II.  FACTS  
 
A.  Concept Plan History 
 
In September, 2008, the Oregon City Commission adopted Ordinance No. 07-1008 adopting the 
Beavercreek Concept Plan (BRCP) and its ancillary documents to the Oregon City 
Comprehensive Plan.  The decision was subsequently appealed to the Land Use Board of 
Appeals (LUBA), LUBA No. 2008-170.  Although a wide-ranging series of arguments were 
presented before LUBA, they largely focused on whether the BRCP was consistent with Metro 
Code provisions relating to the designation of significant industrial lands, whether the Metro 
Code and comprehensive plan policies relating to utility and facility adequacy were satisfied, and 
lack of adequate citizen participation in the process.  In August, 2009, LUBA found that the 
BRCP designation of approximately 74 acres out of the total 308 acres that were designated by 
the Metro Code for an Industrial design type uses required remand.  LUBA did not respond to 
any of the other arguments. 
 
In December 2010, Metro adopted Ordinance No. 10-1244B that, in addition to expanding the 
urban growth boundary in portions of Washington County, it amended the Title 4 Industrial and 
Other Employment Areas Map to show changes to design-type designations to conform to new 
comprehensive plan designations by cities and to needs identified in the 2009 Urban Growth 
Report.  See Attachment 3, Gerry Uba staff report.  Metro’s decision was acknowledged by the 
Land Conservation and Development Commission in LCDC Approval Order 12-UGB-001826.  
The decision was then appealed to the Oregon Court of Appeals by the same petitioner who 
challenged adoption of the BRCP as well as others who opposed the UGB expansion.  
Resolution of the case was stayed pending resolution of the case considering Metro-area urban 
and rural reserves entitled Barkers Five v. LCDC.  In February, 2014, the court remanded 
LCDC’s decision in the Barkers Five case.   The legislature responded by enacting House Bill 
(HB) 4078 (2014) (Or Laws 2014, ch 92), making numerous amendments to ORS chapter 197 
and validating Metro’s adoption of Ordinance No. 10-1244B.  In August 2014, the Oregon Court 
of Appeals dismissed all challenges relating to Ordinance No. 10-1244B, finding that the 
amendment to state law established the UGB for Clackamas County as well and therefore, all of 
the challenges were moot.       
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B. BRCP Acreage at a Glance 
The following table illustrates the estimated gross and net acreage within the BRCP area for the 
respective land use areas in the BRCP, organized by UGB expansion date. These acreages are 
based on a GIS analysis of the adopted hybrid plan using polygons, and should be considered 
approximate. 
 

 Pre 2002 UGB 2002 UGB 2004 UGB 
 

BRCP Land Use 
Designations 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Total 
Acres 

North Employment 
Campus (Industrial) 51.43 39.36 121.81 75.14 

 
 173.24 

Mixed Employment 
Village 11.88 11.88 14.45 14.39  

 
26.33 

Mixed Used 
Neighborhood (East 
+ West) 49.46 46.68 21.64 21.28 30.79 30.79 101.89 
Resource and Natural 
Areas (Low Imp + 
Natural) 1.04 1.04 57.29 15.18 29.17 17.66 87.50 

Main Street 7.00 7.00 3.18 3.12 
  

10.18 

Right of Way 29.26 25.96 24.84 20.09 4.18 4.18 58.40 

       
 

BRCP Total Acres 150.08 131.92 243.21 149.21 64.13 52.63 457.54 
Metro Title 4 
Industrial Land 59.74 46.05 160.67 77.80 

 
 220.41 

 
The majority of the site (approximately 245 acres) was added to the UGB in December of 2002 
and an additional approximately 63 acres were added in 2004.  The remaining acreage was in the 
UGB and/or Oregon City limits prior to 2002. The 220.41 acres of Title 4 industrial land is 
estimated to yield approximately 123 acres. 
 
 
III. The Process and Applicable Approval Standards 
 
The City of Oregon City proposes to re-adopt the BRCP without any amendment. New 
comprehensive plan map designations and development code and zone changes are not proposed 
at this time. These concept plan policies will not go into effect until the new zoning designations 
apply to specific parcels.   
 
State law and the Oregon City Municipal Code do not specifically address the applicable 
procedures on remand, leaving the City Commission with considerable discretion.  The City’s 
only obligation is to address the issues on remand from LUBA.  Given that LUBA did not 
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respond to all of the issues and that the City has implemented a number of relevant utility master 
plans since 2009, it makes sense to re-open the record only for the purposes raised in the 
arguments presented by the petitioner in the LUBA appeal.  These issues can be summarized as 
Metro Code Title 4 requirements and public utility and service infrastructure planning 
requirements as discussed in greater detail below.  All written and oral testimony that does not 
relate to these limited purposes as preserved in the LUBA case, will be rejected and not 
considered by the City during its review.   
 
As for the applicable approval criteria, as a legislative decision, the fixed goal post rule, ORS 
227.178(3)(a), does not apply and as a result, these findings respond to the Metro Code Title 4 
and Title 11 provisions currently in place.      
 
Adoption of the BRCP is subject to all of the applicable Statewide Planning Goals including the 
Transportation Planning Rule (OAR 660-012-0060).  In order to meet the requirements of this 
regulation, needed improvements and funding mechanisms have been identified for properties 
within the Concept Plan area that will mitigate impacts of the amendment in a manner that 
avoids further degradation to the performance of the transportation facilities.  The proposed 
transportation infrastructure improvements, financing and funding estimates, identified in the 
Plan, along with future amendments to the Transportation System Plan and Capital Improvement 
Plan provide adequate basis to limit development until compliance with the Transportation 
Planning Rule is shown.  
 
Oregon City must comply with the relevant portions of Metro’s Urban Growth Management 
Functional Plan (Functional Plan). The Functional Plan is a regional land use plan that 
implements the 2040 Growth Concept. The Concept Plan is required to comply with Metro’s title 
11 requirements regarding residential density. Findings regarding Metro Title 11 are detailed 
below. 
 
IV. Public Involvement and Public Comment  
 
The Concept Plan was developed by a 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC).  The committees met twelve times between June 
2006 and July 2007. There was broad support on the CAC for the hybrid plan. In addition to the 
committee meetings, the public involvement process included a study area tour for CAC and 
TAC members, two public open houses, market focus group, sustainability focus group, 
employment lands coordination with Metro, Community Design Workshop, a project website, 
project posters, informational sign, email notice and extensive mailings to property owners and 
interested parties prior to each meeting and public event.  Notice of the public hearing for the 
proposal was published in the newspaper and mailed to all Oregon City property owners on June 
22, 2007, in accordance with the requirements of Measure 56.  The Planning Commission took 
public testimony at three hearings on September 24, 2007, October 22, 2007, and November 12, 
2007.  In addition to reviewing all of the evidence in the record, the City Commission also took 
public testimony at its hearings on January 16, 2008, March 5, 2008, March 19, 2008 and April 
16, 2008.  
 
For the re-adoption, planning staff held additional meetings to provide information and receive 
input on the plan process: 
Planning Commission Work Session   09/28/2015 
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Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
Planning Commission Hearing #1   11/23/2015 
City Commission Hearing #1   12/02/2015 
 
 
V. DECISION-MAKING CRITERIA:  
 
A. Comprehensive Plan Criteria 
 
The following considerations, goals and policies apply to amendment of the Comprehensive Plan 
and Concept Plans. 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Section 2 – Land Use of the 2004 Oregon City Comprehensive Plan indicates that the regular 
review and updated of the Comprehensive Plan should consider the following: 
  

1. Plan implementation process. 
2. Adequacy of the Plan to guide land use actions, including an examination of trends. 
3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 

include changing demographic patterns and economics. 
4. Addition of updated factual information including that made available to the City of regional, 

state and federal governmental agencies. 
 
B. Statewide Planning Goals 
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it 
must comply with applicable statewide planning goals. The analysis below is provided for the 
City and the public to understand how the proposed update complies with Statewide Planning 
Goals. 
 
C. Metro Title 11. 
 
Concept Plans are regulated by Title 11 in Metro’s Urban Growth Management Functional Plan. 
Title 11 and Concept Plans are intended to lay a foundation for urbanization of areas added to the 
region’s Urban Growth Boundary (UGB) in a way that reasonably provides public facilities and 
services, offers transportation and housing choices, supports economic development, and 
protects natural resources. The following land use elements of Metro’s Title 11 regulations 
governing concept planning within Metro’s jurisdiction, “3.07.1120 Urban Growth Boundary 
Amendment Urban Reserve Plan Requirements” which generally include the following: 
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A. Annexation;  
B. Housing density; 
C. Variety of housing types; 
D. Housing affordability; 
E. Commercial/Industrial development; 
F. Transportation; 
G. Mapping; 
H. Public Facilities and Services; 
I. Schools; 
J. Urban Growth Diagram; and 
K. Plan Amendments. 

 
IV. ANALYSIS AND FINDINGS  
 
A. Comprehensive Plan Criteria 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Another method of Plan maintenance and updating is a continuous technical review of the Plan by the 
Planning staff. This review and any subsequent recommendations for Plan updating should be presented 
to the Neighborhood Associations, Planning Commission and City Commission for input and discussion 
in the same manner as requested Plan changes.  The continuous review should consider: 
 

1. Plan implementation process;  
 
Analysis: The main reason for amending the Comprehensive Plan is to adopt and implement the 
new BRCP in response to Metro Title 11 Requirements, and to guide appropriate comprehensive 
plan designations and zoning for the area. The concept planning process was initiated in order to 
ensure the appropriate mix of uses in the concept plan area, and so that public facilities and 
services can be planned to serve future development within the study area. 
 
Completion of the concept plan and amendment of the Comprehensive Plan complies with the 
City’s Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which 
provides that the City plan for public services to lands within the Urban Growth Boundary 
through adoption of a concept plan and related Capital Improvement Program, as amendments to 
the Comprehensive Plan.  The BRCP and regulations are in compliance with Metro’s Functional 
Plan and the amendments to the comprehensive plan must be adopted through DLCD’s post-
acknowledgement process. 
 
The City finds this criterion is satisfied. 
 

2. Adequacy of the Plan to guide land use actions, including an examination of trends.  
 
Analysis: The Existing Conditions report of the Concept Plan includes detailed market, 
infrastructure, transportation system, natural resources, demographics and industrial lands 
analyses in order to determine trends to guide future land use actions.  The results of this analysis 
need to be incorporated into the Comprehensive Plan. The plan provides a thorough explanation 
of the existing conditions pertaining to this analysis and provides recommendations and 
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preliminary cost estimates for improvements that will be necessary in order for the concept plan 
to be carried out. These cost estimates have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
The Comprehensive Plan amendments are necessary in order for land use actions to be carried 
out within the concept plan area subsequent to the annexation of property.  Adoption of the 
concept plan does not rezone property within the planning area until said property is annexed 
into the City and the implementing zoning regulations are in place.  Comprehensive Plan map 
designations, relevant code amendments, and text and maps are required when these events take 
place. Likewise, the amendments to the ancillary documents and plans assure that the necessary 
improvements in the concept plan may be incorporated into the appropriate ancillary plan, as 
well as be included in the City’s Capital Improvement Program and Transportation System Plan. 
 
The Concept Plan provides a comprehensive and cohesive guide to future development in three 
parts: 
 

1) Framework plan maps, goals and policies – These elements are adopted as 
part of the Oregon City Comprehensive Plan. Compliance with the plan is 
required for all land use permits and development beyond that allowed by 
existing land use regulation.  The framework plan is comprised of 
generalized maps and policies that integrate land use, transportation, open 
space and green infrastructure.  The framework maps and policies are 
supported by detailed code and requirements for master planning and 
design review.  This approach sets a broad framework and intent on the 
figures and text in the plan that ensures that the vision, goals and standards 
are required in all land use decisions, provides flexibility in site specific 
design and implementation and allows for phased development over a 
longer period of time. 

 
2) Ancillary report materials – The descriptive text, graphics and technical 

appendix of this report are adopted as an “ancillary document” to the 
Comprehensive Plan, which provides “operational guidance to city 
departments in planning and carrying out city services” (Oregon City 
Comprehensive Plan, page 4).  These documents include information for 
updating the City’s utility master plans and Transportation System Plan. 

 
3) Development code amendments – Revisions to the development code are 

being prepared as part of the Concept Plan.  Once final, it will be adopted 
as part of the Oregon City Municipal Code.  Compliance with these 
amended provisions will be required for all land use permits and 
development.   

 
The opportunities and constraints, market, infrastructure, natural resources and buildable lands 
analysis provided in the BRCP provide an adequate factual basis for determining trends within 
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the study area. Following adoption of the BRCP, amendments to the Zoning Code, 
Comprehensive Plan and Ancillary Documents will provided an adequate basis for making future 
land use decision and can be found in compliance with this criterion. 
 
The City finds this criterion is satisfied. 
 

3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 
include changing demographic patterns and economics.  

 
Analysis: Citizen input was critical to ensure that the community’s desires and attitudes would 
be reflected in the Concept Plan.  A public involvement program was developed and conducted 
from June 2006 through July 2007.  A 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC) developed the concept plan.  The purpose of the 
CAC was to serve as the forum for stakeholder representatives to work with each other and act as 
an advisory body to the Consulting Team, City Staff, Planning Commission, and City 
Commission regarding the Concept Plan. The CAC comprised residents, representatives of 
neighborhood associations, the Hamlet of Beavercreek, local businesses, the development 
community, property owners within the study area, the school district, Clackamas Community 
College, Transportation Advisory Committee, environmental interests, and the Planning 
Commission.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus, which is consistent with Metro’s intent and similar to Oregon 
City’s existing Campus Industrial designation, about 29 acres of Mixed Employment Village and 
Main Street, which allows a variety of uses in a village-oriented transit hub and mixed use 
neighborhoods to the south that also provide jobs tailored to the neighborhood setting. 
 
The TAC included representatives from Metro, Clackamas County, ODOT, Tri-Met, DLCD, and 
City Planning Staff. Twelve meetings were held over the 13 months and there were two open 
houses, a market and sustainability focus group and a design workshop that were intended to 
provide information to citizens and to solicit their input.  
 
For the 2015 re-adoption process, planning staff held additional meetings to provide information 
and receive input on the BRCP process with the following groups: 
 
Planning Commission Work Session   09/28/2015 
Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
 
The overall vision for the concept plan is to create “A Complete and Sustainable Community”, 
and the CAC utilized the definition of sustainability originally developed by the United Nations 
Brundtland Commission:  
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“A sustainable society meets that needs of the present without sacrificing the ability of 
future generations to meet their own needs”.  

 
Based on public input, the committee created 10 Project Goals and 10 Principles of Sustainable 
Community Design that were used in the visioning and development of the concept plan.  The 
Goals and Principles are on pages 7 and 8 of the Concept Plan.  Utilizing these Goals and 
Principles, the committee created several alternative plans that were reviewed and combined into 
one preferred alternative plan, which is identified as the BRCP.  The plan has land use and 
transportation connections that support future transit, trails and greenspaces have been crafted to 
provide direct and convenient internal pedestrian connections and link to the broader regional 
network, lower densities near the edges and buffer treatments have been incorporated and a street 
network that provides for internal circulation, minimizing impacts on Beavercreek Road and 
providing for future connections to the north and south have been identified.  
 
The plan meets the needs of Oregon City for providing employment lands, which are greatly 
needed.  The plan provides 156 net acres of employment lands in two forms: 127 net acres of 
tech flex campus industrial (Title 4) land and 29 acres of more vertical mixed use village and 
main street employment.  The employment is incorporated into a sustainable, complete 
community that includes jobs, varied housing types, green streets, open spaces, trails, mixed 
uses, focal points for activity, linkages to logical streets and activity centers (Clackamas 
Community College and Oregon City High School) and access to nature.  The concept plan is a 
reflection of the needs, desires, attitudes and conditions of the community and represents the 
vision, direction and improvements that are necessary to accommodate the changing 
demographics and economics of the community. 
 
The City finds this criterion is satisfied. 
 

4. Addition of updated factual information including that made available to the City by regional, 
state and federal governmental agencies.  

 
Analysis: The proposed changes respond to needs revealed by the Buildable Lands Inventory for 
the concept plan and where updated and affirmed in 2010 through Metro’s adoption of 
Ordinance No. 10-1244B. These needs are documented in the technical appendix on housing and 
economic development, as well as in the background discussions in each of the Comprehensive 
Plan elements.  Participation on the TAC by representatives of Metro and the State Department 
of Land Conservation and Development informed the Regulatory Framework which the Concept 
Plan must comply with, including the primary elements: Governance, Housing, Transportation 
and protection of Natural Resources.  For example, policies support the provision of a variety of 
housing types and income levels, creation of mixed use zones to encourage more employment 
and housing, and the designation of Metro Design Types (Industrial and Employment). Metro 
data and the City’s own GIS data was utilized to develop a variety of maps, notably the habitat 
conservation areas, steep slopes areas, urban growth potential, transportation (street system, 
transit, functional classification, street sizing, bicycle and pedestrian needs, trails), water, 
stormwater and sewer system maps.  Policies in the Concept Plan support Metro and DLCD 
requirements and factual information is reflected in the BRCP.  
 
The City finds this criterion is satisfied. 
 



Page | 10  LE-15-0003 Findings  

 
Oregon City Comprehensive Plan Goal 2.6 - Industrial Land Development 
Ensure an adequate supply of land for major industrial employers with family-wage jobs. 
 
Adoption of the BRCP will ensure an adequate land supply for major industrial employers, 
consistent with regional employment land goals adopted by Metro. Goal 2.6 is further 
implemented by the following Policies 2.6.1 through 2.6.8: 
 
Policy 2.6.1 
Work with Metro to ensure that there is enough land available within the Urban Growth 
Boundary to meet the need for industrial and/or commercial development. If there is not enough, 
identify areas outside the boundary that may be appropriate to annex. The selection of these 
areas will be based on market factors, protection of environmentally sensitive areas, 
compatibility with adjoining and nearby uses, public facilities and infrastructure, proximity to 
expressways and transit, site requirements of specific types of industries, and the desires of the 
property owners. 
 
Analysis: Metro has determined that the proposed plan provides an adequate amount of Title 4 
employment land within the UGB. Reflecting changes in employment needs and demands 
between the Metro 2002 Urban Growth Report (UGR) –Employment, and the 2009 UGR - 
Employment, Metro’s 2009 assessment found there is adequate capacity inside the current UGB 
to accommodate the next 20 years of general employment and general industrial job growth even 
at the high end of the employment forecast range. The subsequently adopted change to the Title 
4 Employment and Industrial Areas map conformed the map to the updated information about 
employment needs in the 2009 UGR (Employment). This change also responded to the 
identification of a need for residential capacity in the 2009 UGR (Residential) by increasing the 
residential capacity of the Beavercreek planning area by 36 dwelling units above the level 
expected at the time the Metro Council added the areas to the UGB. Metro adopted the revised 
Title 4 map with passage of Ordinance 10-1244B, Exhibit D, on December 6, 2010. According 
to this map, which is consistent with the hybrid plan, the 151 gross acres on the revised map will 
supply approximately 121 net acres of employment land.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.2 
Ensure that land zoned or planned for industrial use is used for industrial purposes, and that 
exceptions are allowed only where some other use supports industrial development. New non-
industrial uses should especially be restricted in already developed, active industrial sites. 
 
Analysis: The zoning that will be applied to the employment lands within the UGB following 
annexation of lands will restrict non-industrial uses and ensure that land is preserved for 
industrial use. Existing CI-Campus Industrial zoned land within the BRCP area list permitted, 
conditional and non-permitted uses to support industrial land supply. It is anticipated that zoning 
similar to the CI zone district will be applied to annexed properties that currently do not have 
city zoning. 
 
The City finds this criterion is satisfied. 
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Policy 2.6.3 
Protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses by 
limiting non-industrial community uses, such as schools, parks, and churches on such properties 
and by limiting larger commercial uses within those areas. 
 
Analysis: As stated above, the zoning of the property in the North Employment Campus will be 
the same as or similar to the current CI – Campus Industrial zone. Clackamas Community 
College and Oregon City School District do not anticipate the need for additional land within the 
BRCP area. Religious land uses are not listed as a permitted use in the CI zone, but could be 
permitted as conditional uses on mixed-use lands in the southern part of the BRCP area. 
Commercial uses within the northern employment campus would be limited to some upper limit, 
similar to the CI zone, which restricts retail sales and services to no more than ten percent of the 
net developable portion of all contiguous industrial lands. Taken together, these requirements 
will protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses. 
 
The City finds this criterion is satisfied. 
 
Policy 2.6.4 
Protect existing and planned undeveloped and underdeveloped industrial lands from 
incompatible land uses, and minimize deterrents to desired industrial development. 
 
Policy 2.6.5 
Ensure that land-use patterns create opportunities for citizens to live closer to their workplace. 
 
Analysis: An important focus of the BRCP is to create a live-work balance by providing 
employment opportunities in a mixed use community, with strong multi-modal transportation 
connections both within the BRCP area and externally to the existing commercial, employment 
and education centers nearby such as Berry Hill Shopping Center, Clackamas Community 
College and Oregon City High School. Additionally, live-work units and home occupations with 
cottage industries are supported by the mixed use approach. The proposed land use mix, 
combined with the improved transportation network, will guide the future development of the 
area in a manner that supports this policy.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.6 
Identify industrial uses that could partner with Clackamas Community College as training 
centers and future employers of students graduating from CCC. 
 
Analysis: Adoption of the BRCP is the first step towards attaining this policy. The plan includes 
policies for strong programmatic connections to Oregon City High School and Clackamas 
Community College. The City is already working with the State and the County to develop 
enterprise zones within the CI-zoned lands within and adjacent to the BRCP area. The enterprise 
zones encompass industrial areas along Beavercreek Road, the Red Soils area and north of 
Highway 213 - an area approximately 1.2 square miles. The City partnered with Metro and 
Clackamas County on the Strategically Significant Employment Lands Project to study these 
lands and determine their readiness for development and marketability. One of the criteria for 
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qualifying projects within the enterprise areas is to partner with local job training providers such 
as Clackamas Community College.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.7 
Establish priorities to ensure that adequate public facilities are available to support the desired 
industrial development. 
 
Analysis: Please see findings for compliance with Statewide Planning Goal 11 – Public Facilities 
and Services in Section B below. 
 
Policy 2.6.8 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which if approved as an amendment to the 
Comprehensive Plan, would guide zoning designations. The majority of these lands should be 
designated in a manner that encourages family-wage jobs in order to generate new jobs and 
move towards meeting the city’s employment goals. 
 
Analysis: Adoption of the BRCP will achieve this policy. The final draft hybrid plan was 
analyzed by the firm ECONorthwest, indicating the potential for substantial job creation within 
the concept plan area. The ECONorthwest findings were further confirmed by Metro in its 2009 
Urban Growth Report (Employment) that “there is adequate capacity inside the current UGB to 
accommodate the next 20 years of general employment and general industrial job growth even at 
the high end of the employment forecast range.” Ord. 1244B, Attachment 3, p.3.  The North 
Employment Campus is to provide for the needed family wage employment that strengthens and 
diversifies the economy and will be compliant with Metro’s Title 4 regulations.  The NEC allows 
a mix of clean industries, offices serving industrial needs, light industrial uses, research and 
development and large corporate headquarters.  The uses permitted are intended to improve the 
region’s economic climate, promote sustainable and traded sector businesses, and protect the 
supply of site for employment by limiting incompatible uses. Also, portions of the BRCP area 
are designated enterprise zones to incentivize development (See 
http://www.orcity.org/economicdevelopment/enterprise-zone). To be enrolled in the tax-
abatement program, businesses should pay employees at least 150% of the State minimum wage 
or $13.65 per hour for 2014 (benefits can be used to reach this pay level). Other requirements 
apply as well. 
 
The City finds this criterion is satisfied. 
 
 
B. Compliance with Statewide Planning Goals  
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it 
must comply with statewide planning goals. The analysis below is provided for the Planning 
Commission and the public to understand how the proposed update complies with Statewide 
Planning Goals. 
 

http://www.orcity.org/economicdevelopment/enterprise-zone
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Goal 1  Citizen Involvement  
 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process.  
 
Analysis:  A brief summary of the public involvement program for the CAC/TAC and the 
general public was provided above.  In accordance with this goal, the public involvement 
program involved affected Neighborhood Associations and groups, utilized community 
education measures to enhance participation (open houses, focus groups, design workshop, 
website, open access to planners at City Hall, timely provision of draft material mailed to the 
CAC/TAC in advance of meetings and on the web, mailings), and provided timely and accurate 
information to individuals, groups, communities and neighborhoods.  After the CAC/TAC 
recommended a draft plan language, the Planning Commission and City Commission held a 
number of work sessions and public hearings where public testimony was considered.  At all 
times the draft plan was available for review by the public.  This open process encouraged 
participation by any interested citizen and all evidence submitted into the written record was 
considered. Finally, planning staff met with several advisory groups and the Hamlet of 
Beavercreek, and held two work sessions in October – November 2015 to update people on the 
re-adoption process (See Page 4 for details). 
 
The City finds this Goal is satisfied. 
 
Goal 2  Land Use Planning  
 
To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions.  
 
Analysis:  The Draft Concept Plan includes identification of facts, issues, and problems in the 
“Background” discussion for each element. Updated and market relevant documentation in the 
technical report provided the basis for the Land Use, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for 
decisions in updating the maps, goals, policies and implementation measures.  Inventories, such 
as for economic development, employment and natural resources, have been provided in the 
technical appendices to the BRCP.  Based on this information, the Commission finds that this 
plan amendment is coordinated, as defined by state law.  It has been reviewed and coordinated 
with the plans of other governmental units.  It contains adequate implementation measures to 
ensure that upon taking effect (when the implementing zoning is subsequently adopted) 
sufficient means will carry out the BRCP.  Although Goal 2 also implements periodic review, the 
amendments are not triggered as a result of periodic review.  Finally, after a number of public 
hearings where alternative courts of action were considered, the Commission finds that the 
proposed plan amendments are consistent with public policy taking into account social, 
economic, energy and environmental needs.   
 
The City finds this Goal is satisfied. 
 
Goal 3 Agricultural Lands and Goal 4 Forest Lands  
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Analysis: By definition, Oregon City does not have rural resource lands such as for agricultural 
or forest use within its city limits or UGB and therefore those goals are not applicable.   
 
The City finds these Goals are not applicable. 
 
Goal 5  Open Spaces, Scenic and Historic Areas, and Natural Resources 
  
To protect natural resources and conserve scenic and historic areas and open spaces.  
 
Analysis:  Goal 5 resources are addressed in detail in the Natural Resource Inventory which was 
part of the existing conditions analysis required by Metro Title 11.  A detailed review of the Goal 
5 resources within the study area, including wetlands, streams, riparian area, wildlife habitat and 
other resources was conducted.  The inventory consisted of two parts:  

 
1) An examination of existing resource information for the plan area; and  
 
2) A field study to verify the location and evaluate resource habitat quality.   

 
The first phase of the inventory included review of existing documents, such as Metro Goal 5 
Inventory Maps, National Wetland Inventory maps, Natural Resource Conservation Service Soils 
Survey of Clackamas County, Stream Net fisheries data and other sources.  Phase two consisted 
of a field verification of the BRCP area by a team of biologists.  The team visited each of the 
previously mapped natural resource areas to confirm the location, size and quality.  The natural 
areas determined to be of high resource value were distinguished from natural areas of lesser 
resource value and the lower quality natural areas were given a designation of enhancement 
potential in order to identity both the highest quality natural resource and provide a 
determination of the feasibility of enhancement.   
 
The Natural Resources Inventory that was conducted as part of the existing conditions analysis 
for the BRCP consisted of examination of existing resource information for the area and a field 
study. This inventory is already part of the record. The inventory identified and summarized 19 
natural areas within the BRCP area and were assigned values for their condition and 
enhancement potential. Of those 19 areas, the majority were consistent with Metro’s Goal 5 
mapping. The city’s initial GIS analysis of the NROD areas for the entire UGB was done in 
2008. The Natural Resource Overlay District was adopted in 2008 and replaced the old Water 
Resources Overlay District with a combined overlay district, which regulates both Metro Title 13 
habitat and Metro Title 3 water resources. In particular Trimble Creek is an identified Goal 5 
resource that runs from south to north through the site crossing Loder Road. The concept plan 
envisions this protected resource being combined within a linear park feature.  
 
The BRCP will protect Goal 5 natural resource areas by guiding the designation of Natural 
Resource Overlay District areas and the restriction of development in those areas pursuant to 
OCMC 17.49.  The code requires that further on-site analysis be conducted to determine the 
current extent of the protected resources which initially was done with the concept plan. More 
detailed, site specific delineations of the resources and the required associated vegetated 
corridors is required prior to development, along with impact analysis and mitigation for 
impacts. These existing restrictions will adequately protect natural resource areas and to the 
extent necessary serve as a natural resource protection plan. 
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The Beavercreek Road Open Space Framework plan provides a network of green spaces that are 
intended to provide a system of connected parks, opens spaces and natural areas, provide access 
to nature, preserve existing natural resources and provide green spaces near the system of trails 
and pedestrian connections.  The power line corridors comprise approximately 52 acres of land 
north of Loder Road and have been utilized to provide publicly accessible opens space, trails and 
links to the broader open space network.  The standard of 16-acres per 1,000 population was 
amended to a standard of 6 to 10 acres per 1,000 population as discussed at the Planning 
Commission. The extent and location of the park is conceptual, flexible and the costs associated 
with acquisition and development may need to be determined through more detailed Master 
Planning processes, similar to the Glen Oak Road park site and the Hazel Grove parks site 
master planning that was conducted in 2014. Existing parks SDCs do not reflect the cost of 
providing parks in this area, and they may need to be updated to account for the amount of parks 
acreage envisioned in the concept plan but they may be updated or lands could be obtained by 
private developers as development occurs. A park is proposed to extend through the central and 
southern areas of the BRCP.  The location and linearity of the park was first indicated by Metro’s 
Goal 5 mapping.  This open space feature is intended as a continuous green space that links the 
districts and neighborhoods south of Loder Road.   
 
The code will allow flexibility in the width, shape and acreage of the open space, provided there 
remains a clearly identifiable and continuous open space.  The buildable lands identified 292 
acres of Tier A or ‘unconstrained’ lands, 28 acres of Tier B or “Low Impact Development 
Allowed with Review” and 131 acres of Tier C or “Constrained”.  The Low Impact area was 
later evaluated and recommended for conservation under an Environmentally Sensitive and 
Resource Area designation on the BRCP.  New development will be required to comply with the 
City’s Natural Resources Overlay District in compliance with this goal.  
 
The Parks and Recreation Advisory Committee (PRAC) met on October 22, 2015 to hear staff’s 
presentation on the re-adoption process. The PRAC voted unanimously to supports the parks, 
open space and recreation elements of the Beavercreek Concept Plan.  
 
Concept Plan goals and policies for preserving open space and tree cover, protecting scenic 
views, preserving and conserving natural resources and water quality have been provided.   
 
The City finds this Goal is satisfied. 
 
Goal 6  Air, Water and Land Resources Quality  
 
To maintain and improve the quality of the air, water and land resources of the state.  
 
Analysis:  Existing Comprehensive Plan policies that apply to the concept plan require 
development practices to comply with regional, state, and federal standards for air and water 
quality, to protect water quality from erosion and sediment, to minimize the effects of noise, and 
to protect mineral resources.   
 
These goals and policies are implemented through the City’s grading and erosion control 
ordinances, water quality resource protection regulations, development standards, and nuisance 
laws. DEQ regulates air quality but Oregon City’s TSP recognizes the link between air quality 
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and transportation (through vehicle emissions) and works to reduce impacts from single-
occupancy vehicles. The TSP and Capital Improvements Fund will be updated to reflect 
transportation improvements recommended in the BRCP.   
 
The City finds this Goal is satisfied. 
 
 
Goal 7 Areas Subject to Natural Disasters and Hazards  
 
To protect life and property from natural disasters and hazards.  
 
Analysis: The Commission finds that the area does contain steep slopes.  The east ridge of the 
concept plan area was identified as an area of steeper slopes that could be at risk for landslides 
and slumping.  In order to address this, the BRCP calls for establishing a protected open space 
area along the west side of Thimble Creek and designating the area between the edge of that 
open space and the 490-foot elevation to the west, along the east ridge, as a conservation area 
within which a number of restrictions will development apply, including protecting a minimum 
of 50% of the conservation area, and building height and impact restrictions.  The plan also 
requires a "window" of at least 700 feet of continuous area along the ridge to be publicly 
accessible.  Any development in this area will also be subject to the City's existing geologic 
hazard overlay review requirements.   
 
According to the City Commission meeting minutes of September 3, 2008, the approximate 
elevation of 490 feet (MSL) is important in the southern half of the concept plan area relative to 
gravity sewer service. Existing storm water discharge points below the 490 foot level in this area 
may also need to be improved with future development to assure that storm water quality and 
quantity control standards are met. Roadways and development constructed above 490 feet will 
most likely allow for gravity sewer service. If land uses requiring sanitary sewer service (or 
roadways with sewer underneath) are located lower than 490 feet, individual pump stations and 
pressurized services may be required.  
 
As a practical matter land uses such as homes and habitable structures could not practicably meet 
the standards of the city’s Geological Hazard Overlay District and Natural Resources Overlay 
District, which restricts development within known landslide areas and steep slopes, and within 
50 to 200 feet of streams and stream tributaries and wetlands. Low impact recreational uses, such 
as trails, foot bridges and related uses, as well as storm water discharge facilities, may be 
permitted within the Natural Resources Overlay District (OCMC 17.49) and Geologic Overlay 
District (OCMC 17.44), subject to these specific code review criteria as well as Public Works 
engineering standards. 
 
The City’s Natural Resources Overlay District and Geologic Hazards Overlay District are 
already mapped to the extent of the Urban Growth Boundary in this area and would be in effect 
upon annexation.  
 
No other natural disaster or hazard areas have been identified and the City finds there are none. 
 
The City finds this Goal is satisfied. 
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Goal 8  Recreational Needs  
 
To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts.  
 
Analysis:  The concept plan provides for an interconnected series of trails, parks and open spaces 
areas throughout the study area to implement this Goal.  Specific plan policies related to this 
Goal include amending the parks and recreation, open space and trail master plans to be 
consistent with the concept plan, implementation of a hierarchy of connections (roads and trails 
of various types), create two scenic view points that are small public parks along the East Ridge, 
open space, and extensive trail systems that provide pedestrian and bicycle connectivity 
throughout the site and to adjoining trial systems.  Additionally the concept plan recognizes the 
opportunity for acquisition and/or dedication of sensitive areas for open space and habitat by 
private landowners. 
 
The City finds this Goal is satisfied. 
 
 
Goal 9 Economic Development  
 
To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon’s citizens.  
 
Analysis:  As part of the concept plan process, Oregon City worked with a consultant to 
inventory and evaluate the local and regional market conditions within and adjacent to the 
concept planning area. This report details patterns in the community, the profile of local 
employment, the supply of industrial, commercial and office land, and potential for industrial 
and commercial development within the area.  Metro’s employment land needs analysis reports 
that about 9,300 net acres of industrial land is needed between 2002 and 2022, of which, 
approximately 6,300 net acres must be vacant and that the region has a shortage of large and 
small industrial lots.  The EcoNorthwest market analysis (LUBA record pp. 1781) identified the 
advantages and disadvantages of industrial development within the study area and concluded that 
under the right conditions it is not unreasonable to expect 150 acres of industrial and business 
park development to build out on the site over a 20-year period. 
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the 
proposed plan provides an adequate amount of Title 4 employment land within the UGB, 
through 2029. Reflecting changes in employment needs and demands between the Metro 2002 
Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 
assessment found there is adequate capacity inside the current UGB to accommodate the next 20 
years of general employment and general industrial job growth even at the high end of the 
employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). According to this map, which is consistent with the hybrid plan, 
the 151 gross acres on the revised map will supply approximately 121 net acres of employment 
land.  
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A key issue for the committee was how much employment, what type and where.  The Oregon 
City Comprehensive Plan requires that a majority of the lands be designated in a manner that 
encourages family-wage jobs in order to generate new jobs and move towards meeting the City’s 
employment goals.   
 
Metro brought 245 gross acres in the UGB in 2002 and an additional 63 acres were added in 
2004.  The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.   These 
areas (308 gross acres) are designated as the Industrial Design Type on Metro’s 2040 Growth 
Concept Map.  Given the expected net acreage once non-buildable areas such as power lines, 
natural areas, were removed from the buildable lands inventory, Metro intended 120 net acres of 
the concept plan area would be used for employment uses.  Metro noted that it was important to 
fulfill the original intent for providing industrial lands and that there was flexibility for the local 
process to evaluate creative ways to meet the intent.  See Metro’s vacant lands methodology.  
This approach was blessed by David Bragdon, Metro Council President, in a letter dated May 14, 
2007 as well as Metro planner Ray Valone in a letter dated March 19. 2008.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus (NEC), which is consistent with Metro’s intent and similar to 
Oregon City’s existing Campus Industrial designation, about 29 acres of Mixed Employment 
Village and Main Street, which allows a variety of uses in a village-oriented transit hub and 
mixed use neighborhoods to the south that also provide jobs tailored to the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens.   
 
The City finds this Goal is satisfied. 
 
 
Goal 10 Housing  
 
To provide for the housing needs of citizens of the state.  
 
Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. The West Mixed Use Neighborhood will be a walkable, transit-
oriented neighborhood with an overall average or residential uses not to exceed 22 dwelling units 
per acre.  The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood 
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with a variety of housing types that will not exceed densities permitted in the R-5 zone (8.7 units 
per acre).   
 
The concept plan provides for housing affordable to a range of incomes and will utilize 
sustainable building designs and green development practices.  As noted above, the concept plan 
provides or allows for a range of housing types and densities, including those that are most likely 
to be affordable to households or families with lower incomes, including single-family homes on 
small lots, townhouses, duplexes and multi-family units. The plan also identifies strategies for 
distributing less expensive housing units among different areas rather than concentrating them all 
in one place, specifically calling for a variety of densities within the East Mixed Use 
Neighborhood that move from higher densities to lower densities from north to south across the 
site.  
 
The adoption of Ordinance 1244B also responded to the identification of a need for residential 
capacity in the 2009 UGR (Residential) by increasing the residential capacity of the Beavercreek 
planning area by 36 dwelling units above the level expected at the time the Metro Council added 
the areas to the UGB.  
 
The City finds this Goal is satisfied. 
 
 
Goal 11 Public Facilities and Services  
 
To plan and develop a timely, orderly, and efficient arrangement of public facilities and services 
to serve as a framework for urban and rural development.  
 
Analysis:  This goal applies to urban areas within the city limits of Oregon City and to 
urbanizable areas within the city’s UGB. “Urban Facilities and Services” means appropriate 
types and levels of, at a minimum, the following: police protection; sanitary sewer facilities; 
storm drainage facilities; water, planning, zoning and subdivision control; health services; 
recreation facilities and services; energy and communication services; solid waste; and 
community governmental services.  
 
Since the BRCP was first adopted, the City has updated a number of its utility master plans.  As 
will be discussed in greater detail below, each of these plans included providing service to BRCP 
properties at the uses and densities authorized by the BRCP.  These plans establish utility 
services necessary to serve the proposed BRCP area and provide for future utility services 
without compromising existing customer service.  Upon adoption, these various master plans 
were incorporated as part of the City’s Comprehensive Plan and as a result, control future utility 
extensions throughout the City.   
 
Sanitary Sewer Infrastructure Planning 
The BRCP plans for a sanitary sewer system that primarily consists of a gravity sewer collection 
system with a trunk sewer in Beavercreek Road, a network of trunk sewers within the BRCP 
area, and a sanitary sewer lift station for a section of the northern half of the concept plan area.  
The BRCP estimated the total cost of $4.4 million for capital improvements within the study area 
and an additional $2.3 million of programmed capital improvement projects needed to extend the 
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existing sanitary sewer collection system to the concept plan area. The cost estimates were based 
on year 2003 dollars. 
 
In October 2014, the City adopted an update to the Oregon City Sanitary Sewer Master Plan 
(SSMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with 
federal requirements, state statutes, and the Statewide Planning Goals.  The SSMP identifies 
build out capacity concerns, recommends future capital improvements, and develops a capital 
improvement program (CIP) to meet future needs. 
 
The SSMP also identifies and recommends in more detail the future capital improvements and 
provides updated estimated costs to serve the BRCP area with respect to sanitary sewer service.  
Table 5-9, from the SSMP Section 5.2.3.4, identifies the recommended improvements and 
provides the estimated costs. 

 
 
The primary potential funding sources that may be expected to fund the future sanitary sewer 
facilities listed in Table 5-9 to serve BRCP, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the City 
based on the proposed impact of the new development on the existing infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 
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The future sanitary sewer facilities recommended to serve BRCP developments shall be paid for 
in a way that does not financially burden or adversely affect existing public facilities and 
services in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was not 
subject to the current 2014 SSMP but the conditions attached to the land use approval require the 
applicant to pay for a component of the future Beavercreek Road trunk line and connect to the 
trunk line when it is available.     
 
In summary, the 2014 SSMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
 
Water Infrastructure Planning 
The BRCP plans for a water distribution system that primarily consists of a “backbone” network 
of water supply pipelines, two pressure zones with two-thirds of the BRCP area being served 
from the existing water main in Beavercreek Road, being the lower pressure zone, and the 
remaining one-third of BRCP area being served from future water facilities that include a booster 
pump station and reservoir, being the higher pressure zone.  BRCP estimated the total cost of 
$5.4 million for the “backbone” network capital improvements within the study area, and an 
additional $6.9 million of programmed capital improvement projects needed to extend the 
existing water distribution system to the concept plan area. The cost estimates were based on 
year 2003 dollars. 
 
In January 2012, the City adopted an update to the Oregon City Water Distribution System 
Master Plan (WMP), an ancillary document to the City’s adopted Comprehensive Plan consistent 
with federal requirements, state statutes, and the Statewide Planning Goals.  The WMP analyzes 
future water demands and develops a capital improvement program (CIP) to meet these future 
needs. 
 
The WMP also recommends in more detail the future capital improvements and provides 
updated estimated costs based on year 2009 dollars for specific improvements, including the 
water storage reservoir, transmission and distribution pipelines to serve the BRCP area.  The 
future reservoir is recommended to serve both the future BRCP higher pressure zone and the 
existing Fairway Downs pressure zone that currently has no water storage facilities and with this 
improvement will be enhanced by increasing the reliability and improving water service.  
 
The WMP includes updated estimated costs for future water facilities recommended to increase 
the storage capacity of the higher pressure zone, provide a transmission main from the future 
reservoir to BRCP distribution system, and expand the “backbone” network of water pipelines 
within the BRCP area.  Specifically the WMP project numbers F-CIP-4, F-CIP-5, and F-CIP-14, 
include the two million gallon reservoir and transmission pipeline with an estimated total cost of 
$5.7 million, and various “backbone” network pipelines within the BRCP area with an estimated 
total cost of $2.6 million. 
 
The primary potential funding sources that may be expected to fund the future water facilities, 
include: 
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1. System Development Charges (SDCs) - Developers pay these charges up front to the City 
based on the proposed impact of the new development on the existing infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The future water facilities recommended to serve future BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was 
subject to conditions to construct water facility improvements that included a waterline extension 
in Beavercreek Road, and this improvement is identified in the WMP as part of the future 
distribution system for the higher pressure zone.  
 
In summary, the 2012 WMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
  
Stormwater Management Infrastructure Planning 
The BRCP plans for a stormwater management system that primarily consists of low-impact 
development (LID) practices that mimic natural hydrologic processes and minimize impacts to 
existing natural resources.  A three tier stormwater management system has been created that is 
focused on managing stormwater in a naturalistic manner at three separate scales: site, street and 
neighborhood/regional. Tier 1 being site specific stormwater management facilities utilizing on-
site best management practices (BMPs),  Tier 2 green street stormwater management facilities 
such as vegetated swales and rain gardens adjacent to streets, and Tier 3 regional stormwater 
management facilities such as regional detention ponds. BRCP estimated the total cost between 
$15 million to $23 million for stormwater management improvements to serve the concept plan 
area. 
 
In August 2015, the City adopted Public Works stormwater design standards, to be incorporated 
as part of the City’s drainage master plan. The new design standards are consistent with federal 
and state regulations for water quality and quantity control, and provide BMPs for LID that 
mimics natural hydrologic processes and minimize impacts to existing natural resources.  BRCP 
embraces the application of LID and these new standards will guarantee compliance.  
 
The primary potential funding sources that may be expected to fund the future stormwater 
management facilities, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 
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2. Developer funded improvements –Developers are required to construct an 
appropriate level of public utility improvements within their proposed development 
and along all street frontages adjacent to their property, including off-site 
improvements as may be needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public 
improvement that has the capacity to serve more than their development.  The 
reimbursement district provides developers with a mechanism to be reimbursed by 
other property owners that benefit from the use of the constructed public 
improvement. 

 
The stormwater management facilities’ strategy to serve BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for stormwater 
improvements to serve the Beavercreek Road Apartment-Live-Work development (SP 14-01). 
Although this site plan and design review application was submitted prior to adoption of the City 
adopted Public Works stormwater design standards, SP 14-01 was subject to conditions to 
construct storm facility improvements using an approved LID method prior to discharge to the 
public system consistent with the low impact development standards contemplated in the BRCP. 
 
In summary, the 2015 stormwater design documents and development approval consistently 
support sustainable development that will not financially burden existing rate payers or adversely 
affect the existing sanitary sewer system. 
 
The City finds this Goal is satisfied. 
 
 
Police and Fire Protection Planning 
 
Oregon City Police Department (OCPD) has indicated their ability to serve the concept plan 
area. The concept plan area is already within Clackamas Fire District #1 (CFD#1). Clackamas 
Fire District #1 has indicated their ability to serve the concept plan area.  
 
Letters from OCPD and CFD#1 are attached. 
 
 
Solid Waste Planning 
 
The city regulates solid waste management to pursuant to ORS 459.200 and City Code 8.20 and 
the city has authority and obligation to franchise the provisions of service and solid waste 
management within the city. The franchise to provide solid waste service within the city limits of 
the city is granted to Oregon City Garbage Co., Inc. 
 
Additionally, the city has an adopted set of Refuse and Recycling Standards for Non Single-
Family or Duplex Uses. The purpose of these requirements is to promote: 

A. Efficient, safe and convenient location of refuse and recycling areas. 
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B. Efficient, safe and convenient on-site maneuvering of collection vehicles, equipment and 
personnel for servicing solid waste and recycling areas; and 

C. Compliance with the Regional Solid Waste Management Plan, OCMC Chapter 8.20 
Solid Waste Collection and Disposal, and the Oregon Revised Statutes (ORS) Chapter 
459. 

Compliance with these standards may be demonstrated without having to go through a formal 
land use (site plan and design review) process, provided the application meets the standards  
 
The City finds this Goal is satisfied. 
 
 
Goal 12 Transportation  
 
To provide and encourage a safe, convenient, and economic transportation system.  
 
Analysis: The original analysis of the Beavercreek Concept Plan area focused on addressing the 
transportation needs using a horizon year of 2027. The analysis of transportation needs for the 
City and the concept plan area were updated during the development of the Transportation 
System Plan (TSP) and its adoption in August 2013. The TSP uses a planning horizon of 2035. 
The TSP and its analysis supersede that undertaken for the concept plan; the TSP is based on 
newer information relating to population and employment and uses new mobility standards 
consistent with Metro’s Regional Transportation Plan. The TSP also uses updated policies to 
meet the travel needs of the residents and employees in the City. These include an increased 
emphasis on non-single occupancy automobile use, increased emphasis on multi-modal solutions 
and multi-modal transportation facilities. 
 
As described in the TSP, Oregon City is currently home to over 13,000 households and accounts 
for over 14,500 jobs. Between 2013 and 2035, household growth is expected to increase nearly 
2.4 percent a year, slightly outpacing the rate of employment growth over the same period (2.3 
percent). The City is expected to be home to over 23,000 jobs and almost 21,000 households by 
2035, a 58 and 61 percent increase respectively from 2010. With more people and more jobs in 
Oregon City, the transportation network will face increased demands. 
 
The transportation impacts of the proposed residential development and employment in the 
Beavercreek concept plan area analyzed during the development of the Beavercreek Concept 
Plan and were described in the May 9, 2007 Kittelson & Associates transportation memorandum 
“Future Conditions Analysis” and in August 12, 2008 Kittelson & Associates transportation 
memorandum “Updated Future Traffic Conditions Analysis.” These memoranda included an 
analysis of 2027 transportation needs and identified transportation improvements to satisfy the 
transportation demands in the south part of Oregon City. 
 
Development of the Beavercreek concept plan area was also accounted for in the transportation 
forecasts and analysis undertaken for the TSP. Unlike the 2007 analysis by Kittelson & 
Associates, the analysis undertaken for the TSP was for the entire city. The planning horizon 
year for the TSP was 2035, rather than 2027 as used for the Beavercreek Concept Plan. Forecasts 
of future travel for the TSP were conducted using Metro’s regional travel demand model. Key 
inputs to the model include population and employment by area. Assumptions for TSP included 
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substantial residential development and employment throughout Oregon City, including the 
Beavercreek concept plan area. 
 
Solutions for the transportation network identified in the concept plan (e.g. Concept Plan, Figure 
14 – Circulation Framework) mirror the network specified in the TSP (e.g. TSP, Figure 17 – 
Planned Street Extensions). Furthermore, the TSP emphasizes the multi-modal aspects of the 
street system within the concept plan area by identifying this network in TSP Figure 19 – 
Walking Solutions; TSP Figure 20 – Biking Solutions; and Figure 21 – Shared Walking and 
Biking Solutions. 
 
Beyond the general street network cited in the figures referenced in the paragraph above, the TSP 
provides an additional level of specificity by identifying individual projects in “Table 2: Likely 
to be Funded Transportation System.” The following table is an extracted portion of “Table 2: 
Likely to be Funded Transportation System” that lists the TSP projects within or adjacent to the 
concept plan area. 
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Extracted from TSP Table 2: Likely to Be Funded Transportation System 
Project 
# 

Project 
Description 

Project Extent Project Elements Priority 

D47  Meyers Road 
East extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Meyers Road from Beavercreek Road to the 
Meadow Lane Extension as an Industrial Minor 
Arterial. Between the Holly Lane and Meadow Lane 
extensions, add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S19. Modify the existing 
traffic signal at Beavercreek Road  

Mediu
m-term  

D54  Clairmont Drive 
extension  

Beavercreek Road to 
Holly Lane South 
Extension  

Extend Clairmont Drive from Beavercreek Road to 
the Holly Lane South extension as an Industrial 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S17.  

Long-
term  

D55  Glen Oak Road 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Glen Oak Road from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Install a roundabout at Beavercreek Road 
(per project D39)  

Long-
term  

D56  Timbersky Way 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Timbersky Way from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S20.  

Long-
term  

D57  Holly Lane 
South extension 
* 

Maple Lane Road to 
Thayer Road  

Extend Holly Lane from Maple Lane Road to Thayer 
Road as a Residential Collector. Add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S14. 
Install a roundabout at Maple Lane Road (per project 
D37).  

Mediu
m-term  

D58  Holly Lane 
South extension 
* 

Thayer Road to 
Meyers Road  

Extend Holly Lane from Thayer Road to the Meyers 
Road extension as an Industrial Collector. Add a 
sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per 
project S15.  

Mediu
m-term  

D59  Holly Lane 
South extension 
* 

Meyers Road to the 
Meadow Lane 
Extension  

Extend Holly Lane from the Meyers Road extension 
to the Meadow Lane Extension as a Mixed-Use 
Collector. Add a sidewalk and bike lane to the west 
side of the street, with a shared-use path to be added 
on east side per project S16.  

Long-
term  

D60  Meadow Lane 
extension ** 

Meadow Lane to 
Meyers Road  

Extend Meadow Lane to the Meyers Road Extension 
as a Mixed-Use Collector. Between Old Acres Lane 
and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S21.  

Long-
term  

D61  Meadow Lane 
extension ** 

Meyers Road to 
UGB (north of 
Loder Road)  

Extend Meadow Lane from the Meyers Road 
Extension to the UGB (north of Loder Road) as an 
Industrial Collector  

Mediu
m-term  

D81  Beavercreek 
Road Upgrade  

Clairmont Drive 
(CCC Entrance) to 
Meyers Road  

Improve to Industrial Major Arterial cross-section  Mediu
m-term  

D82  Beavercreek 
Road Upgrade  

Meyers Road to 
UGB  

Improve to Residential Major Arterial cross-section  Long-
term  

*Note: Holly Lane extension is referred to as the Center Parkway in the BRCP. 
** Note: Meadow Lane Extension is referred to as the Ridge Parkway in the BRCP. 
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The Loder Road improvements identified in the BRCP are listed on the “Not Likely to be 
Funded list in the TSP as Project #D85, Loder Road Upgrade, Beavercreek Road to UGB. It is 
expected that new development would fund the entire cost of this improvement.   
 
Alternative modes of transportation are also key strategies to meeting the transportation needs of 
the City, its residents and employees. The TSP sets a non-single occupancy vehicle mode share 
target to help meet transportation demand management (TDM) goals, specifically reducing 
reliance on the single occupancy vehicle. As specified in the TSP, Oregon City’s non-SOV mode 
shares (outside of the Oregon City Regional Center) are expected to be above the TSP objective 
of 40 to 45 percent with an estimated non-SOV mode share of 47 percent in 2005 and 48 percent 
in 2035. The non-SOV mode share in the Oregon City Regional Center is expected to remain 
steady through 2035, at around 42 percent, slightly below the TSP objective of 45 to 50 percent. 
 
The combination of policies and investments related to walking, biking and transit are expected 
to help the City work towards tripling the walking, biking and transit mode share between 2010 
and 2035. 
 
The TSP also recognizes the limitations brought about by the limited availability of funding. 
Despite the investments to the transportation system, the TSP predicts operating conditions at a 
few intersections (including the OR 99E/I-205 Northbound, OR 99E/I-205 Southbound, OR 
213/Beavercreek Road, and I-205/OR 213 intersections) will be over the operating standard by 
2035. For purposes of evaluating the impact of proposed development that is permitted, either 
conditionally, outright, or through detailed development master plan approval, the OR 99E/I-205 
SB Ramps, OR 99E/I-205 NB Ramps, OR 213/ Beavercreek Road, and I-205/OR 213 
intersections shall be exempt from meeting the state mobility targets until solutions (beyond 
those included in the TSP) or alternative mobility targets are explored for the intersections.  
 
The temporary exemption from the mobility standards for the three intersections identified in the 
preceding paragraph (and in the OCMC) applies only to development that is permitted, either 
conditionally, outright, or through detailed development master plan approval. OCMC 
12.04.205(D).  For the Beavercreek concept area, no development will be allowed that produces 
a greater traffic impact than permitted under existing zoning until alternative mobility targets are 
adopted. In other words, no significant development beyond what is allowed under current 
zoning will be permitted until alternative mobility targets are adopted.  
 
Development that has occurred in the south part of Oregon City since the development of the 
Beavercreek Concept Plan has been consistent with the TSP and OCMC 12.04.205(D). For 
example, the approval for the Oregon City School District to construct a transportation and 
maintenance facility adjacent to Meyers Road and High School Avenue is allowable under the 
current zoning and the traffic impacts of the facility are similar to a typical medium industrial 
land use as assumed in the TSP. Another example of a recent development is the Beavercreek 
Road Apartments-Live-Work development on the east side of Beavercreek Road near Meyers 
Road. This development was also approved under applicable zoning and is consistent with the 
assumptions of residential and employment increases specified in both the Beavercreek Concept 
Plan and the TSP. 
 
Adoption of the BRCP is subject to Oregon’s Transportation Planning Rule (OAR 660-012-
0060). To meet the requirements of this regulation, needed improvements and funding 
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mechanisms were identified that will mitigate impacts of development. The improvements 
needed to mitigate for the development in the Beavercreek concept plan area were identified in 
the Concept Plan. Improvements needed for entire Oregon City planning area are identified in 
the TSP. The TSP shows that the mobility standards prescribed by the TSP will be met except as 
noted above.  
 
In addition to identifying projects needed to mitigate for the transportation impacts of 
development, the TSP (Section H) includes a discussion of current transportation funding 
sources and other potential sources. The existing sources identified in the TSP include the Street 
Fund, Street System Development Charge (SDC) Fund and Transportation Utility Fee Fund. 
Potential sources discussed in the TSP include general city revenues, local fuel tax, urban 
renewal districts, local improvement districts, and debt financing.   The proposed transportation 
infrastructure improvements, financing and funding estimates, identified in the concept plan and 
as supplemented by the Transportation System Plan provide an adequate basis to demonstrate 
compliance with the Transportation Planning Rule.  
 
Implementation strategies and financing tools for the needed transportation improvements have 
been identified at the TSP level and will be further refined during Capital Improvement Plan 
updates. 
 
The City finds this Goal is satisfied. 
 
 
Goal 13 Energy Conservation  
 
To conserve energy.  
 
Analysis: One of the adopted goals of the concept plan is that the area will be a model of 
sustainable design, development practices, planning and innovative thinking.  The plan assumes 
that sustainable practices will be a combination of private initiatives (LEED certification), public 
requirements (green streets) and public-private partnerships.  The Commission recommends that 
the City use incentives, education and policy support as much as possible for promoting 
sustainability in the study area.  Some initiatives will require mandates, but at the end of the day, 
it is up to the private sector to invest in sustainable development.  The Beavercreek Road site’s 
legacy as a model of sustainable design will depend on the built projects that are successful in 
the marketplace and help generate the type of reputation that the community desires and 
deserves. The concept plan identifies sustainability design strategies that address energy 
efficiency, water conservation, compact development, mixed use, solar orientation, green 
streets/infrastructure, alternative transportation options, pedestrian and cyclist system, use of the 
natural systems and minimizing impervious surfaces.   
 
The City finds this Goal is satisfied. 
 
Goal 14 Urbanization  
 
To provide for an orderly and efficient transition from rural to urban land use.  
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Analysis: This goal essentially defines the purpose of the concept plan. Oregon City’s Urban 
Growth Boundary was expanded in 2002 and 2004 through Metro’s regional review process to 
include more industrial land. This was the result of a demonstrated need for additional land to 
accommodate the deficiency in available, vacant industrial lands. The revised element of the 
updated plan calls for implementing Metro’s “concept plan” requirements under Title 11 of the 
Functional Plan that will result in subarea planning of new areas added to the UGB.  The concept 
plan establishes policies to convert rural to urban land within the UGB while monitoring the 
supply of land to ensure its adequacy to accommodate growth.  Oregon City coordinates with 
Clackamas County through an intergovernmental agreement that guides land uses and extension 
of public services in the unincorporated UGB.  In addition, the transportation, parks, trails, water, 
and sewer master plans address orderly extension of services to accommodate growth.   
 
The City finds this Goal is satisfied. 
 
 
C. Compliance with Metro Title 4. 
The findings below are intended to show compliance with the current Metro-adopted 
Employment and Industrial Areas Map. The northern portion of the concept plan area, known as 
the North Employment Campus (NEC) in the concept plan, is considered an “Industrial area” on 
the Metro Title 4 map, as opposed to a “Regionally significant industrial area” such as the area 
along the OR 212 / 224 Corridor in Clackamas County, or an “Employment area”, such as 
existing zoned land within the city of Clackamas Community College and the commercially and 
industrially zoned lands adjacent to it between Beavercreek Road and OR 213. Therefore, 
findings for compliance with Metro Title 4 are specifically provided for section 3.07.430 
Protection of Industrial Areas. 
 
 
TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
 
3.07.410 Purpose and Intent 
The Regional Framework Plan calls for a strong regional economy. To improve the economy, 
Title 4 seeks to provide and protect a supply of sites for employment by limiting the types and 
scale of non-industrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and 
Employment Areas. Title 4 also seeks to provide the benefits of "clustering" to those industries 
that operate more productively and efficiently in proximity to one another than in dispersed 
locations. Title 4 further seeks to protect the capacity and efficiency of the region’s 
transportation system for the movement of goods and services and to encourage the location of 
other types of employment in Centers, Corridors, Main Streets and Station Communities. The 
Metro Council will evaluate the effectiveness of Title 4 in achieving these purposes as part of its 
periodic analysis of the capacity of the urban growth boundary.  
 
Analysis:  The Commission notes that a key issue for the CAC/TAC was determining how much 
employment land was needed, what type and where.  The Oregon City Comprehensive Plan 
requires that a majority of the lands be designated in a manner that encourages family-wage jobs 
in order to generate new jobs and move towards meeting the City’s employment goals.  The 
EcoNorthwest market analysis identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right conditions it is not 



Page | 30  LE-15-0003 Findings  

unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period.    
 
Metro brought 245 gross acres in the UGB in 2002 and 2004 to fulfill regional industrial 
employment needs.  These areas (308 gross acres including those already within the UGB) are 
designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  As noted 
above, Metro estimated 120 net acres of the concept plan area would be used for employment 
uses and indicated that it was important to fulfill the original intent for providing industrial lands 
and that there was flexibility for the local process to evaluate creative ways to meet the intent.   
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the 
proposed plan provides an adequate amount of Title 4 employment land within the UGB, 
through 2029. Reflecting changes in employment needs and demands between the Metro 2002 
Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 
assessment found there is adequate capacity inside the current UGB to accommodate the next 20 
years of general employment and general industrial job growth even at the high end of the 
employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). According to this map, which is consistent with the hybrid plan, 
the 151 gross acres on the revised map will supply approximately 121 net acres of employment 
land.  
 
 
The CAC created several alternatives and finally chose a hybrid within the industrial designated 
area that included about 127 net acres of North Employment Campus, which is consistent with 
Metro’s intent and similar to Oregon City’s existing Campus Industrial designation, and about 29 
acres of Mixed Employment Village and Main Street, which allows a variety of uses in a village-
oriented transit hub and mixed use neighborhoods to the south that also provide jobs tailored to 
the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
Proposed policy 1.3 identifies the need to support the attraction of family wage jobs and 
connections with Clackamas Community College within the North Employment Campus, Policy 
1.4 identifies the need to promote job creation, mixed use and transit oriented development 
within the Mixed Employment Village and Main Street, and recommends the adoption of 
minimum density requirements, limitations on stand-alone residential and other standards that 
implement the policy.  Goal 3 – Green Jobs, includes policies recommending coordination with 
other local, county and state economic development agencies to recruit green industries and 
promote green development practices.   
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The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens.   
 
The City finds this requirement is satisfied. 
 
3.07.430 Protection of Industrial Areas 
A. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for retail commercial uses—such as stores and 
restaurants—and retail and professional services that cater to daily customers—such as 
financial, insurance, real estate, legal, medical and dental offices—in order to ensure that they 
serve primarily the needs of workers in the area. One such measure shall be that new buildings 
for stores, branches, agencies or other outlets for these retail uses and services shall not occupy 
more than 5,000 square feet of sales or service area in a single outlet, or multiple outlets that 
occupy more than 20,000 square feet of sales or service area in a single building or in multiple 
buildings that are part of the same development project, with the following exceptions: 
 
1. Within the boundaries of a public use airport subject to a facilities master plan, customary 
airport uses, uses that are accessory to the travel-related and freight movement activities of 
airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
 
2. Training facilities whose primary purpose is to provide training to meet industrial needs. 
 
Analysis: Please also see findings under city comprehensive plan Policy 2.6.3.The zoning of the 
property in the North Employment Campus will be the same as or similar to the current CI – 
Campus Industrial zone. Any commercial uses within the northern employment campus would 
be limited to some upper limit, similar to the CI zone, which limits the square footage for retail 
and commercial office use in accordance with the Metro requirement: 
 

L. Retail sales and services, including eating establishments for employees (i.e. a cafe or 
sandwich shop), located in a single building or in multiple buildings that are part of the 
same development shall be limited to a maximum of twenty thousand square feet or five 
percent of the building square footage, whichever is less, and the retail sales and services 
shall not occupy more than ten percent of the net developable portion of all contiguous 
industrial lands; 
 
M. Financial, insurance, real estate, or other professional offices, as an accessory use to 
a permitted use, located in the same building as the permitted use and limited to ten 
percent of the total floor area of the development. Financial institutions shall primarily 
serve the needs of businesses and employees within the development, and drive-through 
features are prohibited; 
 

Taken together, these requirements will protect the city’s supply of undeveloped and 
underdeveloped land zoned for industrial uses. 
 
The City finds this requirement is satisfied. 
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B. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for the uses described in subsection A to ensure that they 
do not interfere with the efficient movement of freight along Main Roadway Routes and Roadway 
Connectors shown on the Regional Freight Network Map in the RTP. Such measures may 
include, but are not limited to, restrictions on access to freight routes and connectors, siting 
limitations and traffic thresholds. This subsection does not require cities and counties to include 
such measures to limit new other buildings or uses. 
 
Analysis: RTP freight routes were analyzed with the adoption of the TSP in 2014. Within the 
concept plan area, Beavercreek Road, Loder Road, Meyers Road extension and Ridge Parkway 
extension are indicated as local truck routes. Beavercreek Road is designated as a Roadway 
Connector on the RTP. The planned street network for the area is designed to limit new 
connections to Beavercreek Road, preserve the roadway capacity, and provide a secondary 
collector street network to serve the buildout of the area. As new development is reviewed for 
compliance with the TSP and the city’s street standards, the form and design of the land uses 
abutting these roads will also be reviewed.  
 
The City finds this requirement is satisfied. 
 
C. No city or county shall amend its land use regulations that apply to lands shown as Industrial 
Area on the Employment and Industrial Areas Map to authorize uses described in subsection A 
of this section that were not authorized prior to July 1, 2004. 
 
Analysis: No such authorization will occur with adoption of the BRCP, and none is anticipated. 
 
The City finds this requirement is satisfied. 
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D. Cities and counties may allow division of lots or parcels into smaller lots or parcels as 
follows: 
1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or 
parcels. 
 
2. Lots or parcels 50 acres or larger may be divided into smaller lots and parcels pursuant to a 
master plan approved by the city or county so long as the resulting division yields at least one lot 
or parcel of at least 50 acres in size. 
 
3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this 
subsection, may be divided into any number of smaller lots or parcels pursuant to a master plan 
approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed with uses described in subsection A of this section. 
 
4. Notwithstanding paragraphs 2 and 3 of this subsection, any lot or parcel may be divided into 
smaller lots or parcels or made subject to rights-of-way for the following purposes: 
a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a 
public amenity, or to implement a remediation plan for a site identified by the Oregon 
Department of Environmental Quality pursuant to ORS 465.225; 
 
To separate a portion of a lot or parcel containing a nonconforming use from the remainder of 
the lot or parcel in order to render the remainder more practical for a permitted use; or 
 
d. To allow the creation of a lot solely for financing purposes when the created lot is part of a 
master planned development.  
 
Analysis: No land division is proposed with the adoption of the BRCP. Land division for any 
parcels larger than 50 acres within the North Employment Campus would typically occur 
through a master plan process to assure compliance with this requirement. There is only one such 
parcel on the north side of Loder Road and it is physically bisected by Trimble Creek, a Goal 5 
resource area. 
 
The City finds this requirement is satisfied. 
 
 
 
E. Notwithstanding subsection B of this section, a city or county may allow the lawful use of any 
building, structure or land at the time of enactment of an ordinance adopted pursuant to this 
section to continue and to expand to add up to 20 percent more floorspace and 10 percent more 
land area. 
 
Analysis: Compliance with this requirement would be considered if development is proposed 
within the Industrial area portion of the BRCP following adoption. 
 
The City finds this requirement is satisfied. 
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D. Compliance with Metro Title 11. 
 
The plan is required to show compliance with the current version of Metro Title 11. 
 
3.07.1105 Purpose and Intent 
The Regional Framework Plan calls for long-range planning to  ensure that areas brought into 
the UGB are urbanized efficiently and become or contribute to mixed-use, walkable, transit- 
friendly communities. It is the purpose of Title 11 to guide such long-range planning for urban 
reserves and areas added to the UGB. It is also the purpose of Title 11 to provide interim 
protection for areas added to the UGB until city or county amendments to land use regulations 
to allow urbanization become applicable to the areas. 
 
Analysis: The adoption of the BRCP achieves the purpose and intent of Metro Title 11. Detailed 
findings are provided below. 
 
3.07.1120 Planning for Areas Added to the UGB 
A. The county or city responsible for comprehensive planning of an area, as specified by the 
intergovernmental agreement adopted pursuant to section 3.07.1110C(7) or the ordinance that 
added the area to the UGB, shall adopt comprehensive plan provisions and land use regulations 
for the area to address the requirements of subsection C by the date specified by the ordinance 
or by section 3.07.1455B(4) of this chapter. 
 
Analysis: The Intergovernmental Agreement with Metro to complete the concept plan for 
Beavercreek Road was signed by Metro Council in 2007.  The City fulfilled all of the designated 
Milestones specified in the IGA and was fully reimbursed by Metro for the planning work 
following the City Commission’s initial adoption of the concept plan in September 2008. The 
City’s decision was appealed to the Land Use Board of Appeals (LUBA). LUBA remanded the 
Concept Plan, finding that the plan was not consistent with the Metro 2040 Growth Concept Map. 
Oregon City and Metro staff worked to amend the 2040 Growth Concept Map and address the reason 
for remand, which was adopted by the Metro Commission early in 2011. The City requested a 3-year 
extension of the compliance deadline which was granted by Metro in May, 2011. Due to further legal 
challenges to the Metro UGB, re-adoption of the plan by the City could not practicably occur until 
2015. 
 
Once the City Commission has adopted the revised findings and all appeal timelines have expired, 
the City will prepare a scope of work to prepare and adopt the implementation measures (zoning and 
development code amendments) for the Beavercreek Road Concept Plan. It is expected that the 
preparation and adoption process for the implementation measures will be included in the 2016 
Community Development Department work plan and budget. 
 
The City finds this requirement is satisfied. 
 
B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning 
responsibility to more than one city or county, the responsible local governments shall provide 
for concurrent consideration and adoption of proposed comprehensive plan provisions unless 
the ordinance adding the area to the UGB provides otherwise. 
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Analysis: Oregon City is solely responsible for adoption of the Beavercreek Road Concept Plan. 
 
The City finds this requirement is satisfied. 
 
C. Comprehensive plan provisions for the area shall include: 
 
 
1. Specific plan designation boundaries derived from and generally consistent with the 
boundaries of design type designations assigned by the Metro Council in the ordinance adding 
the area to the UGB; 
 
Analysis: The revised Industrial and Other Employment Areas map adopted by Metro in 2010 
by Ordinance 10-1244B, Exhibit D is consistent with the North Employment Campus (NEC) 
plan area on the BRCP. The remaining plan areas – the Mixed Employment Village, Main Street, 
and West and East Mixed Use Neighborhoods, are consistent with the Metro Outer 
Neighborhoods design type designation.  
 
The City finds this requirement is satisfied. 
 
 
2. Provision for annexation to a city and to any necessary service districts prior to, or 
simultaneously with, application of city land use regulations intended to comply with this 
subsection; 
 
Analysis: The City’s Comprehensive Plan and Code establishes a framework of policies and 
implementing ordinances before annexation can take place and urban-level development can 
occur. 
 
Applications for annexation, whether initiated by the City or by individuals, are based on specific 
criteria contained in Chapter 14 of the City of Oregon City Municipal Code.  
 
Annexation to the City of Oregon City is required as a condition of extension of city services 
properties within the Urban Growth Boundary, including sewer, water, and stormwater utilities.  
 
As a general policy the city does not extend services to properties outside the city limit. In 
situations where the timing of extension of a particular city service may not be practicable until a 
greater level of urbanization occurs, such as sewer connections farther than 300’ from city sewer, 
exceptions may be made in accordance with law or based on intergovernmental agreements.  
 
Concept plans are an important tool that identifies where and when areas might be considered for 
annexation in order to control the expansion of the city limits and services to help avoid conflicts 
and provide predictability for residents and developers. Other considerations are consistency 
with the provisions of the Comprehensive Plan and the City’s public facility plans, with any 
plans and agreements of urban service providers, and with regional annexation criteria. 
 
The City finds this requirement is satisfied. 
 
 



Page | 36  LE-15-0003 Findings  

3. Provisions that ensure zoned capacity for the number and types of housing units, if any, 
specified by the Metro Council pursuant to section 3.07.1455B(2) of this chapter; 
 
Analysis:  The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses.  Accessory dwelling units are allowed in all single-family 
residential zones, per the Oregon City Municipal Code, subject to special development and 
occupancy standards.  Manufactured homes are permitted in any zone where single-family 
detached housing units are permitted.  Proposed policy 1.6 indicates that within the West and 
East Mixed Use Neighborhoods, a variety of housing types will be required and that lot size 
averaging and other techniques that help create housing variety while maintaining overall 
average density should be allowed.  Requiring a mix of housing types and requiring a minimum 
and maximum density, rather than a minimum and maximum lot size, will allow a wide variety 
of housing units to be created, meeting the intent of this section.  
 
The West Mixed Use Neighborhood will be a walkable, transit-oriented neighborhood with an 
overall average or residential uses not to exceed 22 dwelling units per acre.  The East Mixed Use 
Neighborhood will be a walkable and tree lined neighborhood with a variety of housing types 
that will not exceed densities permitted in the R-5 zone (8.7 units per acre).  Based on the 
proposed densities, the BRCP has an estimated capacity of approximately 1,000 dwellings, 
which is approximately 10.3 dwellings per net developable residential-designated acre.  These 
residential densities do not apply to lands designated for industrial and employment use where 
residential uses are not permitted. 
 
The City finds this requirement is satisfied. 
 
 
4. Provision for affordable housing consistent with Title 7 of this chapter if the comprehensive 
plan authorizes housing in any part of the area. 
 
Analysis:  According to the 2000 census, the median household income in Oregon City was 
$45,531. The 2013 median household income (2010 inflation adjusted) was $60,223. Affordable 
housing is typically defined as housing that does not cost more than 30% of a household’s 
income.  In addition, very low income households are typically defined as those earning less than 
30% of median household income; low-income households as those earning less than 50% of 
median household income; and moderate income households are those making between 50% and 
80% of median income.  Typically, the types of housing most affordable to people with low and 
moderate incomes are single-family homes on small lots, attached single-family homes, duplexes 
and multi-family housing, and accessory dwelling units.  These types of housing types are 
expected to account for 390 to 480 units, providing affordable housing opportunities within the 
concept plan area.  As stated above, requiring a variety of housing types will create opportunities 
for affordable housing within the proposed neighborhoods.  
 
The City finds this requirement is satisfied. 
 
 



Page | 37  LE-15-0003 Findings  

5. Provision for the amount of land and improvements needed, if any, for public school facilities 
sufficient to serve the area added to the UGB in coordination with affected school districts. This 
requirement includes consideration of any school facility plan prepared in accordance with ORS 
195.110; 
 
Analysis:  The concept plan has not identified any new school sites within the study area.  The 
Oregon City School District High School is located directly across Beavercreek Road from the 
study area and the district owns a vacant parcel of land directly south of the study area that could 
be used as a future school facility.  The Oregon City School District provided a representative 
that was a member of the Citizen Advisory Committee.  No need for additional lands identified 
as a result of the implementation of the concept plan was identified. 
 
Oregon City School District owns property adjacent to the Beavercreek Road Concept Plan and 
believes this is probably adequate for the near term. The District has some current capacity at the 
elementary school K-5 level and high school 9-12 level. The District is near capacity at the 
middle school 6-8 level. 
 
According to the School District, even with existing school property adjacent to the Beavercreek 
Road Concept Plan, public financing support will be required to develop the additional capacity 
in the future. The District is embarking on a long-range facilities planning process to study 
existing and future capital needs. 
 
The City finds this requirement is satisfied. 
 
 
6. Provision for the amount of land and improvements needed, if any, for public park facilities 
sufficient to serve the area added to the UGB in coordination with affected park providers. 
 
Analysis: The Beavercreek Road Open Space Framework plan provides a network of green 
spaces that are intended to provide a system of connected parks, opens spaces and natural areas, 
provide access to nature, preserve existing natural resources and provide green spaces near the 
system of trails and pedestrian connections.  The power line corridors comprise approximately 
52 acres of land north of Loder Road and have been utilized to provide publicly accessible opens 
space, trails and links to the broader open space network.  The City’s Parks and Recreation 
Master Plan requires between 6 and 10 acres of parkland per 1,000 population. The extent and 
location of the park is conceptual, flexible and the costs associated with acquisition and 
development may need to be determined through more detailed Master Planning processes, 
similar to the Glen Oak Road park site and the Hazel Grove parks site master planning that was 
conducted in 2014. Existing parks SDCs do not reflect the cost of providing parks in this area, 
and they may need to be updated to account for the amount of parks acreage envisioned in the 
concept plan. A park is proposed to extend through the central and southern areas of the BRCP.  
The location and linearity of the park was first indicated by Metro’s Goal 5 mapping.  This open 
space feature is intended as a continuous green space that links the districts and neighborhoods 
south of Loder Road. 
 
The City finds this requirement is satisfied. 
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7. A conceptual street plan that identifies internal street connections and connections to adjacent 
urban areas to improve local access and improve the integrity of the regional street system. For 
areas that allow residential or mixed-use development, the plan shall meet the standards for 
street connections in the Regional Transportation Functional Plan; 
 
Analysis:  See also findings under Goal 12 earlier in this report. The BRCP provides for a mixed 
use community that provides viable options for internal trip making (i.e. many daily needs 
provided on-site), transit use, maximized walking and biking, and re-routed trips within the 
Oregon City area.  Beavercreek Road will be improved as a green boulevard that will be a 5-lane 
arterial section to Clairmont, then a 3-lane arterial from Clairmont to the UGB. The internal 
street system will provide logical, but limited access to Beavercreek Road, by connecting to 
existing streets on the west side of Beavercreek Road and requiring that an internal street/alley 
system be utilized, eliminating driveway cuts on Beavercreek Road and maximizing its available 
capacity.  The plan identifies an internal north-south connection from Old Acres Lane to Thayer 
Road that will reduce the need to access Beavercreek Road for daily trips within the area and an 
extensive pedestrian and bicycle circulation system connecting the residential, commercial and 
industrial areas together and extends to existing and proposed transportation systems adjacent to 
the study area.  The plan identifies appropriate green street options to be implemented, and 
expanded on, as development occurs, including: vegetated swales, planter islands, curb 
extensions, and porous pavement.   
 
Goal 6 of the BRCP recommends providing multi-modal transportation links connected within 
the site as well as to the surrounding areas and includes policies recommending that land use 
reviews support bus service by ensuring a mix of land uses, densities and design options that 
support public transportation and other alternative transportation methods, ensure that local 
connectivity and off-street pedestrian routes link together in a highly connected pedestrian 
system that is safe, direct, convenient and attractive and improve pedestrian and bicycle safety 
along Beavercreek Road.  The concept plan process has identified and prepared the construction 
cost estimates for the planned transportation improvements and a detailed list of financing 
options has been created.   
 
The City finds this requirement is satisfied. 
 
8. Provision for the financing of local and state public facilities and services; and 
Analysis: The plan includes adequate consideration of public facilities cost estimates and 
financing approaches.  
 
The plan provides a thorough explanation of the existing conditions pertaining to this analysis 
and provides recommendations and preliminary cost estimates for improvements that will be 
necessary in order for the concept plan to be carried out. Since the BRCP was initially adopted in 
2008, three public facilities plans were amended to include the concept plan area. These plan 
updates include cost estimates which have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
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Parks and recreation system development charges may need to be analyzed to reflect the type of 
dwelling unit to be constructed and the number of employees associated with non-residential 
uses in the area. SDCs could be utilized to acquire open space, natural resource and natural 
hazard areas that are part of the larger open space framework plan. Four other primary funding 
sources have been identified, including: Urban Renewal/Tax Increment Financing; Local 
Improvement Districts; Bonds; and Developer Funded Improvements.  The plan also calls for 
creating the Environmentally Sensitive Resource Area to protect, conserve and enhance 
identified natural by applying a low-density base zoning that allows property owners to cluster 
density outside the ESRA and transfer to more appropriate sites.   
 
Planning, funding and cost estimates for the transportation system plan (TSP) consistent with the 
Regional Transportation Plan (RTP) were adopted in early 2014 and are described in more detail 
under section 7 above.  
 
The City finds this requirement is satisfied. 
 
9. A strategy for protection of the capacity and function of state highway interchanges, including 
existing and planned interchanges and planned improvements to interchanges. 
Analysis:  The Statewide Planning Goal 12 analysis provided earlier in this report discusses in 
detail the City’s Transportation System Plan and consistency with the Metro RTP, as well as a 
discussion of mobility challenges for existing state highway interchanges. 
 
The City finds this requirement is satisfied. 
 
D. The county or city responsible for comprehensive planning of an area shall submit to Metro a 
determination of the residential capacity of any area zoned to allow dwelling units, using the 
method in section 3.07.120, within 30 days after adoption of new land use regulations for the 
area. 
Analysis:  See analysis under provision 3 above relating to zoned capacity. 
 
The City finds this requirement is satisfied. 
 
 
3.07.1130 Interim Protection of Areas Added to the UGB 
Until land use regulations that comply with section 3.07.1120 become applicable to the area, the 
city or county responsible for planning the area added to the UGB shall not adopt or approve: 
 
A. A land use regulation or zoning map amendment that allows higher residential density in the 
area than allowed by regulations in effect at the time of addition of the area to the UGB; 
B. A land use regulation or zoning map amendment that allows commercial or industrial uses 
not allowed under regulations in effect at the time of addition of the area to the UGB; 
 
C. A land division or partition that would result in creation of a lot or parcel less than 20 acres 
in size, except for public facilities and services as defined in section 3.07.1010 of this chapter, or 
for a new public school; 
 
D. In an area designated by the Metro Council in the ordinance adding the area to the UGB as 
Regionally Significant Industrial Area: 
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1. A commercial use that is not accessory to industrial uses in the area; and 
2. A school, a church, a park or any other institutional or community service use intended to 
serve people who do not work or reside in the area. 
 
Analysis: The areas added to the UGB which are subject to this title are zoned County FU-10 
which is a holding zone that prevents urbanization prior to concept plan adoption, and does not 
allow land uses A, B or C described above. None of the lands added to the UGB are considered 
RSIAs, although they are considered important to the local employment and industrial land 
capacity of Oregon City. 
 
The City finds this requirement is satisfied. 
 
 
 
VI. CONCLUSION 
 
The City finds that Beavercreek Road Concept Plan and appendices meets the requirements of 
the Statewide Land Use Goals, Metro Title 11, Metro Title 4, as well as the applicable 
Comprehensive Plan criteria.   
 
 
_______________________________________ __________________________ 
DAN HOLLADAY, Mayor     Date 
 
 
Attested to this ___ day of ____ 20015 
 
 
_______________________________________ 
KATTIE RIGGS, City Recorder 
 
  
 



10

99W

217

210

217
10

8

8

26

8

47

47

6

47

6

30

30

30

26

99E

99E

5

205

205

205

205

205

43

224

212

212

224

224

224

26

26

26

212

26

30
84

84

213

213

213

213

99E

99E

99W

405

5

5

5

5

5

99E

219

219

219

99W

99W

47

47

233
221

240

210

8

50014

14

14

500

500

500

Gresham

26

210

219

Canby

5

NorthPlains

Banks

Gaston

Newberg

Dundee

Portland MaywoodPark

WoodVillage
Fairview

Troutdale

Camas

Vancouver

Washougal

Damascus

Happy Valley

JohnsonCity

Milwaukie

LakeOswego

WestLinn

Gladstone

OregonCity

Rivergrove

Durham

Tualatin

Sherwood

Wilsonville

KingCity

Tigard

Beaverton

Hillsboro
Cornelius

ForestGrove

Aurora

Barlow

Carlton

Dayton Donald

Estacada

Lafayette

St. Paul

Yamhill

Title 4, Industrial and Other Employment Areas
ORDINANCE 10-1244B, EXHIBIT D
December 16, 2010
0 2 41

miles

Washington Co.
Multnomah Co.

Multnomah Co.
Clackamas Co.

Clackamas Co.
Marion Co.

Washington Co.

Cla
cka

ma
s C

o.
Yam

hill
 Co

.

Washington Co.
Yamhill Co.

Columbia River

Willamette R.

Tuala
tin 

R.

Clackamas R.

Clark Co.Multnomah Co.

Sa
nd

y  R
.

Proposed main roadway routes
Proposed road connectors
Mainline freight
Branch line freight

Urban growth boundaries
County boundaries

Neighbor cities

Rail yards

Making a great place

Employment areas
Industrial areas
Regionally significantindustrial areas



Final Plan August 2008



This project is partially funded by a grant from the Transportation and Growth Management (TGM) Program, a joint program of  the Oregon Department 
of  Transportation and the Oregon Department of  Land Conservation and Development. This TGM grant is fi nanced, in part, by Federal Safe, 
Accountable, Flexible, Effi cient Transportation Equity Act: A Legacy for Users (SAFETEA-LU), local government, and State of  Oregon funds. The 
contents of  this document do not necessarily refl ect views or policies of  the State of  Oregon.

Cover images credits:

Top left – courtesy of  Greenworks

Lower, left – illustration by Laurence Qamar

Lower, center – photo by Otak, Inc.

Lower, right – illustration by Jim Longstreth



Beavercreek Road Concept Plan

Summary and Recommendations

Final Plan - August 2008

Funding provided by:

City of  Oregon City

Oregon Department of  Transportation - 
Transportation and Growth Management Program

Consultant Team

ECONorthwest

Environmental Sciences Associates, Inc.

Jeanne Lawson Associates

Kittelson and Associates

Otak Project No. 13599





Project Participants

Citizen Advisory Committee
Dave Prideaux  Natural Resources 
Elizabeth Graser- The Hamlet of  Beavercreek 
Lindsey
Dan Lajoie  Planning Commission 
Mike Riseling  Oregon City School District
Mary Smith  Transportation Advisory Committee
Bill Leach  Clackamas Community College
Lynda Orzen  Resident, Caufi eld Neighborhood
Ron Estes  Resident, Caufi eld Neighborhood
Rose Holden  Property Owner, Oregon City Golf  Course
Ken Allen  Development Interest, Representing Hall family
Richard Mudgett/ Representing Hall family
Patty Jacobs (alt)
Phil Gentemann Development Interest, Property Owner
Renate Mengelberg Clackamas County, Economic Development
Beverly Thacker State of  Oregon, Economic Development
Amber Holveck  Oregon City Chamber of  Commerce, Business
Doug Neeley  Transportation Advisory Committee

Technical Advisory Committee
Ray Valone  Metro
Ben Baldwin  Tri-Met
Gail Curtis  Oregon Department of  Transportation
Stacy Humphrey Department of  Land Conservation and Development
Joe Marek  Clackamas County Transportation
Nancy Kraushaar Oregon City Public Works Department
Renate Mengelberg Clackamas County
Lorranine Gonzales Clackamas County
Dan Drentlaw  Oregon City Community Development

City Staff
Dan Drentlaw, Community Development Director
Tony Konkol, Senior Planner and City Project Manager
Nancy Kraushaar, Public Works Director
Laura Butler, Planner

Consultant Team

Otak
Joe Dills, AICP, Project Manager
Michelle Stephens, Planner
Kathryn Yagodinski, Project Assistant
Martin Glastra van Loon, Urban Designer
Chunlin Yang, Urban Designer
Del Leu, GIS 
Dan Antonson, GIS
Jerry Markisino, PE, Engineer
Amanda Owings, PE, Engineer
Kevin Timmins, PE, Water Resource Engineer
Mandy Flett, Planner

ECONorthwest
Terry Moore
Anne Fifi eld
Sarah Graham
Radcliffe Dacanay
Jacob Holcombe

Environmental Sciences Associates
Wallace Leake

Kittelson and Associates
Phillip S.D. Worth
Nick Foster

Jeanne Lawson Associates
Kristin Hull
Kalin Schmoldt





Table of Contents

I. Introduction . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  1

II. Purpose and Process . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  5

III. Vision, Goals, and Principles  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  7

IV. Regional and Local Context . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  9

V. Concept Plan Summary . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .   15

VI. Comprehensive Plan Goals and Policies  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  43

Appendix

1. Project Goals with Objectives, March 13, 2007
2. Concept Plan Alternatives
3.  GIS Analysis Map

4.  Job and Housing Estimates

Technical Appendix (Under Separate Cover)

A. Public Involvement Plan
B. Goals and Evaluation Criteria
C. Existing Conditions, Opportunities and Constraints Reports
 1. Land use
 2. Transportation
 3. Sustainability
 4. Market
 5. Natural resources
 6. Infrastructure
D. Focus Group Summaries 
E. Summaries of  Community Events
 1. Open House No. 1
 2. Design Workshop
 3. Open House No. 2

F. Alternatives Evaluation Report
G. Final Transportation Evaluation
H. Infrastructure Reports
 1. Water
 2. Sewer
 3. Storm Water/Water Quality
I. Fiscal Impact Analysis
J. Draft Code





BEAVERCREEK ROAD CONCEPT PLAN

1

I. Introduction

Summary

The Beavercreek Road Concept Plan is a guide to the creation of  a 
complete and sustainable community in southeast Oregon City. Most 
of  the 453 acre site along Beavercreek Road was added to the regional 
urban growth boundary by Metro in 2002 and 2004. The plan envisions a 
diverse mix of  uses (an employment campus north of  Loder Road, mixed 
use districts along Beavercreek Road, and two mixed use neighborhoods) 
all woven together by open space, trails, a network of  green streets, and 
sustainable development practices. Transit-oriented land uses have been 
strategically located to increase the feasibility of  transit service in the 
future. The plan has been carefully crafted to create a multi-use community 
that has synergistic relationships with Clackamas Community College, 
Oregon City High School, and adjacent neighborhoods.

Key features of  the Concept Plan are:

A complete mix of  land uses, including: • 

A North Employment Campus for tech fl ex and campus industrial  ❍

uses, consistent with Metro requirements for industrial and 
employment areas. 

A Mixed Employment Village along Beavercreek Road, between  ❍

Meyers Road and Glen Oak Road, located as a center for transit-
oriented densities, mixed use, 3-5 story building scale, and active street 
life.  

A 10-acre Main Street area at Beavercreek Road and Glen Oak Road,  ❍

located to provide local shops and services adjacent neighborhoods 
and Beavercreek sub-districts.

A West Mixed Use Neighborhood along Beavercreek Road, intended  ❍

for medium to high density (R-2) housing and mixed use.

An East Mixed Use Neighborhood, intended for low density  ❍

residential (R-5) and appropriate mixed use. The East Neighborhood 
has strong green edges and the potential for a fi ne grain of  open 
space and walking routes throughout.

Proposed Land Use Sub-districts
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Policy support for employment and program connections with    • 
Clackamas Community College.

Sustainability strategies, including:• 

Mixed and transit supportive land uses. ❍

A sustainable stormwater management plan that supports low impact  ❍

development, open conveyance systems, regional detention, and 
adequate sizing to avoid downstream fl ooding.

Green street design for all streets, including the three lane boulevard  ❍

design for Beavercreek Road. 

A preliminary recommendation supporting LEED certifi cation or  ❍

equivalent for all commercial and multi-family buildings, with Earth 
Advantage or equivalent certifi cation for single family buildings. This 
recommendation includes establishment of  a Green Building Work 
Group to work collaboratively with the private sector to establish 
standards.

Open spaces and natural areas throughout the plan. North of  Loder  ❍

Road, these include the power line corridors, the tributary to Thimble 
Creek, and a mature tree grove. South of  Loder Road, these include 
an 18-acre Central Park, the east ridge area, and two scenic view 
points along the east ridge.

A trail framework that traverses all sub-districts and connects to city and • 
regional trails.

A street framework that provides for a logical and connected street pattern, • 
parallel routes to Beavercreek Road, and connections at Clairmont, Meyers, 
Glen Oak, and the southern entrance to the site.

A draft Beavercreek Road Zone development code to implement the plan. • 

Purpose of this Report and Location of Additional Information
This report is a summary of  the Plan, with emphasis on describing key 
elements and recommendations.  Many of  the recommendation are based 
on technical reports and other information that is available in the Technical 
Appendix to this report.

Beavercreek Road Concept Plan Area - Existing Conditions
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Figure 1 - Composite Concept Plan
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II. Purpose and Process

The purpose of  the Beavercreek Road Concept Plan is to provide 
a conceptual master plan to be adopted as an ancillary document to 
the City of  Oregon City’s Comprehensive Plan. As such, it provides a 
comprehensive and cohesive guide to future development, in three parts:

Framework plan maps, goals and policies – These elements • 
will be adopted as part of  the Oregon City Comprehensive 
Plan. Compliance will be required for all land use permits and 
development.

Ancillary report materials – The descriptive text, graphics and • 
technical appendix of  this report will be adopted as an “ancillary 
document” to the Comprehensive Plan, which provides “operational 
guidance to city departments in planning and carrying out city 
services” (Oregon City Comprehensive Plan, page 4).  These 
documents include information for updating the City’s utility master 
plans and Transportation System Plan.

Draft development code – A working draft development code was • 
prepared as part of  the Concept Plan. Once fi nal, it will be adopted 
as part of  the Oregon City Code. Compliance will be required for 
all land use permits and development. The Beavercreek Zone code 
relies on master planning to implement the concepts in the Plan.

The Concept Plan was developed by a 15-member Citizen Advisory 
Committee (CAC) and 9-member Technical Advisory Committee 
(TAC) (see Project Participants list at the beginning of  this report). The 
committees met twelve times between June 2006 and July 2007.

In addition to the Committee meetings, additional process steps and 
community involvement included:

Study area tour for CAC and TAC members• 

Two public open houses• 

Market focus group• 

Sustainability focus group• 

Employment lands coordination with Metro• 

Community design workshop• 

Website• 

Project posters, site sign, email notice, and extensive mailing prior to • 
each public event

Design Workshop Participants



BEAVERCREEK ROAD CONCEPT PLAN

6

The major steps in the process were:

Inventory of  base conditions, opportunities, constraints • 
for land use, transportation, natural resources, market 
conditions, infrastructure and sustainability.

Establishment of  project goals.• 

Extensive discussion of  employment lands questions: • 
how much, what type and where?

Following the community workshop, preparation of  • 
three alternative concept plans (sketch level), addition 
of  a fourth plan, prepared by a CAC member, and 
narrowing of  the alternatives to two for further 
analysis.

Evaluation of  the alternatives (including transportation • 
modeling) and preparation of  a hybrid Concept Plan 
(framework level).

Preparation of  detailed plans for water, sewer, storm • 
water, and transportation facilities.

Preparation of  a draft development code.• 

Committee action to forward the Concept Plan • 
package to the Planning Commission and City 
Commission.

For additional information please see Technical Appendix, 
Sections A, D, E, and F. Design Workshop Plan
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III. Vision, Goals and Principles

The overall vision for the Beavercreek Concept Plan is to create “A Complete 
and Sustainable Community”. The images shown on this page were displayed 
throughout the process to convey the project’s intent for this vision statement.  

Regarding the meaning of  sustainability, the vision statement is based in part 
on the defi nition of  sustainability originally developed by the United Nations 
Brandtland Commission: “A sustainable society meets the needs of  the present 
without sacrifi cing the ability of  future generations to meet their own needs”.

The following project goals were developed by the Citizen Advisory Committee. 
The Committee also added objectives to each of  the goals – please see Appendix 
1 for the objectives. 

The Beavercreek Road Concept Plan Area will:

Create a complete and sustainable community, in conjunction with the • 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center;

Be a model of  sustainable design, development practices, planning, and • 
innovative thinking;

Attract “green” jobs that pay a living wage;• 

Maximize opportunities for sustainable industries that serve markets beyond • 
the Portland region and are compatible with the site’s unique characteristics;

Incorporate the area’s natural beauty into an ecologically compatible built • 
environment;

Provide multi-modal transportation links (such as bus routes, trails, bike-ways, • 
etc.) that are connected within the site as well as to the surrounding areas;

BEAVERCREEK ROAD
CONCEPT PLAN

Complete Means

• Live
• Work
• Shop
• Play
• Garden
• Lifelong
Learning

• _________________(What does “complete” mean to you?)
Northwest Crossing, Bend, Oregon
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Implement design solutions along Beavercreek Road that promote • 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand;

Promote connections and relationships with Oregon City High School • 
and Clackamas Community College;

Have a unique sense of  place created by the mix of  uses, human scale • 
design, and commitment to sustainability; and

Ecological Health – Manage water resources on site to eliminate • 
pollution to watersheds and lesson impact on municipal infrastructure 
by integrating ecological and man-made systems to maximize function, 
effi ciency and health.

The following 10 Principles of  Sustainable Community Design were 
submitted by a CAC member, supported by the committee, and used 
throughout the development of  the Concept Plan:

Mix Land Uses - Promote a mix of  land uses that support living wage 1. 
jobs and a variety of  services.

Housing Types - Create a range of  housing choices for all ages and 2. 
incomes.

Walk-ability - Make the Neighborhood “walkable” and make services 3. 
“walk-to-able.”

Transportation - Provide a range of  transportation options using a 4. 
connected network of  streets and paths.

Open Space - Protect and maintain a functioning green space network 5. 
for a variety of  uses.

Integrate Systems - Integrate ecological and man-made systems to 6. 
maximize function, effi ciency and health.

Watershed Health - Manage water resources on site to eliminate 7. 
pollution to watershed and lesson impact on municipal infrastructures.

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate 8. 
existing development areas

Green Buildings - Build compact, innovative structures that use less 9. 
energy and materials

Work Together - Work with community members and neighbors to 10. 
design and develop.

Thimble Creek TributaryThi bl C k T ib t
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 IV. Regional and Local Context

The Beavercreek Road Concept Plan area is 453 acres of  land located 
at the southeast edge of  Oregon City and the Urban Growth Boundary 
(UGB). It marks a transition point between the City’s current edge of  
urbanization and rural and resource lands to the south and east.  

The majority of  the site (245 acres) was added to the Metro UGB in 
December 2002 and an additional 63 acres were added to the UGB in 
2004. The remaining site acreage was in the UGB and/or the Oregon 
City limits prior to 2002. The Concept Plan area carries Metro design type 
designations of  Employment, Industrial, and Outer Neighborhood on 
the Region 2040 Growth Concept Map. The properties with the Outer 
Neighborhood designation have been in the UGB since 1980. Employment 
design type areas, as defi ned by Metro, allow various types of  employment 
with some residential development and limited commercial uses. Industrial 
design type areas are set aside by Metro primarily for industrial activities 
with limited supporting uses. 

During the update of  Oregon City’s Comprehensive Plan, a policy was 
adopted acknowledging the jobs-related importance of  the site to Oregon 
City and the region, while also allowing some fl exibility in the project area’s 
land use. Comprehensive Plan policy 2.6.8 states:

“Require lands east of  Clackamas Community College that are designated 
as Future Urban Holding to be the subject of  concept plans, which is 
approved as an amendment to the Comprehensive Plan, would guide 
zoning designations. The majority of  these lands should be designated in 
a manner that encourages family-wage jobs in order to generate new jobs 
and move towards meeting the City’s employment goals.”

There are relatively limited employment centers within this area of  
Oregon City and Clackamas County. This imbalance of  jobs and housing 
contributes to Clackamas County’s pattern of  approximately 60% of  the 
work force traveling outside of  the County to work.  

The site is surrounded by residential and undeveloped properties within 
the city limits,  including the Hamlet of  Beavercreek, and rural Clackamas 
County. The nearest commercial area is the Berry Hill Shopping Center at 
the intersection of  Beavercreek Road and Highway 213. Clackamas County 
College (CCC) and Oregon City High School are across Beavercreek Road 
adjacent to the site. These institutional uses offer a unique opportunity to 
plan synergistic land uses that connect the properties, reinforce an identity 
for the area, and help localize trips. A Tri-Met transit hub is located on the 
CCC property. 

Figure 2 - Regional Context
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Like all additions to the Portland Metropolitan Area Urban Growth 
Boundary, the Beavercreek Road area is inextricably tied to it’s place in 
the region and its place within Oregon City. The Concept Plan responds 
to this context in multiple ways.

From a regional perspective, the Beavercreek Road area is currently a 
transition point from urban to rural use. Whether this “hard line” of  
transition will remain in the future cannot be established with certainty. 
The CAC openly acknowledged this issue in its discussions and sought to 
balance the needs of  creating a great urban addition to Oregon City with 
sensitivity to adjacent areas. Examples of  this balance include:

The plan has land use and transportation connections that support • 
future transit. This will link the Beavercreek Road area, via alternative 
transportations, to Clackamas Community College (CCC), the 
Oregon City Regional Center (downtown and adjacent areas) and the 
rest of  the region.

Trails and green spaces have been crafted to link into the broader • 
regional network.

The plan recommends lower densities and buffer treatments along • 
Old Acres Road.

The north south collector roads are coalesced to one route that could • 
(if  needed) be extended south of  Old Acres Road.

The recommended street framework provides for a street that • 
parallels Beavercreek Road, connecting Thayer Road to Old Acres 
Road, and potentially north and south in the future. This keeps 
options open: if  the UGB extends south, the beginning of  a street 
network is in place. If  it does not, the connection is available for rural 
to urban connectivity if  desired.

As with the street network described above, the East Ridge trail is • 
extended all the way to Old Acres Road, and therefore, potentially 
beyond. 

This will provide a connection from rural areas to the open spaces and 
trail network of  Beavercreek Road area and the rest of  the region.

From a City and local neighborhood perspective, the Beavercreek Road 
area offers an opportunity to establish a new complete and sustainable 
community within Oregon City. Specifi c linkages include the following:

Oregon City needs employment land. The Beavercreek Concept Plan • 
provides 156 net acres of  it in two forms:  127 net acres of  tech fl ex 
campus industrial land, 29 acres of  more vertical mixed use village 
and main street. Additional employment will be available on the Main 
Street and as mixed use in the two southern neighborhoods.

The street framework connects to all of  the logical adjacent streets. • 
This includes Thayer, Clairmont, Meyers, Glen Oak, and Old Acres 
Roads. This connectivity will disperse traffi c to many routes, but 
equally important, make Beavercreek Road connected to, rather than 
isolated from, adjacent neighborhoods, districts and corridors.

The plan provides for a complete community: jobs, varied housing, • 
open space, trails, mixed use, focal points of  activity, trails, and access 
to nature.

The plan provides for a sustainable community, in line with the City’s • 

Figure 3 - Oregon City Context
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Comprehensive Plan support for sustainability. This takes the form 
of  mixed land uses, transportation options, green streets, sustainable 
storm water systems, and LEED or equivalent certifi cation for 
buildings. Much more can certainly be done – the Concept Plan offers 
an initial platform to work from.

Physical linkages have been provided to Oregon City High School and • 
Clackamas Community College.  These take the form of  the planned 
3-lane green street design for Beavercreek Road and the intersections 
and trails at Clairmont, Loder and Meyers Roads. The physical linkages 
are only the beginning – the City, School District and College need to 
work together to promote land uses on the east side of  Beavercreek 
Road that truly create an institutional connection.

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Site Conditions and Buildable Lands

A portion of  the study area (approximately 50 acres) is currently within 
the existing city limits and zoned Campus Industrial (CI). The study area’s 
northern boundary is Thayer Road and the southern boundary is Old 
Acres Lane. Loder Road is the only existing road that runs through the 
project area.  

Currently, the project area is largely undeveloped, which has allowed the 
site to retain its natural beauty. There are 448 gross acres in the project 
area, not including the right-of-way for Loder Road (approximately fi ve 
acres). The existing land uses are primarily large-lot residential with 
agricultural and undeveloped rural lands occupying approximately 226 
acres of  the project area. The Oregon City Golf  Club (OCGC) and private 
airport occupy the remaining 222 acres.  

There are several large power line and natural gas utility easements within 
the project boundaries. These major utility easements crisscross the 
northern and central areas of  the site. The utility easements comprise 
approximately 97 acres or 20% of  the project area. 

There are 51 total properties ranging in size from 0.25 acres to 63.2 acres. 
Many of  these properties are under single ownership, resulting in only 
42 unique property owner names (Source: Clackamas County Assessor).  
There are several existing homes and many of  the properties have 
outbuildings such as, sheds, greenhouses, barns, etc. , which result in 127 
existing structures on the site (Source: Clackamas County Assessor). 

A key step in the concept planning process is the development of  a 
Buildable Lands Map. The Buildable Lands Map was the base map from 
which the concept plan alternatives and the fi nal recommended plan were. 
“Buildable” lands, for the purpose of  the Beavercreek Road Concept Plan, 
are defi ned as the gross site area minus wetlands, steep slopes, other Goal 
5 resources, public utility easements, road rights-of-way, and committed 
properties (developed properties with an assessed improvement value 

Figure 4 - Existing Conditions



BEAVERCREEK ROAD CONCEPT PLAN

12

greater than $350,000). Properties with an assessed improvement value 
of  less than$350,000 (based on County assessment data) are considered 
redevelopable over the long-term as the existing structures are converted 
to higher value uses.  The OCGC has an improvement value over 
$350,000, but has been included as buildable lands (minus the clubhouse) 
because the owners may wish to redevelop the property in coordination 
with the recommended concept plan over time. The private airport has 
also been included as buildable over the long-term, recognizing that the 
owners may choose to continue the airport’s use for many years.

When land for power lines, the natural gas line, natural resources, and 
committed structures are removed the net draft buildable acreage is 
approximately 292 acres. The CAC reviewed the Preliminary Buildable 
Lands map and approved a three-tier system to defi ne the buildable 
lands. Tier A or “Unconstrained” has approximately 292 acres, Tier B 
or “Low Impact Development Allowed with Review” has approximately 
28 acres, and Tier C “Constrained” has approximately 131 acres. The 
“Low Impact” area was later further evaluated and recommended for 
conservation under a Environmentally Sensitive and Resource Area 
designation on the plan. 

The Buildable Lands Map was reviewed at the July 20th and August 17th 
Citizen and Technical Advisory Committee (CAC/TAC) meetings, as 
well as at the August 24th, 2006 Open House. The draft buildable land 
boundaries and acreages shown in Figure 6 refl ect the input received 
from the advisory committee members, property owners, and citizen 
input. 

For additional information, see Existing Conditions, Opportunities and 
Constraints Reports, Technical Appendix C.

Figure 5 - Ownerships

Figure 6 - Natural Resource Inventory
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Figure 7 - Buildable Lands
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Employment – A Key Issue 
 
How much employment?  What type? And where?  These questions 
were extensively discussed during the development of  the Concept Plan.  
Three perspectives emerged as part of  the discussion:     

Oregon City Perspective
Prior to initiating the Concept Plan process, the City adopted a 
comprehensive plan policy which emphasizes family wage employment 
on the site.  The policy reads: “Require lands east of  Clackamas 
Community College that are designated as Future Urban Holding to be 
the subject of  concept plans, which is approved as an amendment to the 
Comprehensive Plan, [and will] guide zoning designations. The majority 
of  these lands should be designated in a manner that encourages family-
wage jobs in order to generate new jobs and move towards meeting the 
City’s employment goals.” Oregon City Comprehensive Plan, Policy 
2.6.8.

Metro Perspective
Metro brought the majority of  the concept plan area (245 gross acres) 
into the UGB in 2002 and 2004 to fulfi ll regional industrial employment 
needs. These areas (308 gross acres) are designated as the Industrial 
Design Type on Metro’s 2040 Growth Concept Map.  As part of  its land 
need metrics reported to the region and state, Metro estimated 120 net 
acres of  the Beavercreek Road Concept Plan’s land would be used for 
employment uses.  Metro representatives met with the Concept Plan 
CAC and emphasized:  (1) it was important to Metro for the Concept 
Plan to fulfi ll their original intent for providing Industrial land; and, (2) 
that there was fl exibility, from Metro’s perspective, for the local process 
to evaluate creative ways to meet that intent. 

Citizen Advisory Committee Perspective
The CAC discussed extensively the issues and options for employment 
lands.  Many sources of  information were consulted:  a market analysis 
by ECONorthwest (See Appendix __), a developer focus group, land 
inventory and expert testimony submitted by property owners, the 
Metro perspective cited above, and concerns of  neighbors.  The advice 
ranged from qualifi ed optimism about long term employment growth 
to strong opposition based on shorter term market factors and location 
considerations.  Some members of  the CAC advocated for a jobs 
target (as opposed to an acreage target) to be the basis for employment 
planning.

At it’s meeting on September 14th, 2006, the CAC developed a set 
of  “bookends” for the project team to use while creating the plan 
alternatives.

a. At least one plan alternative will be consistent with the Metro 
Regional Growth Concept. 

b. At least one plan alternative (may be the same as above) would 
be designed consistent with Policy 2.6.8.

c. Other alternatives would have the freedom to vary from “a” and 
“b” above, but would also include employment. 

d. No alternative would have heavy industrial, regional warehousing 
or similar employment uses”.

After evaluating alternatives, the CAC ultimately chose a hybrid 
employment strategy.  The recommended Concept Plan includes:  (1) 
about 127 net acres of  land as North Employment Campus, which is 
consistent with Metro’s intent and similar to Oregon City’s Campus 
Industrial designation; (2) about 29 acres as Mixed Employment Village 
and Main Street, which allows a variety of  uses in a village-oriented 
transit hub; and, (3) mixed use neighborhoods to the south that also 
provide for jobs tailored to their neighborhood setting.
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V. Concept Plan Summary

The Framework Plan Approach 
The Beavercreek Road Concept Plan is a framework for a new, urban 
community. The plan is comprised of  generalized maps and policies that 
integrate land use, transportation, open space, and green infrastructure. 
The framework maps and policies are supported by detailed code and 
requirements for master planning and design review. The approach here is 
to set the broad framework and intent on the fi gures and text in this Plan. 
Detailed development plans demonstrating compliance with the Concept 
Plan are required in the implementing code. 

The framework plan approach is intended to:

Ensure the vision, goals and standards are requirements in all land use • 
decisions

Provide for fl exibility in site specifi c design and implementation of  the • 
Plan and code

Allow for phased development over a long period of  time (20+ years)• 

The code describes many detailed 
requirements such as street 
connectivity, block confi guration, 
pocket parks, building scale, 
pedestrian connections, low 
impact development features, 
tree preservation, and sustainable 
buildings.  These design elements 
will be essential to the success of  
the area as a walkable, mixed use 
community. The expectation of  this 
Plan is that the fl exibility is coupled 
with a high standard for sustainable 
and pedestrian-oriented design.
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Land Use Sub-Districts

Figure 8 illustrates the fi ve land-use “sub-
districts” of  the concept plan area. Each has 
a specifi c focus of  land use and intended 
relationship to its setting and the plan’s 
transportation and open space systems. Each 
is briefl y described below and illustrated on 
Figures 9 through 12.

  Figure 8 - Land Use Sub-districts
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 North Employment Campus – NEC

The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 
incompatible uses. The sub-district is intended to comply with Metro’s 

Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 9 - North Employment Campus Framework
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Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 

pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Figure 10 - Central Mixed Employment Village Framework
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Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” design will include buildings oriented to the street, an minimum of  2 story 
building scale, attractive streetscape, active ground fl oor uses and other elements that reinforce pedestrian oriented character and vitality of  the area.

Figure 11 - Main Street Framework
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West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety of  
housing and building forms is required, with the overall average of  residential 
uses not exceeding 22 dwelling units per acre. The WMU area’s uses, density 
and design will support the multi-modal transportation system and provide 
good access for pedestrians, bicycles, transit and vehicles. Site and building 
design will create a walkable area and utilize cost effective green development 
practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding densities permitted in the R-5 zone. Limited non-residential 
uses are permitted to encourage a unique identity, sustainable community, 
and in-home work options.  The neighborhood’s design will celebrate open 
space, trees, and relationships to public open spaces. The central open space, 
ridge open space scenic viewpoints, and a linked system of  open spaces and 
trails are key features of  the EMU. Residential developments will provide 
housing for a range of  income levels, sustainable building design, and green 
development practices.

Figure 12 - West and East Mixed Use Neighborhoods
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Open Space

The Open Space Framework illustrated on Figure 13 provides a network 
of  green spaces intended to provide:

A connected system of  parks, open spaces and natural areas that link • 
together and link to the Environmentally Sensitive Resource Areas.

Scenic and open space amenities and community gathering places• 

Access to nature• 

Tree and natural area preservation• 

Locations where storm water and water quality facilities can be • 
combined with open space amenities, and opportunities to implement 
sustainable development and infrastructure

Green spaces near the system of  trails and pedestrian connections• 

Open spaces which complement buildings and the urban, built • 
environment

Power Line Open Spaces
The power line corridors and gas line corridor comprise 97 acres of  land.  
The power line corridors north of  Loder Road are a dominant feature.
They are a dominant feature because they defi ne open corridors and have 
a signifi cant visual impact related to the towers. They also have a infl uence 
on the pattern of  land use and transportation connections. In response to 
these conditions, the Concept Plan includes four main strategies for the 
use of  the power line corridors:

Provide publicly accessible open spaces. The implementing code • 
includes a minimum 100 foot-wide open space and public access 
easement would be required at the time of  development reviews, 
or, obtained through cooperative agreements with the utilities and 
property owners.

Provide trails. A new east-west trail is shown on Figure 13 that follows • 
the main east-west corridor. This corridor has outstanding views of  
Mt. Hood.

Allow a broad array of  uses. Ideas generated by the CAC, and • 
permitted by the code, include: community gardens, urban agriculture, 
environmental science uses by CCC, storage and other “non-building” 
uses by adjacent industries, storm water and water quality features, 
plant nurseries, and solar farms.

Link to the broader open space network. The power line corridors • 
are linked to the open spaces and trail network in the central and 
southern areas of  the plan.

South-Central Open Space Network
Park spaces in the central and southern areas of  the plan will be important 
to the livability and sustainability goals for the plan. The basic concept 
is to assure parks are provided, provide certainty for the total park 
acreage, guide park planning to integrate with other elements, and provide 
fl exibility for the design and distribution of  parks. 

The following provisions will apply during master planning and other land 
use reviews: 

Park space will be provided consistent with the City’s Park and • 
Recreation Master Plan standard of  6 to 10 acres per 1000 population.

The required acreage may be proposed to be distributed to a multiple • 
park spaces, consistent with proposed land uses and master plan 
design.

A central park will be provided. The location and linearity of  the park • 
was fi rst indicated by Metro’s Goal 5 mapping. It was illustrated by 
several citizen groups during the design workshop held in October, 
2006. This open space feature is intended as a connected, continuous 
and central green space that links the districts and neighborhoods 
south of  Loder Road. The code provides for fl exibility in its 
width and shape, provided there remains a clearly identifi able and 
continuous open space. It may be designed as a series of  smaller 
spaces that are clearly connected by open space. It may be designed 
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Figure 13 - Open Space Framework

as a series of  smaller spaces that are clearly connected by open space. 
If  buildings are incorporated as part of  the central park, they must 
include primary uses which are open to the public. Civic buildings are 
encouraged adjacent to the central park. Streets may cross the park as 
needed. The park is an opportunity to locate and design low impact 
storm water facilities as an amenity for adjacent urban uses. 

East Ridge
The East Ridge is a beautiful edge to the site that should be planned as 
a publicly accessible amenity and protected resource area. The natural 
resource inventory identifi ed important resources and opportunities for 
habitat restoration in the riparian areas of  Thimble Creek. In addition, 
Lidar mapping and slope analysis identifi ed steeper slopes (greater than 
15%) that are more diffi cult to develop than adjacent fl at areas of  the 
concept plan. The sanitary sewer analysis noted that lower areas on the east 
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ridge could not be readily served with gravity systems - they would require private pump 
facilities. For all of  these reasons, it is recommended here that an East Ridge open space 
and conservation area be designated. 

The plan and code call for: 

Establishing the Class I and II Riparian area (per Metro mapping) plus 200 feet as • 
a protected open space area. No development is permitted, except for very limited 
uses such as trails. 

Between the west edge of  the above referenced protected open space area and the • 
490 foot elevation (MSL), establish a conservation area within which the following 
provisions apply:

 a. A minimum of  50% of  the conservation area must be open space. No residential   
    uses are permitted. 

 b. All development must be low impact with respect to grading, site design, storm  
     water management, energy management, and habitat.

 c. Building heights must not obscure views from the 490 foot elevation of  the ridge.

 d. Open space areas must be environmentally improved and restored. 

Establishing a limit of  development that demarks the clear edge of  urban uses and a • 
“window” to adjacent natural areas. In the central area of  the est ridge, the “window” 
must be a minimum of  700 feet of  continuous area and publicly accessible. The 
specifi c location of  the “window” is fl exible and will be establishing as part of  a 
master plan. 

Creating two scenic view points that are small public parks, located north and south • 
of  the central area. 

Creating an East Ridge Trail - the location of  the trail is fl exible and will be • 
established during master planning. It will be located so as to be safe, visible, and 
connect the public areas along the ridge. Along the “window” area described above, 
it will be coordinated with the location of  the adjacent East Ridge Parkway. 

BEAVERCREEK ROAD
CONCEPT PLAN
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Figure 13A - East Ridge Lidar and 490 foot elevation
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Transportation

In summary, the key elements of  the Concept Plan transportation strategy 
are to:

Plan a mixed use community that provides viable options for internal • 
trip making (i.e. many daily needs provided on-site), transit use, 
maximized walking and biking, and re-routed trips within the Oregon 
City area.

Improve Beavercreek Road as a green street boulevard.• 

Create a framework of  collector streets that serve the Beavercreek • 
Road Concept Plan area.

Require local street and pedestrian way connectivity.• 

Require a multimodal network of  facilities that connect the • 
Beavercreek Road Concept Plan area with adjacent areas and 
surrounding transportation facilities. 

Provide an interconnected street system of  trails and bikeways.• 

Provide transit-attractive destinations.• 

Provide a logical network of  roadways that support the extension of  • 
transit services into the Beavercreek Road Concept Plan area. 

Use green street designs throughout the plan.• 

Update the Oregon City Transportation System Plan to include the • 
projects identifi ed in the Beavercreek Road Concept Plan, provide 
necessary off-site improvements, and, assure continued compliance 
with Oregon’s Transportation Planning Rule.

Streets
Figure 14 illustrates the street plan. Highlights of  the plan include:

Beavercreek as a green boulevard.•  The cross-section will be a 5 lane arterial 
to Clairmont, then a 3 lane arterial (green street boulevard) from 
Clairmont to UGB. The signalization of  key intersections is illustrated 
on the Street Plan.

Center Parkway as a parallel route to Beavercreek Road.•  This new north-
south route provides the opportunity to completely avoid use of  
Beavercreek Road for trips between Old Acres and Thayer Road. This 
provides a much-needed separation of  local and through trips, as well 
as an attractive east-side walking and biking route. Major cross-street 
intersections, such as Loder, Meyers and Glen Oak may be treated 
with roundabouts or other treatments to help manage average speeds 
on this street. Minor intersections are likely to be stop-controlled on 
the side street approaches. The alignment of  Center Parkway along the 
central open space is intended to provide an open edge to the park. 
The cross-section for Center Parkway includes a multi-use path on 
the east side and green street swale. Center Parkway is illustrated as a 
three-lane facility. Depending on land uses and block confi gurations, 
it may be able to function well with a two lane section and left turn 
pockets at selected locations.

Ridge Parkway as a parallel route to Center Parkway and Beavercreek Road.•  
The section of  Ridge Parkway south of  the Glen Oak extension 
is intended as the green edge of  the neighborhood. This will 
provide a community “window” and public walkway adjacent to 
the undeveloped natural areas east of  the parkway. Ridge Parkway 
should be two lanes except where left turn pockets are needed. Major 
intersections south of  Loder are likely to only require stop control of  
the side street, if  confi gured as “tee” intersections. Mini roundabouts 
could serve as a suitable option, particularly if  a fourth leg is added. 

Ridge Parkway.•  Ridge Parkway was chosen to extend as the through-
connection south of  the planning area to Henrici Road. Center 
Parkway and Ridge Parkway are both recommended for extension to 
the north as long-term consideration for Oregon City and Clackamas 
County during the update of  respective Transportation System Plans. 
It is beyond the scope of  this study to identify and determine each 
route and the feasibility of  such extensions. Fatal fl aws to one or 
both may be discovered during subsequent planning. Nonetheless, 
it is prudent at this level of  study, in this area of  the community, to 
identify opportunities to effi ciently and systematically expand the 
transportation system to meet existing and future needs. 
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Extensions of  Clairmont, Meyers, Glen Oak Roads and the south entrance • 
through to the Ridge Parkway. These connections help complete the 
network and tie all parts of  the community to adjacent streets and 
neighborhoods.

Realignment of  Loder Road at its west end. Loder is recommended for re-• 
confi guration to create a safer “T” intersection. The specifi c location of  the 
intersection is conceptual and subject to more site specifi c planning.

The streets of  the Concept Plan area are recommended to be green 
streets. This is an integral part of  the storm water plan and overall 
identity and vision planned for the area. The green street cross-sections 
utilize a combination of  designs: vegetated swales, planter islands, 
curb extensions, and porous pavement. Figures 15 – 19 illustrate the 
recommended green street cross-sections. These are intended as a 
starting point for more detailed design. 

Trails
Figure 14 also illustrates the trail network. The City’s existing Thimble 
Creek Trail and Metro’s Beaver Lake Regional Trail have been 
incorporated into the plan. New trails include the Powerline Corridor 
Trail, multi-use path along Center Parkway, and the Ridge Trail.

Transit
The Concept Plan sets the stage for future transit, recognizing that 
how that service is delivered will play out over time. Specifi cs of  transit 
service will depend on the actual rate and type of  development built, 
Tri-Met resources and policies, and, consideration of  local options. 
Three options have been identifi ed:

A route modifi cation is made to existing bus service to Clackamas 1. 
Community College (CCC) that extends the route through CCC to 
Beavercreek Road via Clairmont, then south to Meyers or Glen Oak, 
back to HWY 213, and back onto Molalla to complete the normal 
route down to the Oregon City Transit Center. To date, CCC has 
identifi ed Meyers Road as a future transit connection to the college.

A new local loop route that connects to the CCC transit center 2. 
and serves the Beavercreek Road Concept Planning area, the High 
School, the residential areas between Beavercreek and HWY 213, 
and the residential areas west of  HWY 213 (south of  Warner Milne).

A new “express” route is created from the Oregon City Transit 3. 
Center, up/down HWY 213 to major destinations (CCC, the 
Beavercreek Road Employment area, Red Soils, Hilltop Shopping 
Center, etc.).

It is the recommendation of  this Plan that the transit-oriented (and Use 
mix), density, and design of  the Beavercreek Road area be implemented 
so that transit remains a viable option over the long term. The City 
should work with Tri-Met, CCC, Oregon City High School, and 
developers within the Concept Plan area to facilitate transit. 
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Connectivity
The street network described above will be supplemented by a connected local street network. Consistent with 
the framework plan approach, connectivity is required by policy and by the standards in the code. The specifi c 
design for the local street system is fl exible and subject to master plan and design review. Figure 20 illustrates 
different ways to organize the street and pedestrian systems. These are just three examples, and are not intended 
to suggest additional access to Beavercreek Road beyond what is recommended in Figure 14. The Plan supports 
innovative ways to confi gure the streets that are consistent with the goals and vision for the Beavercreek Concept 
Plan area.
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Figure 14 - Circulation Framework
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Figure 15 - Beavercreek Road Green Street
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Figure 16 - Ridge Parkway and Central Parkway Green Streets
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Figure 17 - Collector Green Street
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Figure 18 - Main Street Green Street Figure 19 - Neighborhood Green Street
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Cost Estimate 
A planning-level cost estimate analysis was conducted in order to approximate the amount of  funding that will be needed to construct the needed 
improvements to the local roadway system, with the build-out of  the Beavercreek Road Concept Plan. The table below lists these improvements and 
their estimated costs. These generalized cost estimates include assumptions for right-of-way, design, and construction. 

For additional information, please see Technical Appendix, Sections C2 and G.

 

 

Roadway Improvements Improvement Estimated Cost 
Beavercreek Road: Marjorie Lane 
to Clairmont Drive 

Construct 5-lane cross-section to 
City standards 

$6,300,000 

Beavercreek Road: Clairmont 
Drive to Henrici Road 

Construct 3-lane cross-section to 
City standards 

$12,300,000 

Clairmont Drive: Beavercreek 
Road – Center Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$2,400,000 

Loder Road: Beavercreek Road to 
Center Parkway 

Construct 3-lane cross-section to 
City standards and 
signalize Beavercreek Road 
intersection 

$1,400,000 

Loder Road: Center Parkway – 
East Site Boundary 

Construct 3-lane cross-section to 
City standards 

$4,200,000 

Meyers Road: Beavercreek Road – 
Ridge Parkway 

Construct new 3-lane collector to 
City standards and modify signal at 
Beavercreek Road 

$3,500,000 

Glean Oak Road: Beavercreek 
Road – Ridge Parkway 

Construct new 3-lane collector to 
City standards and 
modify signal at Beavercreek Road 

$3,400,000 

Center Parkway Construct new 3-lane collector with 
12’ multi-use path 

$17,700,000 

Ridge Parkway Construct new 3-lane collector $9,800,000 

Total Roadway Improvements  $61,000,000 

Intersection Only 
Improvements 

Improvement Estimated Cost 

Beavercreek Road/Maplelane Road Construct new WB right-turn 
lane 

$250,000 

Beavercreek Road/ Meyers Road Construct new NB and SB through 
lanes 

$5,000,000 

Total Intersection Improvements $5,250,000 

TOTAL IMPROVEMENTS $66,250,000 

Transportation Cost Estimate
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Figure 21 - Sustainable Stormwater Plan
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Storm Water and Water Quality

This Beavercreek Road stormwater infrastructure plan embraces the 
application of  low-impact development practices that mimic natural 
hydrologic processes and minimize impacts to existing natural resources. 
It outlines and describes a stormwater hierarchy focused on managing 
stormwater in a naturalistic manner at three separate scales: site, street, 
and neighborhood. 

Tier 1 – Site Specific Stormwater Management Facilities (Site)
All property within the study area will have to utilize on-site best 
management practices (BMPs) to reduce the transport of  pollutants 
from their site. Non-structural BMPs, such as source control (e.g. using 
less water) are the best at eliminating pollution. Low-impact structural 
BMPs such as rain gardens, vegetated swales, pervious surface treatments, 
etc. can be designed to treat stormwater runoff  and reduce the quantity 
(fl ow and volume) by encouraging retention/infi ltration. They can also 
provide benefi cial habitat for wildlife and aesthetic enhancements to 
a neighborhood. These low-impact BMP’s are preferred over other 
structural solutions such as underground tanks and fi ltration systems.  
Most of  these facilities will be privately maintained.

Tier 2 – Green Street Stormwater Management Facilities (Street)
Green Streets are recommended for the entire Beavercreek Concept 
Plan area. The recommended green street design in Figures 15 - 19 use 
a combination of  vegetated swales or bioretention facilities adjacent to 
the street with curb cuts that allow runoff  to enter. Bioretention facilities 
confi ned within a container are recommended in higher density locations 
where space is limited or is needed for other urban design features, 
such as on-street parking or wide sidewalks. The majority of  the site is 
underlain with silt loam and silty clay loam. Both soils are categorized as 
Hydrologic Soil Group C and have relatively slow infi ltration rates. 

The recommended green streets will operate as a collection and 
conveyance system to transport stormwater from both private property 
and streets to regional stormwater facilities. The conveyance facilities need 
to be capable of  managing large storm events that exceed the capacity of  
the swales. For this reason, the storm water plan’s conveyance system is a 
combination of  open channels, pipes, and culverts. Open channels should 
be used wherever feasible to increase the opportunity for stormwater to 
infi ltrate and reduce the need for piped conveyance. 

Tier 3 – Regional Stormwater Management Facilities (Neighborhood)
Regional stormwater management facilities are recommended to manage 
stormwater from larger storms that pass through the Tier 1 and Tier 2 
facilities.  Figure 21 illustrates seven regional detention pond locations.  
Coordinating the use of  these for multiple properties will require land 
owner cooperation during development reviews, and/or, City initiative in 
advance of  development.

The regional facilities should be incorporated into the open space 
areas wherever possible to reduce land costs, and reduce impacts to the 
buildable land area. Regional stormwater facilities should be designed to 
blend with the other uses of  the open space area, and can be designed 
as a water feature that offers educational or recreational opportunities. 
Stormwater runoff  should be considered as a resource, rather than a waste 
stream. The collection and conveyance of  stormwater runoff  to regional 
facilities can offer an opportunity to collect the water for re-use. 
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Discharge Locations
Post-development stormwater runoff  rates from the Beavercreek Road 
Concept Plan Area will need to match pre-development rates at the existing 
discharge locations, per City Stormwater Design Standards. Since there are 
several small discharge locations to Thimble Creek, fl ow control facilities 
may not be feasible at all discharge locations. In this situation, over-
detention is needed at some discharge locations to compensate for the un-
detained areas so that fl ows in Thimble Creek at the downstream point of  
compliance meet City Stormwater Design Standards for fl ow control.

The stormwater 
infrastructure for the 
Beavercreek Road 
Concept Plan Area 
is estimated to cost 
between $7.8 million 
and $9.4 million for 
base construction. 
When construction 
contingencies, soft 
costs (engineering, 
permitting, 
construction 
management), and 
land acquisition, the 
total cost is estimated 
at $15 to $23 million. 

Water 
The proposed water infrastructure plan creates a network of  water supply 
pipelines as the “backbone” system. In addition, as individual parcels are 
developed, a local service network of  water mains will be needed to serve 
individual lots.

Since there are two pressure zones in the concept plan area, there will need 
to be a network of  pipes for each of  the two zones. These systems are 
illustrated on Figure 22. The Fairway Downs Pressure Zone will serve the 
south one-third of  the concept plan area. This zone receives water from 

the system reservoirs. 
But, because this 
zone is at the highest 
elevation in the entire 
water system, pressure 
from the reservoir 
system is insuffi cient 
to maintain a usable 
pressure to customers 
in this part of  the 
system. The water 
pressure is increased 
by using a booster 
pump station located 
at the intersection of  
Glen Oak Road and 
Beavercreek Road.
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In the Fairway Downs Pressure Zone, the majority of  the water mains will 
be installed in the proposed public rights-of-way. However, a small portion 
of  the system may need to be in strip easements along the perimeter of  
the zone at the far southeast corner of  the concept plan area. The system 
layout shown is preliminary and largely dependent on future development 
and the fi nal system of  internal (local) streets. Additional mains may be 
needed or some of  the water mains shown may need to be removed. 
For instance, if  the development of  the residential area located at the 
southeast end of  the site, adjacent to Old Acres Road, includes internal 
streets, the water mains shown along the perimeter of  the site may be 
deleted because service will be provided from pipes that will be installed in 
the internal street system.

Some of  the planned streets in the Fairway Downs Pressure Zone will 
contain two water mains. One water main will provide direct water service 
to the area from the booster pump system. The other water main will carry 
water to the lower elevation areas in the Upper Pressure Zone.

The Upper Pressure Zone will serve the north two-thirds of  the concept 
plan area. The “backbone” network for the Upper Pressure Zone will have 
water mains that are pressured from the Henrici and Boynton reservoirs. A 
single 12-inch water main will run parallel with Beavercreek Road through 
the middle of  concept plan area. This water conduit will serve as the 
“spine” for the Upper Pressure Zone. A network of  8-inch water pipes 
will be located in the public rights-of-way and will provide water to the 
parcels that are identifi ed for development. The system can be extended 
easterly on Loder Road, if  needed.

The preliminary design ensures that the system is looped so that there are 
no dead-end pipes in the system. Along a portion of  the north perimeter, 
approximately 1,600 feet of  water pipe will be needed to complete a 
system loop and provide water service to adjacent lots. This pipe will share 

a utility easement with a gravity sanitary sewer and a pressure sewer. There 
may also be stormwater facilities in this same alignment.

In the Water Master Plan, under pipeline project P-201, there is a system 
connection in a strip easement between Thayer Road and Beavercreek 
Road at the intersection with Marjorie Lane. Consideration should be 
given to routing this connection along Thayer Road to Maplelane Road 
and then onto Beavercreek Road. This will keep this proposed 12-inch 
main in the public street area where it can be better accessed.

The estimated total capital cost for the “backbone” network within the 
concept plan area will be in the area of  $5,400,000. This estimate is based 
the one derived for Alternative D, which for concept planning purposes, is 
representative of  the plan and costs for the fi nal Concept Plan. This is in 
addition to the $6.9 million of  programmed capital improvement projects 
that will extend the water system to the concept plan area. All estimates 
are based on year 2003 dollars. Before the SDC can be established, the 
estimates will need to be adjusted for the actual programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H3.
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 Sanitary Sewer
The northern half  of  the concept area drains generally to the north and 
follows the natural land contours formed by the uppermost portion of  
Thimble Creek. The proposed sanitary sewer system in the vicinity of  
Loder Road will follow the north-south street rights-of-way. This part of  
the system will terminate at the low point of  the concept plan area in a 
wetwell. A sanitary lift station over the wetwell will pump the wastewater 
uphill in a westerly direction to a point that it can be discharged into a 
gravity sewer that will fl ow west to the trunk sewer in Beavercreek Road. 
The lift station and pressure sewer project has been identifi ed in the 
Sanitary Sewer Master Plan as projects BC-COL-5 and 6. A utility bridge 
that will carry the pressure pipe and gravity sewer pipe over Thimble 
Creek is anticipated. 
A short road access to 
the pump station that 
is parallel to Thimble 
Creek will also be 
needed. 

The majority of  the southern half  of  the concept area will have a gravity 
sanitary sewer system that will convey waste water to the existing 2,400-
foot long trunk sewer  in Beavercreek Road, which currently extends from 
Highway 213 to approximately 800 feet south of  Marjorie Lane.  This 
portion of  the system can be built in the planned roadways and in the 
existing Beavercreek Road right-of-way. This portion of  the system can be 
built in the planned roadways. A portion of  the system, approximately 900 
feet long, will need to be built in the current alignment of  Loder Road so 
that the gravity sewer can be connected to the trunk sewer in Beavercreek 
Road. The circulation plan includes a realignment of  Loder Road. 
Therefore, a sewer easement will need to be retained across the future 
parcel that now includes the current Loder Road alignment.

The approximate 
elevation of  490 ft 
(MSL) is important in 
the southern half  of  
the concept plan area 
relative to gravity sewer 
service.  Roadways 
and development 
constructed above 
490 ft will most likely 
allow for gravity sewer 
service.  If  land uses 
requiring sanitary sewer 
service (or roadways 
with sewer underneath) 
are located lower than 
490 ft, individual pump 
stations and pressurized 
services may be 
required.
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The estimated total capital cost will be in the vicinity of  $4,400,000. 
This estimate is based on the cost analysis for Alternative D, which is 
comparable.  This is in addition to the $2.3 million in sanitary sewer 
master plan capital costs that needed to bring the sanitary sewers to 
the concept plan area. These estimates are based on year 2003 dollars. 
The estimates will need to be adjusted for the programmed year of  
construction.

For additional information, please see Technical Appendix, Sections C6 
and H2.

Funding strategies

For water, sewer, storm water and parks, there are fi ve primary funding 
sources and strategies that can be used:

System development charges (SDCs)• – Oregon City requires developers 
to pay SDCs for new development.  Developers pay these charges 
up front based on the predicted impact of  the new development on 
the existing infrastructure and the requirements it creates for new 
improvements.  Although the charges are paid by the developer, 
the developer may pass on some of  these costs to buyers of  newly 
developed property. Thus, SDCs allocate costs of  development to 
the developer and buyers of  the new homes or new commercial or 
industrial buildings.

Urban renewal/tax increment fi nancing - •  Tax increment fi nancing is the 
primary funding vehicle used within urban renewal areas (URA). 
The tax increment revenue is generated within a URA when a 
designated area is established and the normal property taxes within 
that area are ‘frozen’ (often called the frozen base). Any new taxes 
generated within that area through either property appreciation or 
new investment becomes the increment. Taxing jurisdictions continue 
to collect income from the frozen base but agree to release assessed 
value above the base to the URA. The URA then can issue bonds to 
pay for identifi ed public improvements. The tax increment is used to 
pay off  the bonds.

Oregon City has the authority to establish an URA. The Beavercreek 
Road Concept Plan Area would have to meet the defi nition of  ‘blight’ 
as defi ned in ORS 457. It is likely to meet ‘blight’ standards because its 
existing ratios of  improvement-to-land values are likely low enough to 
meet that standard.

Local Improvement Districts • - Local Improvement Districts (LIDs) 
are formed for the purpose of  assessing local property owners 
an amount suffi cient to pay for a project deemed to be of  local 
benefi t. LIDs are a specifi c type of  special assessment district, which 
more broadly includes any district that is formed within an existing 
taxing district to assess specifi c property owners for some service 
that is not available throughout the larger district. The revenues 
from the LID assessments are used to pay the debt payments on 
a special assessment bond or a note payable issued for the capital 
improvements.

LID assessments increase costs for property owners. Under a LID 
the improvements must increase the value of  the taxed properties by 
more than the properties are taxed. LIDs are typically used to fund 
improvements that primarily benefi t residents and property owners within 
the LID. 

Bonds • - Bonds provide a fi nancing mechanism for local governments 
to raise millions of  dollars for parks and other capital projects. The 
City could back a bond with revenue from a LID, the Urban Renewal 
Districts, or property taxes citywide. General obligation (GO) bonds 
issued by local governments are secured by a pledge of  the issuer’s 
power to levy real and personal property taxes. Property taxes 
necessary to repay GO bonds are not subject to limitation imposed 
by recent property tax initiatives. Oregon law requires GO bonds to 
be authorized by popular vote.

Bond levies are used to pay principal and interest for voter-approved 
bonded debt for capital improvements. Bond levies typically are approved 
in terms of  dollars, and the tax rate is calculated as the total levy divided 
by the assessed value in the district.

Developer funded infrastructure – The City conditions land use • 
approvals and permits to include required infrastructure.  Beyond 
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the sources cited above, developers cover the remaining costs for the 
infrastructure required for their development.  

Additional funding tools that could be investigated and implemented 
within the Concept Plan area include a Road District, a County Service 
District, Intergovernmental Agreements, an Advance Finance District, 
a Certifi cate of  Participation, and a Utility Fee. There are benefi ts and 
limitations associated with each of  the funding options that should be 
reviewed carefully before implementing. 

For transportation infrastructure, the same sources as cited above are 
available.  For larger facilities, such as Beavercreek Road, additional funds 
may be available.  They include Metro-administered federal STP and 
CMAQ funding, and, regional Metro Transportation Improvement Plan 
funding.  These sources are limited and extremely competitive.  County 
funding via County SCSs should also be considered a potential source for 
Beavercreek Road.  Facilities like Beavercreek Road are often funded with 
a combination of  sources, where one source leverages the availability of  
another.  

Sustainability

One of  the adopted goals is: The Beavercreek Road Concept Plan Area 
will be a model of  sustainable design, development practices, planning, 
and innovative thinking. 

Throughout the development of  the concept plan, sustainability has been 
paramount in guiding the CAC, the City, and the consultant team. The 
fi nal plan assumes that sustainable practices will be a combination of  
private initiatives (such as LEED certifi ed buildings), public requirements 
(green streets and low impact development policies), and public-private 
partnerships. It is recommended that City use incentives, education 
and policy support as much as possible for promoting sustainability 
at Beavercreek Road. Some initiatives will require regulation and City 
mandates, but caution and balance should be used. At the end of  the 

day, it is up to the private sector to invest in sustainable development. 
The Beavercreek Road’s site’s legacy as a model of  sustainable design 
will depend, in large part on the built projects that are successful in the 
marketplace and help generate the type of  reputation that the community 
desires and deserves.

The key to fulfi lling the above-listed goal will be in the implementation. 
For the City’s part, implementation strategies that support sustainable 
design will be included within the Oregon City Comprehensive Plan 
policies and Code provisions. They will be applied during master plan 
and design review permitting. Some of  these strategies will be “required” 
while other are appropriate to “encourage.”  These sustainability strategies 
include:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community-based sustainable programs and activities• 
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Principles for Sustainable Community Design

The CAC discussed Principles for Sustainable Community Design that 
were offered by one of  the members. These provide a good framework 
for how the Concept Plan is addressing sustainability.  

Mix Land Uses - Promote a mix of  land uses that support living wage jobs and a 
variety of  services. 

All of  the sub-districts are, to some degree, mixed use districts. The 
Mixed Use Village, Main Street and West Mixed Use Neighborhood allow 
a rich mix of  employment, housing, and services. Taken together, the 
entire 453 acre area will be a complete community. 

Housing Types - Create a range of  housing choices for all ages and incomes. 

The concept plan includes housing in many forms: mixed use formats in 
the 3-5 story buildings, high density apartments and condominiums, live-
work units, townhomes, small cottage lots, and low density single family 
homes.

Walk-ability - Make the Neighborhood “walkable” and make services “walk-to-
able.”

The plan provides a street and trail framework. The code will require 
a high level of  connectivity and maximum block sizes for most sub-
districts. Services are provided throughout the plan as part of  mixed use 
areas and a broad range of  permitted uses.

Transportation - Provide a range of  transportation options using a connected network 
of  streets and paths. 

The plan provides for all modes: walking, biking, driving and transit. 
Transit-supportive land use is specifi cally required in the Mixed 
Employment Village, Main Street and West Mixed Use Neighborhoods. 
The framework of  connected streets and paths will be supplemented by a 

further-connected system of  local streets and walking routes.

Open Space - Protect and maintain a functioning green space network for a variety of  
uses. 

Open space is distributed throughout the plan. New green spaces are 
connected with existing higher-value natural areas.

 Integrate Systems - Integrate ecological and man-made systems to maximize function, 
effi ciency and health. 

Infrastructure systems (green storm water, multi-modal transportation) 
are highly integrated with the open space network and array of  land 
uses. It will be important for the implementation of  the plan to further 
integrate heating, cooling, irrigation and other man-made systems with 
the Concept Plan framework.

Ecological Health - Manage natural resources to eliminate pollution to watersheds and 
lesson impact on habitat and green infrastructure. 

Methods to achieve this principle are identifi ed in the Stormwater 
Infrastructure Report. Additionally, the code requires measures to 
preserve natural resources and eliminate pollution to watersheds 
necessary to achieve this principle.  

Reuse, Recycle, Regenerate - Reuse existing resources, regenerate existing development 
areas. 

The principle will be applied primarily at time of  development and 
beyond. 
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Green Buildings - Build compact, innovative structures that use less energy and materials. 

The draft code includes provisions for green buildings. This is a new area 
for the City to regulate, so a public-private Green Building Work Group is 
recommend to explore issues, build consensus, and develop specifi c code 
recommendations.

Work Together - Work with community members and neighbors to design and develop. 

The development of  the alternatives and the recommended plan has been 
a collaborative process with all project partners. The concept plan process 
through implementation and subsequent project area developments will 
continue to be a collaborative process where all stakeholders are invited to 
participate.

For additional information, please see Technical Appendix, Sections C3, D, 
and F.



BEAVERCREEK ROAD CONCEPT PLAN

41

Metrics

Land Use
The following table summarizes the acreages for major land uses on the Concept Plan.
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Housing and Employment Estimates
The Concept Plan has an estimated capacity for approximately 5000 jobs and 1000 dwellings. The following table displays the estimates and 
assumptions used to estimate jobs and housing. On a net acreage, these averages are 33 jobs/ net developable acre and 10.3 dwellings/ net 
developable acre. 



BEAVERCREEK ROAD CONCEPT PLAN

43

VI. Goals and Policies

The following goals and policies are recommended for adoption into 
the Oregon City Comprehensive Plan.  The goal statements are those 
developed by the Citizen Advisory Committee as goals for the plan.

Goal 1 Complete and Sustainable Community
Create a complete and sustainable community, in conjunction with the 
adjacent land uses, that integrates a diverse mix of  uses, including housing, 
services, and public spaces that are necessary to support a thriving 
employment center.

Policy 1.1
Adopt new comprehensive plan and zone designations, and development 
code, that implement the Beavercreek Concept Plan.  Require all 
development to be consistent with the Concept Plan and implementing 
code.

Policy 1.2
Establish sub-districts to implement the Concept Plan.  The sub-districts 
are:

North Employment Campus – NEC
The purpose of  the North Employment Campus is to provide for the 
location of  family wage employment that strengthens and diversifi es 
the economy. The NEC allows a mix of  clean industries, offi ces serving 
industrial needs, light industrial uses, research and development and large 
corporate headquarters. The uses permitted are intended to improve 
the region’s economic climate, promote sustainable and traded sector 
businesses, and protect the supply of  sites for employment by limiting 

incompatible uses. The sub-district is intended to comply with Metro’s 
Title 4 regulations. Site and building design will create pedestrian-friendly 
areas and utilize cost effective green development practices. Business 
and program connections to Clackamas Community College (CCC) are 
encouraged to help establish a positive identity for the area and support 
synergistic activity between CCC and NEC properties. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Mixed Employment Village – MEV
The purpose of  the Mixed Employment Village is to provide employment 
opportunities in an urban, pedestrian friendly, and mixed use setting. 
The MEV is intended to be transit supportive in its use mix, density, and 
design so that transit remains an attractive and feasible option. The MEV 
allows a mix of  retail, offi ce, civic and residential uses that make up an 
active urban district and serve the daily needs of  adjacent neighborhoods 
and Beavercreek Road sub-districts. Site and building design will create 
pedestrian-friendly areas and utilize cost effective green development 
practices. Business and program connections to Clackamas Community 
College and Oregon City High School are encouraged. Businesses making 
sustainable products and utilizing sustainable materials and practices are 
encouraged to reinforce the identity of  the area and promote the overall 
vision for the Beavercreek Road area.

Main Street – MS
The purpose of  this small mixed-use center is to provide a focal point of  
pedestrian activity. The MS allows small scale commercial, mixed use and 
services that serve the daily needs of  the surrounding area. “Main Street” 
design will include buildings oriented to the street, and minimum of  2 
story building scale, attractive streetscape, active ground fl oor uses and 
other elements that reinforce pedestrian oriented character and vitality of  
the area.



BEAVERCREEK ROAD CONCEPT PLAN

44

West Mixed Use Neighborhood – WMU
The West Mixed Use Neighborhood will be a walkable, transit-oriented 
neighborhood. This area allows a transit supportive mix of  housing, live/
work units, mixed use buildings and limited commercial uses. A variety 
of  housing and building forms is required, with the overall average of  
residential uses not exceeding 22 dwelling units per acre. The WMU area’s 
uses, density and design will support the multi-modal transportation 
system and provide good access for pedestrians, bicycles, transit and 
vehicles. Site and building design will create a walkable area and utilize cost 
effective green development practices.

East Mixed Use Neighborhood – EMU
The East Mixed Use Neighborhood will be a walkable and tree-lined 
neighborhood with a variety of  housing types. The EMU allows for a 
variety of  housing types while maintaining a low density residential average 
not exceeding the densities permitted in the R-5 zone. Limited non-
residential uses are permitted to encourage a unique identity, sustainable 
community, and in-home work options.  The neighborhood’s design will 
celebrate open space, trees, and relationships to public open spaces. The 
central open space, ridge open space scenic viewpoints, and a linked 
system of  open spaces and trails are key features of  the EMU. Residential 
developments will provide housing for a range of  income levels, 
sustainable building design, and green development practices.

Policy 1.3
Within the Northern Employment Campus sub-district, support 
the attraction of  family wage jobs and connections with Clackamas 
Community College. 

Policy 1.4

Within the Mixed Employment Village and Main Street sub-districts, 
promote job creation, mixed use and transit oriented development.  Adopt 
minimum densities, limitations on stand-alone residential developments, 
and other standards that implement this policy.

Policy 1.5
The Main Street sub-district may be located along the extension of  Glen 
Oak Road and not exceed 10 gross acres.  The specifi c confi guration of  
the MS sub-district may be established as part of  a master plan.

Policy 1.6
Within the West and East Mixed Use Neighborhoods, require a variety 
of  housing types.  Allow lot size averaging and other techniques that help 
create housing variety while maintaining overall average density.

Policy 1.7
Within the MEV, MS, WMU and EMU sub-districts, require master plans 
to ensure coordinated planning and excellent design for relatively large 
areas (e.g. 40 acres per master plan).  Master plans are optional in the NEC 
due to the larger lot and campus industrial nature of  the area.
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Goal 2 Model of Sustainable Design
Be a model of  sustainable design, development practices, planning, and 
innovative thinking.

Policy 2.1
Implement the Sustainable Storm Water plan recommended in the Concept 
Plan.  During site specifi c design, encourage innovative system design and 
require low impact development practices that manage water at the site, 
street and neighborhood scales.

Policy 2.2
Storm water facilities will be designed so they are amenities and integrated 
into the overall community design.

Policy 2.3

Support public and private sector initiatives to promote sustainable design, 
development practices and programs, including but not limited to:

Energy effi ciency • 

Water conservation• 

Compact development• 

Solar orientation• 

Green streets/infrastructure• 

Adaptive reuse of  existing buildings/infrastructure• 

Alternative transportation• 

Pedestrian/Cyclist friendly developments• 

Natural drainage systems• 

Tree preservation and planting to “re-establish” a tree canopy• 

Minimizing impervious surfaces• 

Sustainability education (builder, residents, businesses and visitors)• 

Collaboration with “local” institutional and economic partners, • 
particularly Clackamas Community College and Oregon City High 
School

Community based sustainable programs and activities• 

Policy 2.4
Work with stakeholders and the community to develop LEED or equivalent 
green building standards and guidelines to apply in the Concept Plan area.

Goal 3 Green Jobs
Attract “green” jobs that pay a living wage.

Policy 3.1
Coordinate with county, regional and state economic development 
representatives to recruit green industry to the Concept Plan area.  

Policy 3.2
Promote the Concept Plan area as a place for green industry.

Policy 3.3
Work with Clackamas Community College to establish programs and 
education that will promote green development within the Concept Plan 
area.
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Goal 4 Sustainable Industries
Maximize opportunities for sustainable industries that serve markets 
beyond the Portland region and are compatible with the site’s unique 
characteristics.

Policy 4.1
As master plans are approved, ensure there is no net loss of  land 
designated North Employment Campus.

Policy 4.2
Coordinate with County, regional and state economic development 
representatives to recruit sustainable industries that serve markets beyond 
the Portland region.  

Goal 5 Natural Beauty
Incorporate the area’s natural beauty into an ecologically compatible built 
environment.

Policy 5.1
Incorporate signifi cant trees into master plans and site specifi c designs.  
Plant new trees to establish an extensive tree canopy as part of  the creation 
of  an urban community.

Policy 5.2
Provide scenic viewpoints and public access along the east ridge.

Policy 5.3
Protect views of  Mt Hood and locate trails and public areas so Mt Hood 
can be viewed within the community 

Policy 5.4
Establish open space throughout the community consistent with the Open 
Space Framework Plan.  Allow fl exibility in site specifi c design of  open 
space, with no net loss of  total open space area.

Policy 5.5
Protect steeply sloped and geologically sensitive areas along the east ridge 
from development.

Goal 6 Multi-modal Transportation
Provide multi-modal transportation links (such as bus routes, trails, bike-
ways, etc.) that are connected within the site as well as to the surrounding 
areas.

Policy 6.1
Work with Tri-Met and stakeholders to provide bus service and other 
alternatives to the Concept Plan area.

Policy 6.2
As land use reviews and development occur prior to extension of  bus 
service, ensure that the mix of  land uses, density and design help retain 
transit as an attractive and feasible option in the future.

Policy 6.3
Ensure that local street connectivity and off-street pedestrian routes link 
together into a highly connected pedestrian system that is safe, direct, 
convenient, and attractive to walking.  

Policy 6.4
The “walkability” of  the Concept Plan area will be one of  its distinctive 
qualities.  The density of  walking routes and connectivity should mirror 
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the urban form – the higher the density and larger the building form, the 
“fi ner” the network of  pedestrian connections.

Policy 6.5
Require trails to be provided consistent with the Concept Plan Circulation 
Framework.

Policy 6.6
Provide bike lanes on Beavercreek Road and all collector streets, except for 
Main Street.  The City may consider off-street multi-use paths and similar 
measures in meeting this policy.  Bike routes will be coordinated with the 
trails shown on the Circulation Framework.

Goal 7 Safety Along Beavercreek Road
Implement design solutions along Beavercreek Road that promote 
pedestrian safety, control traffi c speeds and access, and accommodate 
projected vehicular demand.  

Policy 7.1
Design Beavercreek Road to be a green street boulevard that maximizes 
pedestrian safety.

Policy 7.2
Work with the County and State to establish posted speeds that are safe for 
pedestrians and reinforce the pedestrian-oriented character of  the area.

Policy 7.3 
Control access along the east side of  Beavercreek Road so that full 
access points are limited to the intersections shown on the Circulation 
Framework.  Right in-Right-out access points may be considered as part of  
master plans or design review.

Goal 8 Oregon City High School and Clackamas 
Community College

Promote connections and relationships with Oregon City High School and 
Clackamas Community College.

Policy 8.1
Coordinate with OCHS and CCC when recruiting businesses and 
promoting sustainability.  Within one year of  adoption of  the Concept 
Plan, the City will convene dialogue with OCHS, CCC and other relevant 
partners to identify target industries and economic development strategies 
that are compatible with the vision for the Concept Plan. Encourage 
curricula that are synergistic with employment and sustainability in the 
Concept Plan area.

Policy 8.2
Prior to application submittal, require applicants to contact OCHS and 
CCC to inform them and obtain early comment for master plans and 
design review applications.

Policy 8.3
Improving the level-of-service and investing in the Highway 213 corridor 
improves the freight mobility along Highway 213, which provides access 
to Beavercreek Road and the Concept Plan area. Protecting the corridor 
and intersections for freight furthers the City goal of  providing living-wage 
employment opportunities in the educational, and research opportunities 
to be created with CCC and OCHS.
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Goal 9 Unique Sense of Place
Have a unique sense of  place created by the mix of  uses, human scale 
design, and commitment to sustainability.

Policy 9.1
Utilize master plans and design review to ensure detailed and coordinated 
design.  Allow fl exibility in development standards and the confi guration 
of  land uses when they are consistent with the comprehensive plan, 
development code, and vision to create a complete and sustainable 
community.

Policy 9.2
Implement human scale design through building orientation, attractive 
streetscapes, building form/architecture that is matched to the purpose 
of  the sub-district, location of  parking, and other techniques.  The design 
qualities of  the community should mirror the urban form – the higher 
the density and larger the buildings, the higher the expectation for urban 
amenities and architectural details.

Policy 9.3
Density should generally transition from highest on the west to lowest in 
the eastern part of  the site.

Policy 9.4
Promote compatibility with existing residential areas at the north and south 
end of  the Concept Plan area.  Transition to lower densities, setbacks, 
buffers and other techniques shall be used.

Goal 10   Ecological Health
Manage water resources on site to eliminate pollution to watersheds and 
lesson impact on municipal infrastructure by integrating ecological and 
man-made systems to maximize function, effi ciency and health.

Policy 10.1
Utilize low impact development practices and stormwater system designs 
that mimic natural hydrologic processes, minimize impacts to natural 
resources and eliminate pollution to watersheds.

Policy 10.2
Prepare the Environmentally Sensitive Resource Area overlay to protect, 
conserve and enhance natural areas identifi ed on the Concept Plan.  Apply 
low-density base zoning that allows property owners to cluster density 
outside the ESRA and transfer to other sites.
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To:           Beavercreek Road Concept Plan Citizens  
                 and Technical Advisory Committees 
 
From:       Tony Konkol 
 
Date:        March 13, 2007 
 
Subject:    Project Goals with Objectives 

 
The following project goals and supplemental objectives were prepared using the Ideas 
we Like, Principles of Sustainable Development, and the Advisory Committees’ long-
term vision for the project area.   This update reflects input by the Citizens and Technical 
Advisory Committees at their March 8th, 2007 meeting.  
 
The Beavercreek Road Concept Plan Area will: 
 
Goal 
1. Create a complete community, in conjunction with the adjacent land uses, that 

integrates a diverse mix of uses, including housing, services, and public spaces that are 
necessary to support a thriving employment center; 
 
Objective 1.1  

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 1.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 1.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community.  

Objective 1.4 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services, and housing for local workers and residents of all ages and incomes.  

Objective 1.5 
Become a model of sustainability that may be implemented throughout the City.  

Objective 1.6 
Allow the integration of housing and employment uses where practicable.  

Objective 1.7 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 
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2. Be a model of sustainable design, development practices, planning, and innovative 
thinking; 
 
Objective 2.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 2.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 2.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes.  

Objective 2.4 
Encourage environmentally responsible developments that are economically feasible, 
enhance livability of neighborhoods and enhance the natural environment.  

Objective 2.5 
Investigate development standards that offer incentives for developments that 
exceed energy efficiency standards and meets green development requirements and 
goals.  

 
3. Attract “green” jobs that pay a living wage; 

Objective 3.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 3.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 3.3 

Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

Objective 3.4 
Allow the integration of housing and employment uses where practicable.  

Objective 3.5 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 3.6 
Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

 
4. Maximize opportunities for sustainable industries that serve markets beyond the 

Portland region and are compatible with the site’s unique characteristics; 
 
Objective 4.1 
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Create a “brand” for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 4.2 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 4.3 
 Support locally based and founded employers that provide living wages jobs.  
Objective 4.4 

Support the development of sustainable industries that utilize green design standards 
and development practices.  
 

5. Incorporate the area’s natural beauty into an ecologically compatible built 
environment; 
 
Objective 5.1 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure that 

the pedestrian experience is not diminished through the development of fences, 
parking lots, backs of buildings, or other impediments to pedestrian access and 
circulation.  

Objective 5.2 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 5.3 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 5.4 

Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

 
6. Provide multi-modal transportation links (such as bus routes, trails, bike-ways, etc.) 

that are connected within the site as well as to the surrounding areas; 
 
Objective 6.1 

Provide public connectivity routes for bicycles and pedestrians that encourage non-
vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 6.2 
Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area.  

Objective 6.3 
Explore local and regional transit opportunities that will increase non-single 
occupancy vehicle travel.  
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7. Implement design solutions along Beavercreek Road that promote pedestrian safety, 

control traffic speeds and access, and accommodate projected vehicular demand; 
 
Objective 7.1 

Develop and maintain a multi-modal transportation system that is safe for all users 
and will minimize conflict points between different modes of travel, especially across 
Beavercreek Road to the existing neighborhoods, Clackamas Community College, 
Oregon City High School and the Berry Hill Shopping Center.  

Objective 7.2 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
8. Promote connections and relationships with Oregon City High School and 

Clackamas Community College; 
 
Objective 8.1 

Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 8.2 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
Objective 8.3 

Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community. 
 

9. Have a unique sense of place created by the mix of uses, human scale design, and 
commitment to sustainability. 
 
Objective 9.1 
 Provide public connectivity routes for bicycles and pedestrians that encourage non-

vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond.  

Objective 9.2 
 Provide an integrated street system that is designed as practicable to minimize the 

impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 

Objective 9.3 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies.  

Objective 9.4 
 Develop plans that consider the existing rural lands and uses around the Urban 

Growth Boundary. 
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Objective 9.5 
 Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 

services and housing for local workers and residents of all ages and incomes. 
Objective 9.6 
 Allow the integration of housing and employment uses where practicable.  
Objective 9.7 
 Work with Metro to ensure that there is enough land available within the 

Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 9.8 
 Create a “brand” for the area that reflects the desire for sustainable development that 

will serve as the theme to attract and recruit businesses and developers as well as 
guide the design standards and build-out of the area. 

Objective 9.9 
 Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 

that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

 
10. Ecological Health – Manage water resources on site to eliminate pollution to 

watersheds and lesson impact on municipal infrastructure by integrating ecological 
and man-made systems to maximize function, efficiency and health. 
 
Objective 10.1 

Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 
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Table 2
Beavercreek Concept Plan Job & Housing Density Assumptions
Revised - 7/10/07

Land Use Category

Hybrid 
Gross 
Acres

Hybrid 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
North Employment Campus (adjusted gross 
acreage) 149 127 0.3 450 3,678
Mixed Employment Village 26 21 0.44 350 1,139
Main Street**** 10 8 0.44 350 219 25 100
West Mixed Use Neighborhood 22 18 15 22 387
East Mixed Use Neighborhood 77 62 21 8.7 536
Total # of Jobs 5,073
Total # of Housing Units 1,023
Total Acres of Developed Land++ 284 235

Land Use Category

Plan A 
Gross 
Acres

Plan A 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 139 118 0.3 450 3,431
Mixed Employment 24 20 0.44 350 1,117
Mixed Use**** 10 9 0.44 350 233 25 106
Medium/High Density Residential 50 43 43 25 1,063
Low/Medium Density Residential 53 45 18 10 451
Total # of Jobs 4,841
Total # of Housing Units 1,619
Total Acres of Developed Land++ 276 235

Land Use Category

Plan D 
Gross 
Acres

Plan D 
Net 

Acres* FAR/Acre** SF/Job** # of Jobs***
Avg. 

Units/Acre # of Units+
Employment (adjusted gross acreage) 84 71 0.3 450 2,073
Mixed Employment 25 21 0.44 350 1,164
Mixed Use**** 29 25 0.44 350 675 25 308
Medium/High Density Residential 9 8 8 25 191
Low/Medium Density Residential 99 84 34 10 842
Total # of Jobs 3,953
Total # of Housing Units 1,341
Total Acres of Developed Land+++ 246 209

 +Number of units calculated by multiplying total net acres of residential land use by average units per acre
 ++Includes 50% of useable power line corridor (26 acres total) as part of developed land (included in Employment land area)
 +++Does not include powerline corridor acreage as part of developed land

*For Hybrid - Net acres equals gross acres minus 15% for local roads and easements in Employment. Mixed Employment, Mixed Use, and residential 
areas assume 20% for local roads and easements
* *Based on Metro 2002-2022 Urban Growth Report: An Employment Land Need Analysis. Includes total on site employment (full and part time). Mixed 
Employment FAR and job density reflects a mix of office, tech/flex, and ground floor retail.
***Number of Jobs in Employment, Mixed Employment, Mixed Use calculated by multiplying total acres by the FAR; Converting to square feet; and 
dividing by number of jobs/square foot.  Jobs in residential areas (Work at Home Jobs) estimated at 4% (potential could be as high as 15%).
**** Mixed Use land use assumes 50% of acreage devoted to commercial uses and the remaining 50% devoted to vertical mixed use.
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Table 3
Land Use Metrics/Assumptions - HYBRID
Revised - 7/10/07

Land Use Category (acres) Hybrid Alt. A Alt. D 

North Employment Campus (adjusted gross acreage)* 149 139 84
Mixed Employment Village 26 24 25
Main Street 10 10 29
West Mixed Use Neighborhood 22 50 9
East Mixed Use Neighborhood 77 53 99

Total Acres of "built" land use 284 276 246
Other Land Uses (not "built")
Parks/Open Space/Natural Areas (Total)** 113 132 166
Major ROW+ 56 36 30
Existing Uses (unbuildable) 0 7 7

Total Project Area Gross Acres 453 ~450 ~450

Land Use Category (acres) Hybrid Alt. A Alt. D
Total North Employment Campus 175 166 84

Unconstrained NEC 123 111 84
Employment with powerline overlay 52 55 0

Useable portion of powerline overlay (50%) 26 28 na
North Employment Campus (adjusted gross 
acreage)* 149 139 84

 

Open Space/Natural Areas Break-Out Hybrid Alt. A Alt. D
Open Space -Gas Overlay 3 4 4

Open Space - Unbuildable Powerlines*** 48 49 0
Environmental Resources/Buildable Lands Map 61 61 61

Parks na 12 na
Other Open Space Areas 18 6 101

    Open Space/Natural Areas (Total) 130 132 166

*Adjusted gross acreage is the sum of 50% of the employment land use shown under the 
powerline easement plus all other unconstrained employment land use areas. Calculations 
shown below:

** Open Space/Natural areas is the sum of all "unbuildable lands" as shown on the Buildable 
Lands Map plus two areas under the powerlines.  Calculations shown below.  

***For Hybrid - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines plus 50% of employment area under powerlines (~26 acres) and the PGE parcel (10 
acres).  For Alt. A - Unbuildable Powerlines area includes 12 acres on east edge of site under 
powerlines and 10 acres of the PGE Parcel and 50% of powerline area (27 acres).
 +Major ROW are approximate location & acreage (may be shown as crossing natural resource 
areas.  Actual location and size of ROW will be addressed during development review/master 
planning). Includes 2 acre adjustment for GIS polygon alignment.
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Oregon City Planning Commission: 

Clackamas Fire District #1 appreciates the opportunity to comment on the Beavercreek Road Concept Plan. The 
Beavercreek Road Concept Plan area is within Clackamas Fire District #1 and the Fire District provides fire and ALS 
(advanced life support) services to all areas served including this proposed site. 

The Beavercreek Road Concept Plan area is served by the Hilltop Fire Station #16, which is located at 19340 Molalla Avenue 
in Oregon City. Based on our Standards of Cover document our prescribed total response time to this area is approximately 
8 minutes 14 seconds. 

Clackamas Fire District #1 does not anticipate any problems being able to serve the concept plan area with fire and EMT 
services in the future as development occurs. We anticipate that as urbanization occurs, our response times will remain 
within acceptable industry standards. Clackamas Fire District #1 already works closely with Oregon City to review new 
development applications to assure continued fire and life safety. 

Sincerely, 

PL~ 
Fire Marshal 

2930 SE Oak Grove Boulevard M ilwaukie, OR 97267 503-742 -2660 www.clackamasfire.com 



November 12, 2015 

Police Department 
320 Warner Milne Road I Oregon City OR 97045 

Ph (503) 657-4964 I Fax (503) 655-0530 I Non Emergency Police Dispatch: (503) 655-8211 

Oregon City Police Department appreciates the opportunity to comment on the Beavercreek Road 

Concept Plan. 

OCPD already provides police services to several properties within and adjacent to the concept plan 

area within the city limits, including Oregon City High School. 

When land within the concept plan area is annexed to Oregon City, the properties will be removed 

from the jurisdiction of the Clackamas County Enhanced Law Enforcement District and served by 

OCPD. 

Currently our officer force is 44, and our reserve officer force is 4, providing a ratio of 1.25 officers / 

per 1000 population. 

OCPD does not anticipate any problems being able to patrol and serve the concept plan area with 

police officers as development occurs. We anticipate that as urbanization occurs, our response 

times will remain within acceptable industry standards. 

OCPD already works closely with the Planning Division to review new development applications to 

assure continued public safety. 

Sincerely, 

Jim Band, Chief 

Oregon City Police Department 

City of Oregon City I PO Box 3040 I 320 Warner Milne Road I Oregon City, OR 97045 
Ph (503) 657-0891 www.orcity.org 
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Oregon City Planning Commission: 
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Clackamas Fire District #1 does not anticipate any problems being able to serve the concept plan area with fire and EMT 
services in the future as development occurs. We anticipate that as urbanization occurs, our response times will remain 
within acceptable industry standards. Clackamas Fire District #1 already works closely with Oregon City to review new 
development applications to assure continued fire and life safety. 

Sincerely, 

PL~ 
Fire Marshal 

2930 SE Oak Grove Boulevard M ilwaukie, OR 97267 503-742 -2660 www.clackamasfire.com 



Oregon City School District No. 62 
Learning to be our Best 

P.O. Box 21 JO (1417 12'H St.), O regon City. Oregon 97045-5010 • OCSD62.org 
Larry Didway, S11peri11te11de11t • Telephone: (503) 785-8430 • FAX. (503) 657-2492 

November J 7, 2015 

Peter Walter, Associate Planner 
City of Oregon City 
221 Molalla A venue, Ste. 200 
Oregon City, Oregon 97045 

RE: Beavercreek Road Concept Plan 

Oregon City School District owns property adjacent to the Beavercreek Raod 
Concept Plan and believes this is probably adequate for the near term. The District 
has some current capacity at the elementary school K-5 level and high school 9-J 2 
level. The District is near capacity at the middle school 6-8 level. 

Even with existing school property adjacent to the Beavercreek Road Concept Plan, 
public financing support will be required to develop the additional capacity in the 
future. The District is embarking on a Jong-range faci li ties planning process to 
study existing and future capital needs. 

Sincerely, 

4ti~ 
Larry Didway 
Superintendent 
Oregon City School District 
PO Box 21 JO 
Oregon City, OR 97045 
503-785-8000 

11 / 16/20 15, H:\Opcrations\Faci lity Serviccs\Bvck Road Concept Plan Larry City letter 11-1 7-1 5.doc 

With high expectatio11s for all, we engage all stllde11ts in mea11ingf11l leaniit1g activ ities that prepare them for a successful life. 
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BEAVERCREEK ROAD
CONCEPT PLAN

Limited Record

•Title 4 Industrial lands
•Transportation

– TSP adopted August 2013

•Utilities
– Sewer Master Plan adopted Nov 2014
– Water Master Plan adopted Feb 2012
– Stormwater standards adopted May 2015

• Police/ Fire Services



BEAVERCREEK ROAD
CONCEPT PLAN

Overview

Re-open the record for the limited purpose of 

addressing the protection of the Title 4 lands, 

inserting the recently implemented transportation 

system plan and public utility plans, identifying 

transportation improvements and addressing police 

and fire services.



BEAVERCREEK ROAD
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Concept Plan Goals
1. Complete and Sustainable Community
2. Model of Sustainable Design
3. Green Jobs
4. Sustainable Industries
5. Natural Beauty
6. Multi-Modal Transportation
7. Safety Along Beavercreek Road
8. OCHS and CCC
9. Unique Sense of Place
10. Ecological Health



Embrace the Vision, Goals and Principles  
Overall Vision: “Create A Complete and Sustainable Community”

CAC Goals:
• “Be a model of sustainable design, development practices, planning and innovative thinking”
• “Incorporate the area’s natural beauty into an ecologically compatible built environment”
• “Integrate Systems – Integrate ecological and man-made systems to maximize function, efficiency and 

health”
• “Have a unique sense of place created by the mix of uses, human scale design, and commitment to 

sustainability” 
• “Ecological Health – Manage water resources on site to eliminate pollution to watersheds and lesson impact 

on municipal infrastructure by integrating ecological and man-made systems to maximize function, efficiency 
and health” 

Principles and Strategies:
1

• “A sustainable stormwater management plan that supports low impact development, open conveyance 
systems, regional detention, and adequate sizing to avoid downstream flooding”

• “Open Space – Protect and Maintain a functioning green space network for a variety of uses”
• “Integrate Systems – Integrate ecological and man-made systems to maximize function, efficiency and 

health”
• “Watershed Health – Manage water resources on site to eliminate pollution to watershed and lesson impact 

on municipal infrastructures”

REVIEW OF CONCEPT PLAN
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CONCEPT PLAN



BEAVERCREEK ROAD
CONCEPT PLANFigure 2: Beavercreek Zone Subdistricts 
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Metro Code – Title 11
Planning for New Urban Areas

2007
• Annexation;
• Housing density;
• Variety of housing types;
• Housing affordability;
• Commercial/Industrial development;
• Transportation;
• Mapping;
• Public Facilities and Services;
• Schools;
• Urban Growth Diagram; and
• Plan Amendments.

2014
• Plan Amendments
• Design Types
• Annexation
• Housing density
• Housing affordability
• Schools
• Parks
• Transportation (RTP)
• Public Facilities and Services and 

Financing
• Industrial Lands (Title 4)
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Metro Code – Title 4
Industrial and Employment Land

3.07.410 Purpose and Intent 
3.07.430 Protection of Industrial Areas 

Please see letter from Metro addressing Title 4 
compliance and compliance with Metro’s 
Functional Plan
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Oregon City Comprehensive Plan

1. Plan implementation process.
2. Adequacy of the Plan to guide land use actions, 

including an examination of trends.
3. Whether the Plan still reflects community needs, 

desires, attitudes and conditions. This shall include 
changing demographic patterns and economics.

4. Addition of updated factual information including that 
made available to the City of regional, state and federal 
governmental agencies.
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Comprehensive Plan Goal 2.6

Ensure an adequate supply of land for major 
industrial employers with family wage jobs.

• This Goal is implemented through Policies 2.6.1 through 
2.6.8, which are addressed in the recommended findings.
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Statewide Planning Goals
Goal 1 - Citizen Involvement
Goal 2 - Land Use Planning
Goal 3 - Agricultural Lands and Goal 4 Forest Lands
Goal 5 - Open Spaces, Scenic and Historic Areas, and Natural Resources
Goal 6 - Air, Water and Land Resources Quality
Goal 7 - Areas Subject to Natural Disasters and Hazards 
Goal 8 - Recreational Needs
Goal 9 - Economic Development
Goal 10 - Housing
Goal 11 - Public Facilities and Services
Goal - 12 Transportation
Goal 13 - Energy Conservation
Goal 14 - Urbanization 
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Metro 2040 Concept 
Plan Design Types 

Metro Ord. 10-1244B
Dec. 16, 2010

151 ac. (121 net) of 
Industrial

Industrial

Outer 
Neighborhood
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2006 – 2007 Process Summary

• 12 CAC/ TAC meetings
• Study Area Site Visit
• 2 Open Houses
• Meeting with Metro – Employment Discussion
• Community Design Workshop Meeting
• Market Focus Group
• Sustainability Focus Group
• Website
• Project posters, signs, mailers
• 10 City Commission hearings
• 4 Planning Commission hearings
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Figure 5: Beavercreek Zone Connectivity Options
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Likely to be Funded TSP Projects 
Project # Project 

Description
Project Extent Project Elements Priority

D47 Meyers Road 
East extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Meyers Road from Beavercreek Road to the Meadow Lane Extension as an 
Industrial Minor Arterial. Between the Holly Lane and Meadow Lane extensions, 
add a sidewalk and bike lane to the south side of the street, with a shared-use path 
to be added on north side per project S19. Modify the existing traffic signal at 
Beavercreek Road 

Medium-term 

D54 Clairmont Drive 
extension 

Beavercreek Road to Holly 
Lane South Extension 

Extend Clairmont Drive from Beavercreek Road to the Holly Lane South 
extension as an Industrial Collector. Add a sidewalk and bike lane to the south side 
of the street, with a shared-use path to be added on north side per project S17. 

Long-term 

D55 Glen Oak Road 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Glen Oak Road from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Install a roundabout at Beavercreek Road (per project D39) 

Long-term 

D56 Timbersky Way 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Timbersky Way from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Add a sidewalk and bike lane to the south side of the street, 
with a shared-use path to be added on north side per project S20. 

Long-term 

D57 Holly Lane South 
extension 

Maple Lane Road to Thayer 
Road 

Extend Holly Lane from Maple Lane Road to Thayer Road as a Residential 
Collector. Add a sidewalk and bike lane to the west side of the street, with a 
shared-use path to be added on east side per project S14. Install a roundabout at 
Maple Lane Road (per project D37). 

Medium-term 

D58 Holly Lane South 
extension 

Thayer Road to Meyers Road Extend Holly Lane from Thayer Road to the Meyers Road extension as an 
Industrial Collector. Add a sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per project S15. 

Medium-term 

D59 Holly Lane South 
extension 

Meyers Road to the Meadow 
Lane Extension 

Extend Holly Lane from the Meyers Road extension to the Meadow Lane 
Extension as a Mixed-Use Collector. Add a sidewalk and bike lane to the west side 
of the street, with a shared-use path to be added on east side per project S16. 

Long-term 

D60 Meadow Lane 
extension 

Meadow Lane to Meyers Road Extend Meadow Lane to the Meyers Road Extension as a Mixed-Use Collector. 
Between Old Acres Lane and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-use path to be added on east 
side per project S21. 

Long-term 

D61 Meadow Lane 
extension 

Meyers Road to UGB (north 
of Loder Road) 

Extend Meadow Lane from the Meyers Road Extension to the UGB (north of 
Loder Road) as an Industrial Collector 

Medium-term 

D81 Beavercreek 
Road Upgrade 

Clairmont Drive (CCC 
Entrance) to Meyers Road 

Improve to Industrial Major Arterial cross-section Medium-term 

D82 Beavercreek 
Road Upgrade 

Meyers Road to UGB Improve to Residential Major Arterial cross-section Long-term 
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TSP Street & Intersection Expansions  
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TSP Conceptual Walking Solutions  
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TSP Conceptual Biking Solutions  
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TSP Shared Biking and Walking Solutions  
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Beavercreek Road 
• The concept plan specifies that Beavercreek Road will be improved as 

a green boulevard that will be a 5-lane arterial section to Clairmont, 
then a 3-lane arterial, with room for 5 lanes if needed, from 
Clairmont to the UGB. These projects on Beavercreek Road are 
included in TSP Table 2: Likely to Be Funded Transportation System as 
project D81 and D82. 
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Transportation System Plan / Traffic 
• Transportation Projects within the concept plan area will be 

development-driven and funded
• The TSP expands upon the Concept Plan by including preliminary 

construction cost estimates & financing options
• Multi-modal transportation links will be connected within the site as 

well as to the surrounding areas
• Land use reviews will support bus service by ensuring a mix of land 

uses, densities and design options that support public transportation 
and other alternative transportation methods 

• Ensure that local connectivity and off-street pedestrian routes link 
together in a highly connected pedestrian system that is safe, direct, 
convenient and attractive and improves pedestrian and bicycle safety 
along Beavercreek Road.

• Transportation Planning Rule. To meet the requirements of OAR 660-
012-0060, needed improvements & funding mechanisms have been 
identified to mitigate impacts of development in the area and shows 
that the mobility standards prescribed by the TSP, except where 
exempted, will be met.
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Transportation System Plan (TSP)
• The 2013 TSP also recognizes the limitations brought about by the limited 

availability of funding. 

• Despite the investments to the transportation system, intersection operating 
conditions at a few intersections (including the OR 99E/I-205 Northbound, 
OR 99E/I-205 Southbound, OR 213/Beavercreek Road, and I-205/OR 213 
intersections) will be continue to be congested by 2035.

• For purposes of evaluating the impact of proposed development that is 
permitted, either conditionally, outright, or through detailed development 
master plan approval, the OR 99E/I-205 SB Ramps, OR 99E/I-205 NB Ramps, 
OR 213/ Beavercreek Road, and I-205/OR 213 intersections shall be exempt 
from meeting the state mobility targets until solutions (beyond those 
included in the TSP) or alternative mobility targets are explored for the 
intersections.

• City and ODOT are to work together with Clackamas County to prepare and 
adopt alternative mobility standards.
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Acres*         Gross                 Net

North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56
Total ~453
*Acres are preliminary and rounded
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Source:  Table 2. BRCP Job & Housing Density Assumptions 7/10/2007
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Meetings
• Planning Commission Work Session 9/28/2015
• Citizen Involvement Committee 10/05/2015
• Natural Resources Committee 10/14/2015
• Transportation Advisory Committee 10/20/2015
• Parks & Recreation Advisory Committee 10/22/2015
• Caufield Neighborhood Association 10/27/2015
• Hamlet of Beavercreek 10/28/2015
• City Commission Work Session 11/10/2015
• Planning Commission Hearing #1 11/23/2015
• City Commission Hearing #1 12/02/2015
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Concept Plan: Land Use Areas

~igure 2: Beavercreek Zone Subdistricts 
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Recommendation
• Staff recommends that the Planning Commission provide 

approval of the Beavercreek Road Concept Plan, file LE-15-
0003. 

• Should the Planning Commission determine that additional 
information is required from staff, the Planning Commission 
should leave the public hearing open and continue the 
hearing to the December 14, 2015 Planning Commission 
date.
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Thank You
•Website:
•http://www.orcity.org/planning/landuse

case/le-15-0003-re-adoption-
beavercreek-road-concept-plan
•Pete Walter, Associate Planner
• (503) 496-1568
•pwalter@orcity.org

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org


Planning Commission

City of Oregon City

Meeting Agenda

625 Center Street

Oregon City, OR 97045

503-657-0891

Commission Chambers7:00 PMMonday, January 11, 2016

1. Call to Order

2. Public Comments

3. Public Hearing

3a. PC 15-251 Re-adoption of the Beavercreek Road Concept Plan (Planning File LE 

15-03)

Sponsors: Community Development Director Tony Konkol

Commission Report

Issues Matrix

Revised Findings for PC Jan 11.pdf

Paul Edgar Comments.pdf

ODOT Comments 12.28.2015.pdf

SFWB Letter 12.28.2015.pdf

Kosinski 12.14.2015 .pdf

All Comments and Exhibits from November 23 2015 .pdf

BRCP Summary Memo Nov 20.pdf

Attachments:

3b. PC 15-247 ZC 15-04: Zone Change, PZ 15-02: Amendment to the Comprehensive 

Plan and CP 15-02: Master Plan Amendment

Sponsors: Planner Laura Terway

Commission Report

Revised Staff Report ZC 15-04, PZ 15-02 and CP 15-02 Staff Report

Exhibit 1: Vicinity Map

Exhibit 2: Application

Exhibit 2: Proposed Master Plan

Exhibit 2: Site Plan

Exhibit 2: Vicinity Map

Exhibit 2: Tax Lots

Exhibit 2: Natural Resources and Topography

Exhibit 2: Lighting Plan

Exhibit 2: Circulation, Access and Parking

Exhibit 2: Landscape Area

Attachments:
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http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3651
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=0ce283ab-f1a6-44c3-bc43-84c4e6ebc7e9.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=55ee1852-7513-41c9-a258-20285a5bc1ce.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=f3e06184-b259-47d7-ab92-51f603149b0e.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=62a77ccf-2f2e-4ffb-850e-40348674a191.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=fad99273-43fd-4834-8dc9-466d6a895e40.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=2874c015-6e40-49d3-86d3-6c5681b6627f.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=28ac9957-cdad-4e8c-8ab0-8f61eebf61b3.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=67140ef3-3d7c-4d7c-a4f2-99cd56ad745e.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=9f9b377b-0c45-409d-a3ed-d51daa4317dd.pdf
http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3638
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=82e90f27-86a7-4ef6-8686-7cf75f951a6b.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=9cb1fa54-1205-409e-b85d-328ac15493ad.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=2c88ff9e-7000-4b3f-9fd3-c83d5c2351cd.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=92bb8d39-d078-40d3-9b38-5b9abfbe120a.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=477014d1-090a-4f9c-aac5-de4eb6b501b1.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=5262fc1a-92d3-4893-bf6c-19fdc5e5d40a.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a6bb4183-50f1-4862-beac-886009136531.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=4ad97bbf-5291-45bf-830f-885be812f8c2.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=9864e7ce-bf0c-4927-aef3-aed3b0a4fba1.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=9767164a-2435-41ac-933f-e140e5a6c625.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=50c33a7c-f284-46ac-9ed7-62539ad28f31.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=84d9949f-d906-43e5-9431-845db07a2314.pdf
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Exhibit 2: Signed Land Use Application Form Final

Exhibit 2: Vicinity Map_Final_8.5x11 B&W

Exhibit 2: Appendix A 2012 Master Plan Transportation Impact Analysis

Exhibit 2: Appendix B 2012 Civil Engineering Narratives

Exhibit 2: Appendix C 2015 Transportation Impact Analysis for Zone 

Change

Exhibit 2: Appendix D 2012 Notice of Decision and Conditions of 

Approval

Exhibit 2: Appendix E Photos of Existing Conditions

Exhibit 2: Appendix F Neighborhood Meeting Documentation

Exhibit 2: Appendix G Pre-Application Notes

Exhibit 2: Additional Information Submitted by the Applicant

Exhibit 2: Tax Lot 32E32AA - 400

Exhibit 2: Tax Lot 22E32AB - 16

Exhibit 2: Tax Lot 22E32AC - 101,201 & 7200

Exhibit 2: Supplemental Findings for Statewide Planning Goals

Exhibit 3: Comments from John Replinger of Replinger and Associates, 

City Consultant

Exhibit 4: Comments from Wes Rodgers, Director of Operations at the 

Oregon City School District

Exhibit 5: Comments from Alex Bursheim, Early Head Start Family 

Coach for the Clackamas County Children’s Commission

Exhibit 6: Comments from Craig and Tiffany Gillespie

Exhibit 7: Comments from Grant O’Connell with TriMet

Exhibit 8: Comments from Mike Roberts, Building Official for the City of 

Oregon City

Exhibit 9: Staff Report for Master Plan file CP 11-01 with Excerpt 

Exhibits

Exhibit 10. Information submitted at the November 9, 2015 Planning 

Commission Hearing

Exhibit 10. Video of the November 9, 2015 Planning Commission 

Hearing

Exhibit 11. Housing Technical Report (2002)

3c. PC 15-248 ZC 15-03: Zone Change and PZ 15-01: Comprehensive Plan 

Amendment

Sponsors: Planner Laura Terway

Commission Report

Revised ZC 15-03 and PZ 15-01 Staff Report

Exhibit 1: Vicinity Map

Exhibit 2: Application Form

Exhibit 2: Applicants Narrative

Exhibit 2: Supplemental Narrative

Exhibit 2: Additional Information from the Applicant

Exhibit 2: Rezoning Area

Exhibit 2: Lot Concept Plan

Attachments:
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http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=2d275f95-44b3-4900-88b6-babd205c7c6d.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=2be191be-7535-4ecf-875b-d1605321e681.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=bf1dd9f1-2f55-494c-919a-c17aa2cbd05a.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=d9f04f8b-53f4-4c97-8df5-10d3c7de76dd.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=1ba64c5a-13d6-4818-be42-ac36e88e8ea2.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=bf5574a3-58a8-4822-93da-74b9430e067c.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=09e11970-c70f-4023-b281-4f78aa4df8a7.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=dab97aca-96cd-463a-8aa2-4efdfe0754a2.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=51bd5204-f9ba-4445-b559-6a74531f8150.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=36582708-0b1e-4197-9ecc-09005f960292.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=c1bf5801-f5a7-420c-ba53-53674ff9d658.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=796ec2bc-b81d-45f9-b29a-92ff3166ccf8.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=ee26ae6f-9f94-4246-bc1c-dfc1a4327d04.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a84af8fa-828d-41ed-8201-9d6bcc6d0aa6.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=b9e83597-4dac-415c-8463-f7a2c8438f3d.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a49d3b58-9a1f-4ea6-bc5e-02748ae7ec85.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=0084f016-c9d7-4dac-8d68-12d920ce9afe.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=5f830928-96e4-4ad3-9b7a-92b209013498.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=45aeb3dd-b830-4375-a109-f3f08e815fa4.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=3f2410a5-c267-43c5-a49c-df06dbf864ca.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=90c9894a-81f6-4a9e-8f45-895a3e07283a.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=a5baaa85-32bb-454a-bd08-54ed447b9192.pdf
https://oregon-city.legistar.com/Calendar.aspx
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=3a0b2026-346a-45c3-856b-93064e64f141.pdf
http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=3639
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=eff32f66-d0f2-4de6-a72a-9a4179809ebc.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=92b7e8f5-5b65-48b4-9bf4-78bab6944a80.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=0865bfe3-3075-4919-a104-4461c627ee31.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=c869d6d0-bec9-4547-87b2-df931f34c923.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=67cbfcb1-ad4a-4aba-8c0e-186bebe2cb87.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=4f6c395a-0786-483f-a335-9bc69e4dd92b.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=01409f20-283a-4e3f-a8f8-14bc4a1a1ad5.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=f9cf0e15-343c-4c9a-bf17-a67e37f34a32.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=56ec4aa0-5c87-418b-a1ef-a0cb484e06b7.pdf
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Exhibit 2: Example Structures on a Lot

Exhibit 2: Present Comprehensive Plan Designations

Exhibit 2: Present Zoning

Exhibit 2: TPR Analysis

Exhibit 2: Trip Cap Analysis

Exhibit 2: Trip Cap Memorandum

Exhibit 2: Neighborhood Meeting

Exhibit 2: Geologic Hazards Memorandum

Exhibit 2: Property Trios

Exhibit 2: Information which has Since been Revised

Exhibit 3: Comments from John Replinger of Replinger and Associates, 

City Consultant

Exhibit 4: Comments from Wes Rodgers, Director of Operations at the 

Oregon City School District

Exhibit 5: Comments from Ken Kent, Land Use Review Coordinator for 

Clackamas County

Exhibit 6: Comments from Mike Roberts, Building Official for the City of 

Oregon City

Exhibit 7: Comments from Joshua Brooking, Assistant Planner at 

ODOT

Exhibit 8. Staff Report for L 13-01 and L 13-02, adoption of the 

Transportation System Plan (without Exhibits)

Exhibit 9. Information submitted from the November 9, 2015 Planning 

Commission Hearing

Exhibit 9. Video of the November 9, 2015 Planning Commission 

Hearing

Exhibit 10. Housing Technical Report (2002)

4. Communications

5. Adjournment

_____________________________________________________________

Public Comments: The following guidelines are given for citizens presenting information or raising 

issues relevant to the City but not listed on the agenda.  

• Complete a Comment Card prior to the meeting and submit it to the staff member.

• When the Chair calls your name, proceed to the speaker table and state your name and city of 

residence into the microphone.

• Each speaker is given 3 minutes to speak. To assist in tracking your speaking time, refer to the 

timer at the dais.

• As a general practice, Oregon City Officers do not engage in discussion with those making 

comments.

 

Agenda Posted at City Hall, Pioneer Community Center, Library, and City Web 

site(oregon-city.legistar.com).

Video Streaming & Broadcasts: The meeting is streamed live on Oregon City’s Web site at 

www.orcity.org and is available on demand following the meeting. 

ADA:  City Hall is wheelchair accessible with entry ramps and handicapped parking located on the east 

side of the building. Hearing devices may be requested from the City staff member prior to the meeting. 

Disabled individuals requiring other assistance must make their request known 48 hours preceding the 
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http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=b598ba87-3280-4469-bf49-f31b9ca60b99.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=16921057-1e02-47f8-bfbb-5acc3eb099de.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=2ed13b18-cbc5-4c49-87ed-2a01f861b941.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=0506ef24-2956-45c2-87a9-a9162e065cd0.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=ffa179d2-748c-46b5-bac1-62b61395c569.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=16e8b515-bc1f-4d37-9be2-837fabb3d020.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=4e7c74b1-d58f-48a6-834e-2fd7537c5e34.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=07ff6402-7dfb-40ba-af6e-22d8445e71c3.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=04015b76-a17a-4943-9e8a-f2905c194e0e.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=ccb35195-17e9-44e4-98bf-b6877e48646d.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=6f28f1ed-1c12-4991-a119-53b72e3782ba.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=c16f3770-c870-4308-a147-7a1f8aface7f.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=5ed33e03-9d61-4a01-8564-95365b6ca426.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=9ea2dda5-5c27-4bdf-b58a-3b2d0a291567.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=7ed0f6ed-35c3-45ab-b562-e62814c605f3.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=249c09c6-dd75-410c-a58a-781f41d066f6.pdf
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=660e7052-c717-4103-8e48-bcafc6ad0000.pdf
https://oregon-city.legistar.com/Calendar.aspx
http://Oregon-City.legistar.com/gateway.aspx?M=F&ID=e5e35c15-0ae3-43a3-915c-e8deb3bab58f.pdf
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meeting by contacting the City Recorder’s Office at 503-657-0891.
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Staff Report

City of Oregon City 625 Center Street

Oregon City, OR 97045

503-657-0891

File Number: PC 15-229

Agenda Date: 11/23/2015  Status: Agenda Ready

To: Planning Commission Agenda #: 2a.

From: Community Development Director Tony Konkol File Type: Planning Item

SUBJECT: 

File LE-15-0003: Re-adoption of the Beavercreek Road Concept Plan.

RECOMMENDED ACTION (Motion):

Staff recommends that the Planning Commission provide approval of the Beavercreek Road 

Concept Plan, file LE-15-0003. Should the Planning Commission determine that additional 

information is required from staff, the Planning Commission should leave the public hearing 

open and continue the hearing to the December 14, 2015 Planning Commission date.

 

BACKGROUND:

Please see attached recommended findings for adoption of the Beavercreek Road Concept 

Plan. Additionally, please find attached the concept plan, title 4 maps, staff's latest powerpoint 

presentation to the City Commission, and letters from Clackamas Fire District #1, Oregon City 

Police Department and Oregon City School District.

This is the first evidentiary public hearing.

 

The Beavercreek Road Concept Plan was adopted by the City Commission in September, 

2007 and was subsequently appealed to the Land Use Board of Appeals and remanded to the 

City in August, 2008. In December of 2010  the Metro Council adopted Ordinance 10-1244B, 

which reduced the amount of land designated for industrial use in the Title 4 Employment and 

Industrial Areas Map to conform to the City's Beavercreek Road Concept Plan,  reflecting the 

determination that the region had sufficient employment capacity for the next 20 years. Due to 

various other legal challenges involving the regional UGB expansions, re-adoption of the plan 

was further delayed until 2015.

While the appeals process was on-going, several legislative updates to the City's public 

facilities plans, including sewer, stormwater, water and transportation system plans were 

adopted which refine much of the public facilities planning for the area within the Beavercreek 

Road Concept Plan. A summary of this information along with updated cost estimates for 

public facilities is included in the recommended findings.

 

The Concept Plan was created with the assistance of a 15-member Citizen Advisory 

Committee and 9-member Technical Advisory Committee. The recommended plan was 

reviewed during several public hearings before the Planning Commission and City 

Commission prior to final adoption in September, 2007.
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File Number: PC 15-229

 

The City applied for an extension to complete the Title 11 planning requirements for the 

concept plan area, which was approved by Metro and extended to June 30, 2014. The LUBA 

appeal raised numerous issues, including an inconsistency between the concept plan and 

Metro's Title 4 map, inadequate protection of industrial lands, deficiencies in the transportation 

infrastructure and other service inadequacies. After reviewing the issues raised, staff 

recommended that the City Commission remand the concept plan to the Planning 

Commission and re-open the record for the limited purpose of addressing the protection of the 

Title 4 lands, inserting the recently implemented transportation system plan and capital 

improvement plan identifying transportation improvements and addressing police and fire 

services.

 

To provide public information on the proposed plan re-adoption, planning staff has held 

worksessions with the Planning Commission and City Commission, and presented the plan to 

the Transportation Advisory Committee, Natural Resources Committeem, Parks and 

Recreation Advisory Committee, Citizen Involvement Committeee, Caufield Neighborhood 

Association and the Hamlet of Beavercreek.

 

A copy of the draft plan, Metro Title 4 map decision, and the powerpoint presentation for the 

November 10, 2015 City Commission worksession are attached for reference. The project 

website, which includes a link to the complete LUBA appeal record, is 

<http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concep

t-plan.>
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Planning Commission Issues Addressed - Public Hearing for Adoption of Beavercreek Road Concept Plan - L 15-03 

This matrix responds to issues raised at the November 23, 2015 Planning Commission Hearing. For video go to http://oregon-city.granicus.com/MediaPlayer.php?view_id=2&clip_id=1541 – BRCP is first item on agenda. 
Issue Specific Concerns Finding Page 

Ref#. 
Response Recommendation Issue 

Addressed? 

Citizen Concerns 
Job Creation • Cottage Industries – 

Reconsideration of Greater 
Cottage Manufacturing in 
residential zones 

• Live / Work 
• Home Occupations 
 

Page 11 • Adoption of the BRCP does not preclude the provision of cottage manufacturing or a greater 
variety of home occupations. 

• Recommendation can be included as part of 
implementing zoning. 

 

Goal 1 – 
Citizen 
Involvement 

• CIC not representative of 
citizens 

• 2 seats on CAC were 
unfilled by citizens, instead 
“filled by developers and 
officials”.  

• Goal 1 violation since over 
10 years ago. 

• Claim of “Strong Public 
Opposition to Plan”. 

 

Pages 4, 8 and 
13 

• CAC membership Roster indicates several county residents including Elizabeth Graser-Lindsey 
and Bob Nelson from outside the concept plan area 

• The record indicates good CAC audience participation from county and city residents  
• CAC meeting summaries show strong input from county residents – these meeting summaries 

are in the record.  
• A wide group of stakeholders included: 

o Property owners within the study area. 
o Oregon City High School and Clackamas Community College. 
o Neighbors, including those in the Caufield Neighborhood Association, Beavercreek 

Community Planning Organization (CPO), and other adjacent areas. 
o Service providers such as fire district, TriMet, utilities, school district, and parks district. 

• Outreach and response from citizen groups regarding the plan re-adoption has been largely 
positive and supportive 
 

• Continue to seek public input and provide public 
outreach post-adoption to address 
implementation of the plan regarding zoning, 
alternative mobility targets, green building and 
other core values identified by the CAC during 
the plan process.  

• Refer back to these issues during subsequent 
land use processes, including annexation, zoning, 
and development review. 

 

Need for 
Additional 
Industrial Land 

• Oregon City needs 
additional industrial lands 

Pages 9, 10, 18, 
31-32. 

• Metro Ord. 10-1244B, Uba staff report dated Ord. No. 10-1244B, explains that the 2009 Urban 
Growth Report found “there is adequate capacity inside the current UGB…to accommodate 
general employment and industrial job growth even at the high end of the employment forecast 
range.”  This report also notes a shortage of residential capacity and increasing the residential 
capacity within Beavercreek responds to that concern. 

• Market analysis done by EcoNorthwest included an inventory of available industrial and 
employment lands and concludes that it is not unreasonable to expect 150 acres of industrial 
and business park development to build out within the BRCP over a 20-year period.  (Rec. 1781) 

 

• Acknowledge Metro’s revised findings regarding 
Title 4 lands. 

• Recommendation can be included as part of 
implementing zoning to preserve and reserve 
Title 4 Industrial lands 

 

213 / 
Beavercreek 
Congestion 

• Grade Separated 
Interchange per 
ORDINANCE 92-1002 

• Memorandum of 
Understanding 

NA • This project was taken out of TSP with subsequent updates. 
• TSP updated 2013 acknowledges congestion resulting from BRCP development. 2013 TSP 

replaced and superseded all plans for grade separated interchange.  Funding roadways identified 
in the 2013 TSP and the BRCP will be accomplished through new development and 
reimbursement districts as well as through SDCs.   

• Alternative mobility measures, setting new standards for congestion, will be adopted before any 
zone changes that would allow trip generation to exceed that permitted under current zoning.  

• Develop the refinement plan as discussed in the 
TSP and work with ODOT to draft and adopt 
Alternative Mobility Targets.  

http://oregon-city.granicus.com/MediaPlayer.php?view_id=2&clip_id=1541


 

 
 

OAR’s 
regarding Air 
and Water 
Quality should 
apply with 
Statewide 
planning Goal 
6  

• City needs to address OAR 
660-015-0000 (6) 

• Waste and Process 
Discharges 

• North Plains LUBA appeal 

Page 23-24 
(Stormwater) 
Page 24  
(Solid Waste) 

• All development within the BRCP will be required to comply with the City’s recently amended 
Storm Water and Low Impact Development Storm Water Standards and these standards have 
been deemed to comply with the DEQ NPDES and Clean Water Act requirements.  All 
stormwater discharge from this site will meet applicable federal and state standards.  See 
OCMC Chapter 17.97.  Goal 6 is satisfied where there is a reasonable expectation that uses will 
be able to comply with state and federal environmental regulations.  Further, no state or 
federal standard directly regulates air quality in the Beavercreek area. 

• None. Acknowledged land use regulations and 
public works standards are in place and on-going. 

 

Landslide risk 
and Goal 7 

• Oregon City should lobby 
state and federal 
government to provide 
landslide insurance. 

• The city should regulate 
slopes at 15% or greater 
rather than slopes greater 
than 25%. 

• Amend TSP to remove 
Holly Lane 

Pages 16-17 • The City has no control over insurance coverage issues and no statewide planning goal, 
comprehensive plan policy or local code provisions that requires consideration of insurance 
issues. 

• Amendments to OCMC 17.44 to regulate steep slopes differently or to exclude projects from the 
City’s TSP are beyond the scope of BRCP re-adoption decision. 

• None. Policies are in place and on-going. 

 

Water 
Shortages 
During 
Drought  
 

• Water Supply Pressure 
• CRW district serving area 

violates WMP 
• CRW letter to Clackamas 

Board of Commissioners 
 

 

Pages 22-23 • See attached letter from SFWB regarding water supply 
• Adequate water facilities and services can be made available concurrent with development. 
• Water facilities shall supply adequate water pressure in compliance with Oregon City’s Water 

Distribution System Design Standards for fire flow protection and domestic water service.  
• CRW / Oregon City have joint service agreements to serve certain areas within the city, this does 

not violate WMP.  As development occurs in these areas, the City’s water distribution system is 
extended and CRW withdraws from serving these areas and transfers service to the City. 

• Water service to the development shall be from the City of Oregon City’s water distribution 
system from a proposed new City pipeline in Beavercreek Road.   

• The City will continue to work with CRW and 
SFWB to encourage water conservation 
methods by water users in accordance with 
regionally adopted Water Management 
Conservation Plans: See – also 

• http://www.orcity.org/publicworks/public-
education-and-oregon-citys-water-quality-
program 

• http://www.crwater.com/conservation/  
• http://www.sfwb.org/index.php/conservation 

 

Reservoir 
Costs 

• Funding mechanism for 
water reservoirs have not 
been identified 

Page 22 • Funding improvements, including reservoirs, have been identified in the water master plan 
necessary to serve Beavercreek including SDCs, development funded improvements and 
reimbursement districts. 

• Continue to explore funding alternatives as development proposals come forward and become 
further refined 

• Continue to plan and budget for construction of WMP capital improvements, including the 
capital improvements listed for future BRCP development utilizing funding mechanisms 
identified for development such as SDCs. 

• None. Policies are in place and on-going. 

 

Sewer System 
Capacity and 
Connections 

• Cross-Basin Connections 
• Sewer – Bolted Down 

Manholes – Claims of 
“Frequent Sewer Backups” 

• “No funding to fix sewer” 
• Cross-Basin connection 

violates WMP 
 

Page 20 • SSMP, Appendix I: Glen Oak Road Analysis, Section 4: Conclusion and Recommendations, 
provides for an overall recommendation to convey flows from the Beavercreek Road Concept 
Plan Area through a new sewer extension constructed in Beavercreek Road.  This analysis also 
provides routing scenarios to convey a portion of the BRCP area flows to another basin as an 
interim alternative until the new Beavercreek Road sewer is constructed. Therefore the cross-
basin connection previously approved does not violate the SSMP and that decision is not before 
the City. 

• None. Policies are in place and on-going. 

 

http://www.orcity.org/publicworks/public-education-and-oregon-citys-water-quality-program
http://www.orcity.org/publicworks/public-education-and-oregon-citys-water-quality-program
http://www.orcity.org/publicworks/public-education-and-oregon-citys-water-quality-program
http://www.crwater.com/conservation/
http://www.sfwb.org/index.php/conservation
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BEFORE THE CITY COMMISSION  
 
In the Matter of    ) 
Adoption of the     )  Findings of Fact 
Beavercreek Road Concept Plan   ) 
ON REMAND    )   
File No. LE-15-0003    ) 
 
I. INTRODUCTION 
 
This matter comes before the City Commission (Commission) of Oregon City to approve the 
Beavercreek Road Concept Plan on remand.   
 
After a review of the facts, including the Metro Ordinance 10-1244B and the City’s recently 
adopted transportation and utility master plans, the City Commission finds that the applicable 
decision-making criteria are satisfied. Therefore, the City Commission APPROVES the above-
referenced plan amendments.  Unless otherwise provided for, these plan amendments shall take 
effect on Jan 1, 2017 or upon adoption of zoning regulations implementing these plan 
amendments, whichever comes first.   
 
The Commission summarized the benefits of this plan in 2008 as follows:  
 
The Beavercreek Road Concept Plan (BRCP) is a guide to the creation of a complete and 
sustainable community in southeast Oregon City.1  The concept plan includes 453-acres located 
along the east side of Beavercreek Road from Old Acres Lane, north to Thayer Road. The majority 
of the site (245 acres) was added to the UGB in December of 2002 and an additional 63 acres were 
added in 2004.  The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.  
During the update of the Oregon City Comprehensive Plan in 2003, Policy 2.6.8 was adopted 
acknowledging the jobs-related importance of the site to Oregon City and the region, while also 
allowing flexibility in the project area’s land use.  Comprehensive Plan policy 2.6.8 states: 

 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which is approved as an amendment to the 
Comprehensive Plan, would guide zoning designations.  The majority of these lands should 
be designated in a manner that encouraged family-wage jobs in order to generate new jobs 
and move towards meeting the City’s employment goals.  

 
The BRCP furthers this end by creating an area where residents can work, as well as live by 
providing a diverse mix of uses (an employment campus north of Loder Road, mixed use districts 
along Beavercreek Road, and two mixed use neighborhoods) all woven together by open space, 
trails, a network of green streets and sustainable development practices - all attributes necessary 
to provide a successful family-wage employment area.  Transit-oriented land uses will be 
strategically located to increase the feasibility of transit service in the future. Specifically, the 
                                                 
1 Please see bottom of page 8 for further explanation and also LUBA Record No. 2008-170, PP 1837-1862. The 
overall vision for the concept plan is to create “A Complete and Sustainable Community”. The  Citizen Advisory 
Committee - Sustainability Focus Group utilized the definition of sustainability originally developed by the United 
Nations Brundtland Commission: “A sustainable society meets that needs of the present without sacrificing the 
ability of future generations to meet their own needs”. 
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Mixed Employment Village, Main Street and Mixed Use Neighborhoods will be walkable and 
transit supportive through their proximity to Beavercreek Road, CCC and the High School. The 
plan has been carefully crafted to create a multi-use community with a mix of transit-oriented land 
uses that has synergistic relationships with Clackamas Community College, Oregon City High 
School and adjacent neighborhoods.  
 
II.  FACTS  
 
A.  Concept Plan History 
 
In September, 2008, the Oregon City Commission adopted Ordinance No. 07-1008 adopting the 
Beavercreek Concept Plan (BRCP) and its ancillary documents to the Oregon City 
Comprehensive Plan.  The decision was subsequently appealed to the Land Use Board of 
Appeals (LUBA), LUBA No. 2008-170.  Although a wide-ranging series of arguments were 
presented before LUBA, they largely focused on whether the BRCP was consistent with Metro 
Code provisions relating to the designation of significant industrial lands, whether the Metro 
Code and comprehensive plan policies relating to utility and facility adequacy were satisfied, and 
lack of adequate citizen participation in the process.  In August, 2009, LUBA found that the 
BRCP designation of approximately 74 acres out of the total 308 acres that were designated by 
the Metro Code for an Industrial design type uses required remand.  LUBA did not respond to 
any of the other arguments. 
 
In December 2010, Metro adopted Ordinance No. 10-1244B that, in addition to expanding the 
urban growth boundary in portions of Washington County, it amended the Title 4 Industrial and 
Other Employment Areas Map to show changes to design-type designations to conform to new 
comprehensive plan designations by cities and to needs identified in the 2009 Urban Growth 
Report.  See Attachment 3, Gerry Uba staff report.  Metro’s decision was acknowledged by the 
Land Conservation and Development Commission in LCDC Approval Order 12-UGB-001826.  
The decision was then appealed to the Oregon Court of Appeals by the same petitioner who 
challenged adoption of the BRCP as well as others who opposed the UGB expansion.  
Resolution of the case was stayed pending resolution of the case considering Metro-area urban 
and rural reserves entitled Barkers Five v. LCDC.  In February, 2014, the court remanded 
LCDC’s decision in the Barkers Five case.   The legislature responded by enacting House Bill 
(HB) 4078 (2014) (Or Laws 2014, ch 92), making numerous amendments to ORS chapter 197 
and validating Metro’s adoption of Ordinance No. 10-1244B.  In August 2014, the Oregon Court 
of Appeals dismissed all challenges relating to Ordinance No. 10-1244B, finding that the 
amendment to state law established the UGB for Clackamas County as well and therefore, all of 
the challenges were moot.       
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B. BRCP Acreage at a Glance 
The following table illustrates the estimated gross and net acreage within the BRCP area for the 
respective land use areas in the BRCP, organized by UGB expansion date. These acreages are 
based on a GIS analysis of the adopted hybrid plan using polygons, and should be considered 
approximate. 
 

 Pre 2002 UGB 2002 UGB 2004 UGB 
 

BRCP Land Use 
Designations 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Gross 
Acres 

Net 
Acres 

Total 
Acres 

North Employment 
Campus (Industrial) 51.43 39.36 121.81 75.14   173.24 
Mixed Employment 
Village 11.88 11.88 14.45 14.39   26.33 
Mixed Used 
Neighborhood (East 
+ West) 49.46 46.68 21.64 21.28 30.79 30.79 101.89 
Resource and Natural 
Areas (Low Imp + 
Natural) 1.04 1.04 57.29 15.18 29.17 17.66 87.50 

Main Street 7.00 7.00 3.18 3.12   10.18 

Right of Way 29.26 25.96 24.84 20.09 4.18 4.18 58.40 

        

BRCP Total Acres 150.08 131.92 243.21 149.21 64.13 52.63 457.54 
Metro Title 4 
Industrial Land 59.74 46.05 160.67 77.80   220.41 

 
The majority of the site (approximately 245 acres) was added to the UGB in December of 2002 
and an additional approximately 63 acres were added in 2004.  The remaining acreage was in the 
UGB and/or Oregon City limits prior to 2002. The 220.41 acres of Title 4 industrial land is 
estimated to yield approximately 123 acres. 
 
 
III. The Process and Applicable Approval Standards 
 
The City of Oregon City proposes to re-adopt the BRCP without any amendment. New BRCP 
comprehensive plan map designations and development code and zone changes are not proposed 
at this time. The BRCP policies will not go into effect until the new BRCP comprehensive plan 
and zoning designations apply to specific parcels.   
 
State law and the Oregon City Municipal Code do not specifically address the applicable 
procedures on remand, leaving the City Commission with considerable discretion.  The City’s 
only obligation is to address the issues on remand from LUBA.  Given that LUBA did not 
respond to all of the issues and that the City has implemented a number of relevant utility master 
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plans since 2009, it makes sense to re-open the record only for the purposes raised in the 
arguments presented by the petitioner in the LUBA appeal.  These issues can be summarized as 
Metro Code Title 4 requirements and public utility and service infrastructure planning 
requirements as discussed in greater detail below.  All written and oral testimony that does not 
relate to these limited purposes as preserved in the LUBA case, will be rejected and not 
considered by the City during its review.   
 
As for the applicable approval criteria, as a legislative decision, the fixed goal post rule, ORS 
227.178(3)(a), does not apply and as a result, these findings respond to the Metro Code Title 4 
and Title 11 provisions currently in place.      
 
Adoption of the BRCP is subject to all of the applicable Statewide Planning Goals including Goal 
12 – Transportation, and the State Transportation Planning Rule (OAR 660-012-0060) or TPR. 
Please see findings starting on Page 24 for compliance with Goal 12. In order to meet the 
requirements of this regulation, needed improvements and funding mechanisms have been 
identified for properties within the Concept Plan area that will mitigate impacts of the amendment 
in a manner that avoids further degradation to the performance of the transportation facilities. TPR 
compliance also identifies the need for the City to develop a refinement plan to draft alternative 
mobility targets for regional ODOT facilities that are affected by new development within the city. 
The proposed transportation infrastructure improvements, financing and funding estimates, 
identified in the Plan, along with future amendments to the Transportation System Plan and Capital 
Improvement Plan provide adequate basis to limit development until compliance with the 
Transportation Planning Rule is shown.  
 
Oregon City must comply with the relevant portions of Metro’s Urban Growth Management 
Functional Plan (Functional Plan). The Functional Plan is a regional land use plan that implements 
the 2040 Growth Concept. The Concept Plan is required to comply with Metro’s title 11 
requirements regarding residential density. Findings regarding Metro Title 11 are detailed below. 
 
IV. Public Involvement and Public Comment  
 
The Concept Plan was developed by a 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC).  The committees met twelve times between June 
2006 and July 2007. There was broad support on the CAC for the hybrid plan. In addition to the 
committee meetings, the public involvement process included a study area tour for CAC and TAC 
members, two public open houses, market focus group, sustainability focus group, employment 
lands coordination with Metro, Community Design Workshop, a project website, project posters, 
informational sign, email notice and extensive mailings to property owners and interested parties 
prior to each meeting and public event.  Notice of the public hearing for the proposal was published 
in the newspaper and mailed to all Oregon City property owners on June 22, 2007, in accordance 
with the requirements of Measure 56.  The Planning Commission took public testimony at three 
hearings on September 24, 2007, October 22, 2007, and November 12, 2007.  In addition to 
reviewing all of the evidence in the record, the City Commission also took public testimony at its 
hearings on January 16, 2008, March 5, 2008, March 19, 2008 and April 16, 2008.  
 
For the re-adoption, planning staff held additional meetings to provide information and receive 
input on the Plan process: 
Planning Commission Work Session   09/28/2015 
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Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
Planning Commission Hearing #1   11/23/2015 
City Commission Hearing #1   12/02/2015 
 
 
V. DECISION-MAKING CRITERIA:  
 
A. Comprehensive Plan Criteria 
 
The following considerations, goals and policies apply to amendment of the Comprehensive Plan 
and Concept Plans. 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Section 2 – Land Use of the 2004 Oregon City Comprehensive Plan indicates that the regular 
review and updated of the Comprehensive Plan should consider the following: 
  

1. Plan implementation process. 
2. Adequacy of the Plan to guide land use actions, including an examination of trends. 
3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 

include changing demographic patterns and economics. 
4. Addition of updated factual information including that made available to the City of regional, state 

and federal governmental agencies. 
 
B. Statewide Planning Goals 
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it must 
comply with applicable statewide planning goals. The analysis below is provided for the City and 
the public to understand how the proposed update complies with Statewide Planning Goals. 
 
C. Metro Title 11. 
 
Concept Plans are regulated by Title 11 in Metro’s Urban Growth Management Functional Plan. 
Title 11 and Concept Plans are intended to lay a foundation for urbanization of areas added to the 
region’s Urban Growth Boundary (UGB) in a way that reasonably provides public facilities and 
services, offers transportation and housing choices, supports economic development, and protects 
natural resources. The following land use elements of Metro’s Title 11 regulations governing 
concept planning within Metro’s jurisdiction, “3.07.1120 Urban Growth Boundary Amendment 
Urban Reserve Plan Requirements” which generally include the following: 
 

A. Annexation;  
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B. Housing density; 
C. Variety of housing types; 
D. Housing affordability; 
E. Commercial/Industrial development; 
F. Transportation; 
G. Mapping; 
H. Public Facilities and Services; 
I. Schools; 
J. Urban Growth Diagram; and 
K. Plan Amendments. 

 
IV. ANALYSIS AND FINDINGS  
 
A. Comprehensive Plan Criteria 
 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 
 
Another method of Plan maintenance and updating is a continuous technical review of the Plan by the 
Planning staff. This review and any subsequent recommendations for Plan updating should be presented 
to the Neighborhood Associations, Planning Commission and City Commission for input and discussion in 
the same manner as requested Plan changes.  The continuous review should consider: 
 

1. Plan implementation process;  
 
Analysis: The main reason for amending the Comprehensive Plan is to adopt and implement the 
new BRCP in response to Metro Title 11 Requirements, and to guide appropriate comprehensive 
plan designations and zoning for the area. The concept planning process was initiated in order to 
ensure the appropriate mix of uses in the concept plan area, and so that public facilities and services 
can be planned to serve future development within the study area. 
 
Completion of the concept plan and amendment of the Comprehensive Plan complies with the 
City’s Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which 
provides that the City plan for public services to lands within the Urban Growth Boundary through 
adoption of a concept plan and related Capital Improvement Program, as amendments to the 
Comprehensive Plan.  The BRCP and regulations are in compliance with Metro’s Functional Plan 
and the amendments to the comprehensive plan must be adopted through DLCD’s post-
acknowledgement process. 
 
The City finds this criterion is satisfied. 
 

2. Adequacy of the Plan to guide land use actions, including an examination of trends.  
 
Analysis: The Existing Conditions report of the Concept Plan includes detailed market, 
infrastructure, transportation system, natural resources, demographics and industrial lands 
analyses in order to determine trends to guide future land use actions.  The results of this analysis 
need to be incorporated into the Comprehensive Plan. The plan provides a thorough explanation 
of the existing conditions pertaining to this analysis and provides recommendations and 
preliminary cost estimates for improvements that will be necessary in order for the concept plan 
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to be carried out. These cost estimates have subsequently been updated in the city’s public 
infrastructure and transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
The Comprehensive Plan amendments are necessary in order for land use actions to be carried out 
within the concept plan area subsequent to the annexation of property.  Adoption of the concept 
plan does not rezone property within the planning area until said property is annexed into the City 
and the implementing zoning regulations are in place.  Comprehensive Plan map designations, 
relevant code amendments, and text and maps are required when these events take place. Likewise, 
the amendments to the ancillary documents and plans assure that the necessary improvements in 
the concept plan may be incorporated into the appropriate ancillary plan, as well as be included in 
the City’s Capital Improvement Program and Transportation System Plan. 
 
The Concept Plan provides a comprehensive and cohesive guide to future development in three 
parts: 
 

1) Framework plan maps, goals and policies – These elements are adopted as 
part of the Oregon City Comprehensive Plan. Compliance with the Plan is 
required for all land use permits and development beyond that allowed by 
existing land use regulation.  The framework plan is comprised of 
generalized maps and policies that integrate land use, transportation, open 
space and green infrastructure.  The framework maps and policies are 
supported by detailed code and requirements for master planning and design 
review.  This approach sets a broad framework and intent on the figures and 
text in the Plan that ensures that the vision, goals and standards are required 
in all land use decisions, provides flexibility in site specific design and 
implementation and allows for phased development over a longer period of 
time. 

 
2) Ancillary report materials – The descriptive text, graphics and technical 

appendix of this report are adopted as an “ancillary document” to the 
Comprehensive Plan, which provides “operational guidance to city 
departments in planning and carrying out city services” (Oregon City 
Comprehensive Plan, page 4).  These documents include information for 
updating the City’s utility master plans and Transportation System Plan. 

 
3) Development code amendments – Revisions to the development code are 

being prepared as part of the Concept Plan.  Once final, it will be adopted 
as part of the Oregon City Municipal Code.  Compliance with these 
amended provisions will be required for all land use permits and 
development.   

 
The opportunities and constraints, market, infrastructure, natural resources and buildable lands 
analysis provided in the BRCP provide an adequate factual basis for determining trends within the 
study area. Following adoption of the BRCP, amendments to the Zoning Code, Comprehensive 
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Plan and Ancillary Documents will provided an adequate basis for making future land use decision 
and can be found in compliance with this criterion. 
 
The City finds this criterion is satisfied. 
 

3. Whether the Plan still reflects community needs, desires, attitudes and conditions. This shall 
include changing demographic patterns and economics.  

 
Analysis: Citizen input was critical to ensure that the community’s desires and attitudes would be 
reflected in the Concept Plan.  A public involvement program was developed and conducted from 
June 2006 through July 2007.  A 15-member Citizen Advisory Committee (CAC) and 9-member 
Technical Advisory Committee (TAC) developed the concept plan.  The purpose of the CAC was 
to serve as the forum for stakeholder representatives to work with each other and act as an advisory 
body to the Consulting Team, City Staff, Planning Commission, and City Commission regarding 
the Concept Plan. The CAC comprised city residents, representatives of neighborhood 
associations, residents of the Hamlet of Beavercreek, local businesses, the development 
community, property owners within the study area, the school district, Clackamas Community 
College, Transportation Advisory Committee, environmental interests, and the Planning 
Commission.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus, which is consistent with Metro’s intent and similar to Oregon 
City’s existing Campus Industrial designation, about 29 acres of Mixed Employment Village and 
Main Street, which allows a variety of uses in a village-oriented transit hub and mixed use 
neighborhoods to the south that also provide jobs tailored to the neighborhood setting. 
 
The TAC included representatives from Metro, Clackamas County, ODOT, Tri-Met, DLCD, and 
City Planning Staff. Twelve meetings were held over the 13 months and there were two open 
houses, a market and sustainability focus group and a design workshop that were intended to 
provide information to citizens and to solicit their input.  
 
For the 2015 re-adoption process, planning staff held additional meetings to provide information 
and receive input on the BRCP process with the following groups: 
 
Planning Commission Work Session   09/28/2015 
Citizen Involvement Committee   10/05/2015 
Natural Resources Committee   10/14/2015 
Transportation Advisory Committee   10/20/2015 
Parks & Recreation Advisory Committee  10/22/2015 
Caufield Neighborhood Association   10/27/2015 
Hamlet of Beavercreek    10/28/2015 
City Commission Work Session   11/10/2015 
 
The overall vision for the concept plan is to create “A Complete and Sustainable Community”, 
and the CAC utilized the definition of sustainability originally developed by the United Nations 
Brundtland Commission:  
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“A sustainable society meets that needs of the present without sacrificing the ability of 
future generations to meet their own needs”.  

 
Based on public input, the committee created 10 Project Goals and 10 Principles of Sustainable 
Community Design that were used in the visioning and development of the concept plan.  The 
Goals and Principles are on pages 7 and 8 of the Concept Plan.  Utilizing these Goals and 
Principles, the committee created several alternative plans that were reviewed and combined into 
one preferred alternative plan, which is identified as the BRCP.  The Plan has land use and 
transportation connections that support future transit, trails and greenspaces have been crafted to 
provide direct and convenient internal pedestrian connections and link to the broader regional 
network, lower densities near the edges and buffer treatments have been incorporated and a street 
network that provides for internal circulation. In accordance with the TSP and RTP, the access 
management approach envisioned in the plan will minimize impacts and access points on the 
Beavercreek Road corridor, and provides for parallel future connections to the north and south..  
 
The BRCP meets the needs of Oregon City for providing employment lands, which are greatly 
needed.  The Plan provides 156 net acres of employment lands in two forms: 127 net acres of tech 
flex campus industrial (Title 4) land and 29 acres of more vertical mixed use village and main 
street employment.  The employment land is incorporated into a sustainable, complete community 
that includes jobs, varied housing types, green streets, open spaces, trails, mixed uses, focal points 
for activity, linkages to logical streets and activity centers (Clackamas Community College and 
Oregon City High School) and access to nature.  Once the plan has been adopted and 
acknowledged, the City will develop and apply appropriate zoning designations to implement the 
concept plan areas. The concept plan is a reflection of the needs, desires, and attitudes of the 
Citizen Advisory Committee and represents the conditions, vision, direction and improvements 
that are necessary to accommodate the changing demographics and economics of the community. 
 
The adoption of Metro Ordinance 10-1244B by the Metro Council of the amended Title 4 map for 
the Beavercreek Road area reflect updated economic conditions and employment land needs for 
the region and city. Based on the citizen outreach and input received during the Plan development 
process and throughout the re-adoption process, the BRCP document still reflects community 
needs, desires, attitudes and conditions including changing demographic patterns and economics. 
 
The City finds this criterion is satisfied. 
 

4. Addition of updated factual information including that made available to the City by regional, state 
and federal governmental agencies.  

 
Analysis: The proposed changes respond to needs revealed by the Buildable Lands Inventory for 
the concept plan and where updated and affirmed in 2010 through Metro’s adoption of Ordinance 
No. 10-1244B. These needs are documented in the technical appendix on housing and economic 
development, as well as in the background discussions in each of the Comprehensive Plan 
elements.  Participation on the TAC by representatives of Metro and the State Department of Land 
Conservation and Development informed the Regulatory Framework which the Concept Plan must 
comply with, including the primary elements: Governance, Housing, Transportation and 
protection of Natural Resources.  For example, policies support the provision of a variety of 
housing types and income levels, creation of mixed use zones to encourage more employment and 
housing, and the designation of Metro Design Types (Industrial and Employment). Metro data and 
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the City’s own GIS data was utilized to develop a variety of maps, notably the habitat conservation 
areas, steep slopes areas, urban growth potential, transportation (street system, transit, functional 
classification, street sizing, bicycle and pedestrian needs, trails), water, stormwater and sewer 
system maps.  Policies in the Concept Plan support Metro and DLCD requirements and factual 
information is reflected in the BRCP.  
 
The City finds this criterion is satisfied. 
 
 
Oregon City Comprehensive Plan Goal 2.6 - Industrial Land Development 
Ensure an adequate supply of land for major industrial employers with family-wage jobs. 
 
Adoption of the BRCP will ensure an adequate land supply for major industrial employers, 
consistent with regional employment land goals adopted by Metro. Goal 2.6 is further implemented 
by the following Policies 2.6.1 through 2.6.8: 
 
Policy 2.6.1 
Work with Metro to ensure that there is enough land available within the Urban Growth Boundary 
to meet the need for industrial and/or commercial development. If there is not enough, identify 
areas outside the boundary that may be appropriate to annex. The selection of these areas will be 
based on market factors, protection of environmentally sensitive areas, compatibility with 
adjoining and nearby uses, public facilities and infrastructure, proximity to expressways and 
transit, site requirements of specific types of industries, and the desires of the property owners. 
 
Analysis: Metro has determined that the proposed plan provides an adequate amount of Title 4 
employment land within the UGB. Reflecting changes in employment needs and demands between 
the Metro 2002 Urban Growth Report (UGR) –Employment, and the 2009 UGR - Employment, 
Metro’s 2009 assessment found there is adequate capacity inside the current UGB to accommodate 
the next 20 years of general employment and general industrial job growth even at the high end of 
the employment forecast range. The subsequently adopted change to the Title 4 Employment and 
Industrial Areas map conformed the map to the updated information about employment needs in 
the 2009 UGR (Employment). This change also responded to the identification of a need for 
residential capacity in the 2009 UGR (Residential) by increasing the residential capacity of the 
Beavercreek planning area by 36 dwelling units above the level expected at the time the Metro 
Council added the areas to the UGB. Metro adopted the revised Title 4 map with passage of 
Ordinance 10-1244B, Exhibit D, on December 6, 2010. According to this map, which is consistent 
with the hybrid plan, the 151 gross acres on the revised map will supply approximately 121 net 
acres of employment land.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.2 
Ensure that land zoned or planned for industrial use is used for industrial purposes, and that 
exceptions are allowed only where some other use supports industrial development. New non-
industrial uses should especially be restricted in already developed, active industrial sites. 
 
Analysis: zoning will be developed to implement the BRCP and Metro Title 4. This zoning will 
be applied to the employment lands within the UGB following annexation of lands to restrict non-
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industrial uses within the area identified as NEC North Employment Campus and ensure that land 
is reserved and preserved for industrial use. Existing CI-Campus Industrial zoned land within the 
BRCP area specifically limits non-industrial land uses to support industrial land supply. It is 
anticipated that zoning similar to the CI zone district will be applied to newly annexed employment 
land  that currently does not have city zoning. 
 
The City finds this criterion is satisfied. 
 
Policy 2.6.3 
Protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses by 
limiting non-industrial community uses, such as schools, parks, and churches on such properties 
and by limiting larger commercial uses within those areas. 
 
Analysis: As stated above, the zoning of the property in the North Employment Campus will be 
the same as or similar to the current CI – Campus Industrial zone. Commercial uses within the 
northern employment campus would be limited to some upper limit, similar to the CI zone, which 
currently restricts retail sales and services to no more than ten percent of the net developable 
portion of all contiguous industrial lands. Clackamas Community College and Oregon City School 
District do not anticipate the need for additional land within the BRCP area. Religious land uses 
are not listed as a permitted use in the CI zone, but could be permitted as conditional uses on 
mixed-use lands in the southern part of the BRCP area. Taken together, these requirements will 
protect the city’s supply of undeveloped and underdeveloped land zoned for industrial uses. 
 
The City finds this criterion is satisfied. 
 
Policy 2.6.4 
Protect existing and planned undeveloped and underdeveloped industrial lands from incompatible 
land uses, and minimize deterrents to desired industrial development. 
 
Policy 2.6.5 
Ensure that land-use patterns create opportunities for citizens to live closer to their workplace. 
 
Analysis: An important focus of the BRCP is to create a live-work balance by providing 
employment opportunities in a mixed use community, with strong multi-modal transportation 
connections both within the BRCP area and externally to the existing commercial, employment 
and education centers nearby such as the two nearby shopping centers (Trail’s End / Haggen 
Market and Berry Hill Shopping Center), Clackamas Community College and Oregon City High 
School. Additionally, live-work units and home occupations with cottage industries are supported 
by the mixed use approach. The proposed land use mix, combined with the improved 
transportation network, will guide the future development of the area in a manner that supports 
this policy.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.6 
Identify industrial uses that could partner with Clackamas Community College as training centers 
and future employers of students graduating from CCC. 
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Analysis: Adoption of the BRCP is the first step towards attaining this policy. The Plan includes 
policies for strong programmatic connections to Oregon City High School and Clackamas 
Community College. The City is already working with the State and the County to develop 
enterprise zones within the CI-zoned lands within and adjacent to the BRCP area. The enterprise 
zones encompass industrial areas along Beavercreek Road, the Red Soils area and north of 
Highway 213 - an area approximately 1.2 square miles. The City partnered with Metro and 
Clackamas County on the Strategically Significant Employment Lands Project to study these lands 
and determine their readiness for development and marketability. One of the criteria for qualifying 
projects within the enterprise areas is to partner with local job training providers such as Clackamas 
Community College. Further city action to implement Policy 2.6.6, following plan adoption, could 
include the development of a Memorandum of Understanding with CCC to support and foster job 
training partnerships and other employment programs.  
 
The City finds this criterion is satisfied. 
 
Policy 2.6.7 
Establish priorities to ensure that adequate public facilities are available to support the desired 
industrial development. 
 
Analysis: Please see findings for compliance with Statewide Planning Goal 11 – Public Facilities 
and Services in Section B below. 
 
Policy 2.6.8 
Require lands east of Clackamas Community College that are designated as Future Urban 
Holding to be the subject of concept plans, which if approved as an amendment to the 
Comprehensive Plan, would guide zoning designations. The majority of these lands should be 
designated in a manner that encourages family-wage jobs in order to generate new jobs and move 
towards meeting the city’s employment goals. 
 
Analysis: Adoption of the BRCP will achieve this policy. The final draft hybrid plan was analyzed 
by the firm ECONorthwest, indicating the potential for substantial job creation within the concept 
plan area. The ECONorthwest findings were further confirmed by Metro in its 2009 Urban Growth 
Report (Employment) that “there is adequate capacity inside the current UGB to accommodate the 
next 20 years of general employment and general industrial job growth even at the high end of the 
employment forecast range.” Ord. 1244B, Attachment 3, p.3.  The North Employment Campus is 
to provide for the needed family wage employment that strengthens and diversifies the economy 
and will be compliant with Metro’s Title 4 regulations.  The NEC allows a mix of clean industries, 
offices serving industrial needs, light industrial uses, research and development and large2 
corporate headquarters.  The uses permitted are intended to improve the region’s economic 
climate, promote sustainable and traded sector businesses, and protect the supply of site for 
employment by limiting incompatible uses. Also, portions of the BRCP area are designated 
enterprise zones to incentivize development (See 
http://www.orcity.org/economicdevelopment/enterprise-zone).  
 
The City finds this criterion is satisfied. 
 
                                                 
2 “Large” employers are generally considered to have 50 employees or more. 

http://www.orcity.org/economicdevelopment/enterprise-zone
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B. Compliance with Statewide Planning Goals  
 
Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the BRCP to be approved by DLCD it must 
comply with statewide planning goals. The analysis below is provided for the Planning 
Commission and the public to understand how the proposed update complies with Statewide 
Planning Goals. 
 
Goal 1  Citizen Involvement  
 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process.  
 
Analysis:  A brief summary of the public involvement program for the CAC/TAC and the general 
public was provided above.  In accordance with this goal, the public involvement program 
involved affected Neighborhood Associations and groups, utilized community education measures 
to enhance participation (open houses, focus groups, design workshop, website, open access to 
planners at City Hall, timely provision of draft material mailed to the CAC/TAC in advance of 
meetings and on the web, mailings), and provided timely and accurate information to individuals, 
groups, communities and neighborhoods.  After the CAC/TAC recommended a draft plan 
language, the Planning Commission and City Commission held a number of work sessions and 
public hearings where public testimony was considered.  At all times the draft plan was available 
for review by the public.  This open process encouraged participation by any interested citizen and 
all evidence submitted into the written record was considered. Finally, planning staff met with 
several advisory groups and the Hamlet of Beavercreek, and held two work sessions in October – 
November 2015 to update people on the re-adoption process (See Page 4 for details). 
 
The City finds this Goal is satisfied. 
 
Goal 2  Land Use Planning  
 
To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions.  
 
Analysis:  The Draft Concept Plan includes identification of facts, issues, and problems in the 
“Background” discussion for each element. Updated and market relevant documentation in the 
technical report provided the basis for the Land Use, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for 
decisions in updating the maps, goals, policies and implementation measures.  Inventories, such 
as for economic development, employment and natural resources, have been provided in the 
technical appendices to the BRCP.  Based on this information, the Commission finds that this plan 
amendment is coordinated, as defined by state law.  It has been reviewed and coordinated with the 
plans of other governmental units.  It contains adequate implementation measures to ensure that 
upon taking effect (when the implementing zoning is subsequently adopted) sufficient means will 
carry out the BRCP.  Although Goal 2 also implements periodic review, the amendments are not 
triggered as a result of periodic review.  Finally, after a number of public hearings where alternative 
courses of action were considered, the Commission finds that the proposed plan amendments are 
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consistent with public policy taking into account social, economic, energy and environmental 
needs.   
 
The City finds this Goal is satisfied. 
 
Goal 3 Agricultural Lands and Goal 4 Forest Lands  
 
Analysis: By definition, Oregon City does not have rural resource lands such as for agricultural or 
forest use within its city limits or UGB and therefore those goals are not applicable.   
 
The City finds these Goals are not applicable. 
 
Goal 5  Open Spaces, Scenic and Historic Areas, and Natural Resources 
  
To protect natural resources and conserve scenic and historic areas and open spaces.  
 
Analysis:  Goal 5 resources are addressed in detail in the Natural Resource Inventory which was 
part of the existing conditions analysis required by Metro Title 11.  A detailed review of the Goal 
5 resources within the study area, including wetlands, streams, riparian area, wildlife habitat and 
other resources, was conducted.  The inventory consisted of two parts:  

 
1) An examination of existing resource information for the Plan area; and  
 
2) A field study to verify the location and evaluate resource habitat quality.   

 
The first phase of the inventory included review of existing documents, such as Metro Goal 5 
Inventory Maps, National Wetland Inventory maps, Natural Resource Conservation Service Soils 
Survey of Clackamas County, Stream Net fisheries data and other sources.  Phase two consisted 
of a field verification of the BRCP area by a team of biologists.  The team visited each of the 
previously mapped natural resource areas to confirm the location, size and quality.  The natural 
areas determined to be of high resource value were distinguished from natural areas of lesser 
resource value and the lower quality natural areas were given a designation of enhancement 
potential in order to identity both the highest quality natural resource and provide a determination 
of the feasibility of enhancement.   
 
The Natural Resources Inventory that was conducted as part of the existing conditions analysis for 
the BRCP consisted of examination of existing resource information for the area and a field study. 
This inventory is already part of the record. The inventory identified and summarized 19 natural 
areas within the BRCP area and were assigned values for their condition and enhancement 
potential. Of those 19 areas, the majority were consistent with Metro’s Goal 5 mapping. The city’s 
initial GIS analysis of the NROD areas for the entire UGB was done in 2008. The Natural Resource 
Overlay District was adopted in 2008 and replaced the old Water Resources Overlay District with 
a combined overlay district, which regulates both Metro Title 13 habitat and Metro Title 3 water 
resources. In particular Trimble Creek is an identified Goal 5 resource that runs from south to north 
through the site crossing Loder Road. The concept plan envisions this protected resource being 
combined within a linear park feature.  
 



Page | 15 LE-15-0003 Findings Revised January 5, 2016  

 No inventoried historic resources were documented within the Plan boundaries at the time of 
concept planning.  Staff confirmed this through communication with Clackamas County historic 
landmarks planning staff3. If property owners seek designation for any eligible historic resources, 
or if an inventory reveals eligible landmarks in the future, those landmarks could potentially be 
protected and included in the City’s inventory and regulated under Chapter 17.40 of the Oregon 
City Municipal Code, when properties are annexed to the City. 
 
The BRCP will protect Goal 5 natural resource areas by guiding the designation of Natural 
Resource Overlay District areas and the restriction of development in those areas pursuant to 
OCMC 17.49.  The code requires that further on-site analysis be conducted to determine the current 
extent of the protected resources which initially was done with the concept plan. More detailed, 
site specific delineations of the resources and the required associated vegetated corridors is 
required prior to development, along with impact analysis and mitigation for impacts. These 
existing restrictions will adequately protect natural resource areas and to the extent necessary serve 
as a natural resource protection plan. 
 
The Beavercreek Road Open Space Framework plan provides a network of green spaces that are 
intended to provide a system of connected parks, opens spaces and natural areas, provide access 
to nature, preserve existing natural resources and provide green spaces near the system of trails 
and pedestrian connections.  The power line corridors comprise approximately 52 acres of land 
north of Loder Road and have been utilized to provide publicly accessible opens space, trails and 
links to the broader open space network.  The standard of 16-acres per 1,000 population was 
amended to a standard of 6 to 10 acres per 1,000 population as discussed at the Planning 
Commission. The extent and location of the park is conceptual, flexible and the costs associated 
with acquisition and development will need to be determined through more detailed parks master 
planning processes, similar to the Glen Oak Road park site and the Hazel Grove parks site master 
planning that was conducted in 2014. The parks master planning process will refine the locations 
and costs of parks infrastructure. Existing parks SDCs do not reflect the cost of providing parks in 
this area, and will require further study to account for the amount of parks acreage envisioned in 
the concept plan but they may be updated or lands could be obtained by private developers as 
development occurs. A park is proposed to extend through the central and southern areas of the 
BRCP.  The location and linearity of the park was first indicated by Metro’s Goal 5 mapping.  This 
open space feature is intended as a continuous green space that links the districts and 
neighborhoods south of Loder Road.   
 
The open space plan envisions establishing a publicly accessible resource area as the eastern edge 
of the community that is free from development, and accessible by low impact trails, known as the 
East Ridge. This vantage point is located at 490’ elevation with views to the east into the Trimble 
Creek area (See pages 22-23). The plan provides very specific measures to preserve the East Ridge 
open space and conservation area. 
 
The code will allow flexibility in the width, shape and acreage of the open space, provided there 
remains a clearly identifiable and continuous open space.  The buildable lands identified 292 acres 
of Tier A or ‘unconstrained’ lands, 28 acres of Tier B or “Low Impact Development Allowed with 
Review” and 131 acres of Tier C or “Constrained”.  The Low Impact area was later evaluated and 
recommended for conservation under an Environmentally Sensitive and Resource Area 
                                                 
3 Email communication with Linda Preisz, Clackamas County Sr. Planner, December 28, 2016. 
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designation on the BRCP.  New development will be required to comply with the City’s Natural 
Resources Overlay District in compliance with this goal.  
 
The Parks and Recreation Advisory Committee (PRAC) met on October 22, 2015 to hear staff’s 
presentation on the re-adoption process. The PRAC voted unanimously to supports the parks, open 
space and recreation elements of the Beavercreek Concept Plan.  
 
Concept Plan goals and policies for preserving open space and tree cover, protecting scenic views, 
preserving and conserving view sheds, cultural, historic and natural resources and water quality 
have been provided.   
 
The City finds this Goal is satisfied. 
 
Goal 6  Air, Water and Land Resources Quality  
 
To maintain and improve the quality of the air, water and land resources of the state.  
 
Analysis:  Existing Comprehensive Plan policies that apply to the concept plan require 
development practices to comply with regional, state, and federal standards for air and water 
quality, to protect water quality from erosion and sediment, to minimize the effects of noise, and 
to protect mineral resources.   
 
These goals and policies are implemented through the City’s grading and erosion control 
ordinances, water quality resource protection regulations, development standards, and nuisance 
laws. DEQ regulates air quality but Oregon City’s TSP recognizes the link between air quality and 
transportation (through vehicle emissions) and works to reduce impacts from single-occupancy 
vehicles. The TSP and Capital Improvements Fund will be updated to reflect transportation 
improvements recommended in the BRCP.   
 
The City finds this Goal is satisfied. 
 
 
Goal 7 Areas Subject to Natural Disasters and Hazards  
 
To protect life and property from natural disasters and hazards.  
 
Analysis: The Commission finds that the area does contain steep slopes.  The east ridge of the 
concept plan area was identified as an area of steeper slopes that could be at risk for landslides and 
slumping.  In order to address this, the BRCP calls for establishing a protected open space area 
along the west side of Thimble Creek and designating the area between the edge of that open space 
and the 490-foot elevation to the west, along the east ridge, as a conservation area within which a 
number of restrictions where development restrictions apply, including protecting a minimum of 
50% of the conservation area, and building height and impact restrictions.  The plan also requires 
a "window" of at least 700 feet of continuous area along the ridge to be publicly accessible.  
 
According to the City Commission meeting minutes of September 3, 2008, the approximate 
elevation of 490 feet (MSL) is important in the southern half of the concept plan area relative to 
gravity sewer service. Existing storm water discharge points below the 490 foot level in this area 
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may also need to be improved with future development to assure that storm water quality and 
quantity control standards are met. Roadways and development constructed above 490 feet will 
most likely allow for gravity sewer service. If land uses requiring sanitary sewer service (or 
roadways with sewer underneath) are located lower than 490 feet, individual pump stations and 
pressurized services may be required.  
 
Any development in this area will also be subject to the City's natural resources and geologic 
hazard overlay district review requirements when development is proposed4. As a practical matter 
land uses such as homes and habitable structures could not practicably meet the standards of the 
city’s Geological Hazard Overlay District and Natural Resources Overlay District, which restricts 
development within known landslide areas and steep slopes, and within 50 to 200 feet of streams 
and stream tributaries and wetlands. Low impact recreational uses, such as trails, foot bridges and 
related uses, as well as storm water discharge facilities, may be permitted within the Natural 
Resources Overlay District (OCMC 17.49) and Geologic Overlay District (OCMC 17.44), subject 
to these specific code review criteria as well as Public Works engineering standards. Specifically, 
the geologic hazard code prohibits development other than roads, utilities, public facilities and 
geotechnical remediation in areas that exceed 35% slope, and constrains the density and impact of 
all development within all areas greater than 25% slope or which have landslide activity. In all 
cases, where develop may be permitted within the overlay district, it must meet stringent geologic 
and geotechnical construction standards.  
The City’s Natural Resources Overlay District and Geologic Hazards Overlay District are already 
mapped to the extent of the Urban Growth Boundary in this area and would be in effect upon 
annexation.  
 
No other natural disaster or hazard areas have been identified and the City finds there are none. 
 
The City finds this Goal is satisfied. 
 
 
Goal 8  Recreational Needs  
 
To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, to provide 
for the siting of necessary recreational facilities including destination resorts.  
 
Analysis:  The concept plan provides for an interconnected series of trails, parks and open spaces 
areas throughout the study area to implement this Goal.  Specific plan policies related to this Goal 
include amending the parks and recreation, open space and trail master plans to be consistent with 
the concept plan, implementation of a hierarchy of connections (roads and trails of various types), 
create two scenic view points that are small public parks along the East Ridge, open space, and 
extensive trail systems that provide pedestrian and bicycle connectivity throughout the site and to 
adjoining trial systems.  Additionally the concept plan recognizes the opportunity for acquisition 
and/or dedication of sensitive areas for open space and habitat by private landowners. 
 
The City finds this Goal is satisfied. 
 

                                                 
4 Please see OCMC 17.44 – Geologic Hazards & OCMC 17.49 Natural Resource Overlay District for more details 
regarding the type, scale and standards for development and structures that may be permitted within these areas. 
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Goal 9 Economic Development  
 
To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon’s citizens.  
 
Analysis:  As part of the concept plan process, Oregon City worked with a consultant to inventory 
and evaluate the local and regional market conditions within and adjacent to the concept planning 
area. This report details patterns in the community, the profile of local employment, the supply of 
industrial, commercial and office land, and potential for industrial and commercial development 
within the area.  Metro’s employment land needs analysis reports that about 9,300 net acres of 
industrial land is needed between 2002 and 2022, of which, approximately 6,300 net acres must 
be vacant and that the region has a shortage of large and small industrial lots.  The EcoNorthwest 
market analysis (LUBA record pp. 1781) identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right market conditions it is not 
unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period. 
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the proposed 
plan provides an adequate amount of Title 4 employment land within the UGB, through 2029. 
Reflecting changes in employment needs and demands between the Metro 2002 Urban Growth 
Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 assessment found 
there is adequate capacity inside the current UGB to accommodate the next 20 years of general 
employment and general industrial job growth even at the high end of the employment forecast 
range. The subsequently adopted change to the Title 4 Employment and Industrial Areas map 
conformed the map to the updated information about employment needs in the 2009 UGR 
(Employment). According to this map, which is consistent with the hybrid plan, the 151 gross 
acres on the revised map will supply approximately 121 net acres of employment land.  
 
 
A key issue for the committee was how much employment, what type and where.  The Oregon 
City Comprehensive Plan requires that a majority of the lands be designated in a manner that 
encourages family-wage jobs in order to generate new jobs and move towards meeting the City’s 
employment goals.   
 
Metro brought 245 gross acres in the UGB in 2002 and an additional 63 acres were added in 2004.  
The remaining acreage was in the UGB and/or Oregon City limits prior to 2002.   These areas (308 
gross acres) are designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  
Given the expected net acreage once non-buildable areas such as power lines, natural areas, were 
removed from the buildable lands inventory, Metro intended 120 net acres of the concept plan area 
would be used for employment uses.  Metro noted that it was important to fulfill the original intent 
for providing industrial lands and that there was flexibility for the local process to evaluate creative 
ways to meet the intent.  See Metro’s vacant lands methodology.  This approach was blessed by 
David Bragdon, Metro Council President, in a letter dated May 14, 2007 as well as Metro planner 
Ray Valone in a letter dated March 19. 2008.   
 
The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus (NEC), which is consistent with Metro’s intent and similar to 
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Oregon City’s existing Campus Industrial designation, about 29 acres of Mixed Employment 
Village and Main Street, which allows a variety of uses in a village-oriented transit hub and mixed 
use neighborhoods to the south that also provide jobs tailored to the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
The concept plan provides land for an identified need within the region and state, and provides for 
a mix of other uses that will contribute to the economic welfare of the city, state and the citizens.   
 
The City finds this Goal is satisfied. 
 
 
Goal 10 Housing  
 
To provide for the housing needs of citizens of the state.  
 
Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. The West Mixed Use Neighborhood will be a walkable, transit-
oriented neighborhood with an overall average or residential uses not to exceed 22 dwelling units 
per acre.  The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood with 
a variety of housing types that will not exceed densities permitted in the R-5 zone (8.7 units per 
acre).   
 
The concept plan provides for housing affordable to a range of incomes and will utilize sustainable 
building designs and green development practices.  As noted above, the concept plan provides or 
allows for a range of housing types and densities, including those that are most likely to be 
affordable to households or families with lower incomes, including single-family homes on small 
lots, townhouses, duplexes and multi-family units. The Plan also identifies strategies for 
distributing less expensive housing units among different areas rather than concentrating them all 
in one place, specifically calling for a variety of densities within the East Mixed Use Neighborhood 
that move from higher densities to lower densities from north to south across the site.  
 
The adoption of Ordinance 1244B also responded to the identification of a need for residential 
capacity in the 2009 UGR (Residential) by increasing the residential capacity of the Beavercreek 
planning area by 36 dwelling units above the level expected at the time the Metro Council added 
the areas to the UGB.  
 
The City finds this Goal is satisfied. 
 



Page | 20 LE-15-0003 Findings Revised January 5, 2016  

 
Goal 11 Public Facilities and Services  
 
To plan and develop a timely, orderly, and efficient arrangement of public facilities and services 
to serve as a framework for urban and rural development.  
 
Analysis:  This goal applies to urban areas within the city limits of Oregon City and to urbanizable 
areas within the city’s UGB. “Urban Facilities and Services” means appropriate types and levels 
of, at a minimum, the following: police protection; sanitary sewer facilities; storm drainage 
facilities; water, planning, zoning and subdivision control; health services; recreation facilities and 
services; energy and communication services; solid waste; and community governmental services.  
 
Since the BRCP was first adopted, the City has updated a number of its utility master plans.  As 
will be discussed in greater detail below, each of these plans included providing service to BRCP 
properties at the uses and densities authorized by the BRCP.  These plans establish utility services 
necessary to serve the proposed BRCP area and provide for future utility services without 
compromising existing customer service.  Upon adoption, these various master plans were 
incorporated as part of the City’s Comprehensive Plan and as a result, control future utility 
extensions throughout the City.   
 
Sanitary Sewer Infrastructure Planning 
The BRCP plans for a sanitary sewer system that primarily consists of a gravity sewer collection 
system with a trunk sewer in Beavercreek Road, a network of trunk sewers within the BRCP area, 
and a sanitary sewer lift station for a section of the northern half of the concept plan area.  The 
BRCP estimated the total cost of $4.4 million for capital improvements within the study area and 
an additional $2.3 million of programmed capital improvement projects needed to extend the 
existing sanitary sewer collection system to the concept plan area. The cost estimates were based 
on year 2003 dollars. 
 
In October 2014, the City adopted an update to the Oregon City Sanitary Sewer Master Plan 
(SSMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with federal 
requirements, state statutes, and the Statewide Planning Goals.  The SSMP identifies build out 
capacity concerns, recommends future capital improvements, and develops a capital improvement 
program (CIP) to meet future needs. 
 
The SSMP also identifies and recommends in more detail the future capital improvements and 
provides updated estimated costs to serve the BRCP area with respect to sanitary sewer service.  
Table 5-9, from the SSMP Section 5.2.3.4, identifies the recommended improvements and 
provides the estimated costs. 
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The primary potential funding sources that may be expected to fund the future sanitary sewer 
facilities listed in Table 5-9 to serve BRCP, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The future sanitary sewer facilities recommended to serve BRCP developments shall be paid for 
in a way that does not financially burden or adversely affect existing public facilities and 
services in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01)5.  SP 14-01 was not 
subject to the current 2014 SSMP but the conditions attached to the land use approval require the 

                                                 
5 Live/Work units and Apartment Buildings are permitted uses within the MUC-1 zone. The rezoning of the subject 
property to MUC-1 was conditioned to meet the intent of the yet-to-be-adopted Mixed Employment Village of the 
BRCP (See P. 18 of the plan document for 0details). SP 14-01 was appealed to LUBA, which upheld the City’s 
approval of the development. The developer is in the process of working through the conditions of approval and 
construction plan preparation for engineering review. 
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applicant to pay for a component of the future Beavercreek Road trunk line and connect to the 
trunk line when it is available.     
 
In summary, the 2014 SSMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
 
Water Infrastructure Planning 
The BRCP plans for a water distribution system that primarily consists of a “backbone” network 
of water supply pipelines, two pressure zones with two-thirds of the BRCP area being served from 
the existing water main in Beavercreek Road, being the lower pressure zone, and the remaining 
one-third of BRCP area being served from future water facilities that include a booster pump 
station and reservoir, being the higher pressure zone.  BRCP estimated the total cost of $5.4 million 
for the “backbone” network capital improvements within the study area, and an additional $6.9 
million of programmed capital improvement projects needed to extend the existing water 
distribution system to the concept plan area. The cost estimates were based on year 2003 dollars. 
 
In January 2012, the City adopted an update to the Oregon City Water Distribution System Master 
Plan (WMP), an ancillary document to the City’s adopted Comprehensive Plan consistent with 
federal requirements, state statutes, and the Statewide Planning Goals.  The WMP analyzes future 
water demands and develops a capital improvement program (CIP) to meet these future needs. 
 
The WMP also recommends in more detail the future capital improvements and provides 
updated estimated costs based on year 2009 dollars for specific improvements, including the 
water storage reservoir, transmission and distribution pipelines to serve the BRCP area.  The 
future reservoir is recommended to serve both the future BRCP higher pressure zone and the 
existing Fairway Downs pressure zone that currently has no water storage facilities and with this 
improvement will be enhanced by increasing the reliability and improving water service.  
 
The WMP includes updated estimated costs for future water facilities recommended to increase 
the storage capacity of the higher pressure zone, provide a transmission main from the future 
reservoir to BRCP distribution system, and expand the “backbone” network of water pipelines 
within the BRCP area.  Specifically the WMP project numbers F-CIP-4, F-CIP-5, and F-CIP-14, 
include the two million gallon reservoir and transmission pipeline with an estimated total cost of 
$5.7 million, and various “backbone” network pipelines within the BRCP area with an estimated 
total cost of $2.6 million. 
 
The primary potential funding sources that may be expected to fund the future water facilities, 
include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 

2. Developer funded improvements –Developers are required to construct an appropriate 
level of public utility improvements within their proposed development and along all 
street frontages adjacent to their property, including off-site improvements as may be 
needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public improvement 
that has the capacity to serve more than their development.  The reimbursement district 
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provides developers with a mechanism to be reimbursed by other property owners that 
benefit from the use of the constructed public improvement. 

 
The future water facilities recommended to serve future BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for improvements to serve 
the Beavercreek Road Apartment-Live-Work development (File SP 14-01).  SP 14-01 was 
subject to conditions to construct water facility improvements that included a waterline extension 
in Beavercreek Road, and this improvement is identified in the WMP as part of the future 
distribution system for the higher pressure zone.  
 
In summary, the 2012 WMP documents and SP 14-01 approval consistently support sustainable 
development that will not financially burden existing rate payers or adversely affect the existing 
sanitary sewer system. 
  
Stormwater Management Infrastructure Planning 
The BRCP plans for a stormwater management system that primarily consists of low-impact 
development (LID) practices that mimic natural hydrologic processes and minimize impacts to 
existing natural resources.  A three tier stormwater management system has been created that is 
focused on managing stormwater in a naturalistic manner at three separate scales: site, street and 
neighborhood/regional. Tier 1 being site specific stormwater management facilities utilizing on-
site best management practices (BMPs),  Tier 2 green street stormwater management facilities 
such as vegetated swales and rain gardens adjacent to streets, and Tier 3 regional stormwater 
management facilities such as regional detention ponds. BRCP estimated the total cost between 
$15 million to $23 million for stormwater management improvements to serve the concept plan 
area. 
 
In August 2015, the City adopted Public Works stormwater design standards, to be incorporated 
as part of the City’s drainage master plan. The new design standards are consistent with federal 
and state regulations for water quality and quantity control, and provide BMPs for LID that mimics 
natural hydrologic processes and minimize impacts to existing natural resources.  BRCP embraces 
the application of LID and these new standards will guarantee compliance.  
 
The primary potential funding sources that may be expected to fund the future stormwater 
management facilities, include: 

1. System Development Charges (SDCs) - Developers pay these charges up front to the 
City based on the proposed impact of the new development on the existing 
infrastructure. 

2. Developer funded improvements –Developers are required to construct an 
appropriate level of public utility improvements within their proposed development 
and along all street frontages adjacent to their property, including off-site 
improvements as may be needed to serve the development. 

3. Reimbursement District:  A developer may finance and construct a public 
improvement that has the capacity to serve more than their development.  The 
reimbursement district provides developers with a mechanism to be reimbursed by 
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other property owners that benefit from the use of the constructed public 
improvement. 

 
The stormwater management facilities’ strategy to serve BRCP developments shall be paid for in 
a way that does not financially burden or adversely affect existing public facilities and services 
in other parts of the City. 
 
In 2014, the City issued a Type II Land Use Decision with conditions for stormwater 
improvements to serve the Beavercreek Road Apartment-Live-Work development (SP 14-01). 
Although this site plan and design review application was submitted prior to adoption of the City 
adopted Public Works stormwater design standards, SP 14-01 was subject to conditions to 
construct storm facility improvements using an approved LID method prior to discharge to the 
public system consistent with the low impact development standards contemplated in the BRCP. 
 
In summary, the 2015 stormwater design documents and development approval consistently 
support sustainable development that will not financially burden existing rate payers or adversely 
affect the existing sanitary sewer system. 
 
The City finds this Goal is satisfied. 
 
 
Police and Fire Protection Planning 
 
Oregon City Police Department (OCPD) has indicated their ability to serve the concept plan area. 
The concept plan area is already within Clackamas Fire District #1 (CFD#1). Clackamas Fire 
District #1 has indicated their ability to serve the concept plan area.  
 
Letters from OCPD and CFD#1 are attached. 
 
 
Solid Waste Planning 
 
The city regulates solid waste management to pursuant to ORS 459.200 and City Code 8.20 and 
the city has authority and obligation to franchise the provisions of service and solid waste 
management within the city. The franchise to provide solid waste service within the city limits of 
the city is granted to Oregon City Garbage Co., Inc. 
 
Additionally, the city has an adopted set of Refuse and Recycling Standards for Non Single-Family 
or Duplex Uses. The purpose of these requirements is to promote: 

A. Efficient, safe and convenient location of refuse and recycling areas. 
B. Efficient, safe and convenient on-site maneuvering of collection vehicles, equipment and 

personnel for servicing solid waste and recycling areas; and 
C. Compliance with the Regional Solid Waste Management Plan, OCMC Chapter 8.20 Solid 

Waste Collection and Disposal, and the Oregon Revised Statutes (ORS) Chapter 459. 
Compliance with these standards may be demonstrated without having to go through a formal land 
use (site plan and design review) process, provided the application meets the standards  
 
The City finds this Goal is satisfied. 
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Goal 12 Transportation  
 
To provide and encourage a safe, convenient, and economic transportation system.  
 
Analysis: At the time of its initial adoption, the Beavercreek Concept Plan was subject to 
compliance with the City’s 2001 Transportation System Plan (2001 TSP).  The 2001 TSP focused 
on identifying future transportation projects necessary to provide an adequate transportation 
system to serve existing and future urban growth using a horizon year of 2021.  A component of 
ensuring adequate capacity, the 2001 TSP called for the installation of a “Single Point Diamond 
grade separated interchange improvement” at the intersection of Highway 213 and Beavercreek 
Road, at a cost of $20 million allocated between $5 million to the City and $15 million to ODOT 
and Metro.   
 
The Beavercreek Concept Plan relied on the 2001 TSP as the starting point for identifying planned 
improvements and from there, the plan document itself forecasted future travel demand, needed 
improvements necessary to avoid further degradation to the performance of the facilities, and 
funding mechanisms through the 2027 planning horizon.  However, at the time that the 2001 TSP 
was adopted, much of the area designated within the BRCP was located outside of the Metro UGB.  
As a result, the transportation impacts resulting from the proposed residential development and 
employment in the Beavercreek Concept Plan area were independently analyzed through the 
concept plan process and were described in the May 9, 2007, Kittelson & Associates transportation 
memorandum “Future Conditions Analysis” and in August 12, 2008, Kittelson & Associates 
transportation memorandum “Updated Future Traffic Conditions Analysis.” These memoranda 
included an analysis of 2027 transportation needs and identified transportation improvements to 
satisfy the transportation demands in the south part of Oregon City. 
 
In 2013, the City adopted a new Transportation System Plan (2013 TSP) that was concurrently 
implemented through the adoption of amendments to OCMC 12.04.  The Plan identified 
transportation improvements necessary to accommodate existing and projected population and 
employment growth within the city limits as well as the city’s urban growth areas through 2035.  
The TSP and its analysis supersede that undertaken for the 2001 TSP and the concept plan; the 
TSP is based on newer information relating to population and employment and uses new 
mobility standards consistent with Metro’s Regional Transportation Plan. The 2013 TSP 
calculated transportation demand using a Metro model that divided land into Transportation 
Analysis Zones (TAZ.)  In Metro’s model, the TAZs represent the sources of vehicle trip 
generation within the region.  Although each TAZ did not align perfectly with the city limits or 
urban growth boundary, they were subdivided to correspond with these boundaries.  The land use 
plan designations within each TAZ were then used to determine the expected traffic generation. 6   
The result was a calculation within each TAZ that estimates the total trips generated by the zone 
from additional development of vacant or underdeveloped properties under existing zoned 
                                                 
6  The TSP describes this analysis as follows: 

The future 2035 land use projection is an estimate of the amount of each land use that the 
TAZ could accommodate at expected build-out of vacant or underdeveloped lands assuming 
Comprehensive Plan designations. The allocation of future growth to Metro TAZs was 
modified based on input from City of Oregon City Staff.  TSP, TM #5, p. 7. 
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densities within the city limits and the trips generated by development of the concept planned 
areas within the urban growth boundary consistent with the designations in the comprehensive 
plan. The analysis conducted for the TSP specifically included the Beavercreek Concept Plan 
area.  The TSP also includes updated policies to meet the travel needs of the residents and 
employees in the City. These include an increased emphasis on non-single occupancy 
automobile use and increased emphasis on multi-modal solutions and multi-modal transportation 
facilities. 

As described in the 2013 TSP, Oregon City is currently home to over 13,000 households and over 
14,500 jobs. Between 2013 and 2035, household growth is expected to increase nearly 2.4 percent 
a year, slightly outpacing the rate of employment growth over the same period (2.3 percent). The 
City is expected to be home to over 23,000 jobs and almost 21,000 households by 2035, a 58 and 
61 percent increase respectively from 2010. With more people and more jobs in Oregon City, the 
transportation network will face increased demands.  Beyond the general planned street network, 
the TSP provides an additional level of specificity by identifying individual projects in “Table 2: 
Likely to be Funded Transportation System.” The following table is an extracted portion of “Table 
2: Likely to be Funded Transportation System” that lists the TSP projects within or adjacent to the 
concept plan area. 
 
Other solutions for the transportation network identified in the concept plan (e.g. Concept Plan, 
Figure 14 – Circulation Framework) are replicated in the planned network specified in the 2013 
TSP (e.g. TSP, Figure 17 – Planned Street Extensions). Furthermore, the TSP emphasizes the 
multi-modal aspects of the transportation system within the concept plan area by identifying 
planned pedestrian and bicycle improvements in TSP Figure 19 – Walking Solutions; TSP Figure 
20 – Biking Solutions; and Figure 21 – Shared Walking and Biking Solutions. 
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Extracted from TSP Table 2: Likely to Be Funded Transportation System 
Project 
# 

Project 
Description 

Project Extent Project Elements Priority 

D0 OR 213/ 
Beavercreek Rd 
Refinement 
Plan 

OR 213 from 
Redland Road to 
Molalla 
Avenue 

Identify and evaluate circulation options to reduce 
motor vehicle congestion along the corridor. Explore 
alternative mobility targets. 

Short-
term 

D47  Meyers Road 
East extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Meyers Road from Beavercreek Road to the 
Meadow Lane Extension as an Industrial Minor 
Arterial. Between the Holly Lane and Meadow Lane 
extensions, add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S19. Modify the existing 
traffic signal at Beavercreek Road  

Mediu
m-term  

D54  Clairmont Drive 
extension  

Beavercreek Road to 
Holly Lane South 
Extension  

Extend Clairmont Drive from Beavercreek Road to 
the Holly Lane South extension as an Industrial 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S17.  

Long-
term  

D55  Glen Oak Road 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Glen Oak Road from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Install a roundabout at Beavercreek Road 
(per project D39)  

Long-
term  

D56  Timbersky Way 
extension  

Beavercreek Road to 
the Meadow Lane 
Extension  

Extend Timbersky Way from Beavercreek Road to 
the Meadow Lane Extension as a Residential 
Collector. Add a sidewalk and bike lane to the south 
side of the street, with a shared-use path to be added 
on north side per project S20.  

Long-
term  

D57  Holly Lane 
South extension 
* 

Maple Lane Road to 
Thayer Road  

Extend Holly Lane from Maple Lane Road to Thayer 
Road as a Residential Collector. Add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S14. 
Install a roundabout at Maple Lane Road (per project 
D37).  

Mediu
m-term  

D58  Holly Lane 
South extension 
* 

Thayer Road to 
Meyers Road  

Extend Holly Lane from Thayer Road to the Meyers 
Road extension as an Industrial Collector. Add a 
sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per 
project S15.  

Mediu
m-term  

D59  Holly Lane 
South extension 
* 

Meyers Road to the 
Meadow Lane 
Extension  

Extend Holly Lane from the Meyers Road extension 
to the Meadow Lane Extension as a Mixed-Use 
Collector. Add a sidewalk and bike lane to the west 
side of the street, with a shared-use path to be added 
on east side per project S16.  

Long-
term  

D60  Meadow Lane 
extension ** 

Meadow Lane to 
Meyers Road  

Extend Meadow Lane to the Meyers Road Extension 
as a Mixed-Use Collector. Between Old Acres Lane 
and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-
use path to be added on east side per project S21.  

Long-
term  

D61  Meadow Lane 
extension ** 

Meyers Road to 
UGB (north of 
Loder Road)  

Extend Meadow Lane from the Meyers Road 
Extension to the UGB (north of Loder Road) as an 
Industrial Collector  

Mediu
m-term  

D81  Beavercreek 
Road Upgrade  

Clairmont Drive 
(CCC Entrance) to 
Meyers Road  

Improve to Industrial Major Arterial cross-section  Mediu
m-term  

D82  Beavercreek 
Road Upgrade  

Meyers Road to 
UGB  

Improve to Residential Major Arterial cross-section  Long-
term  

*Note: Holly Lane extension is referred to as the Center Parkway in the BRCP. 
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** Note: Meadow Lane Extension is referred to as the Ridge Parkway in the BRCP. 
 
The Loder Road improvements identified in the BRCP are listed on the “Not Likely to be Funded 
list in the TSP as Project #D85, Loder Road Upgrade, Beavercreek Road to UGB. It is expected 
that new development of the adjacent parcels would fund the entire cost of this improvement.   
 
Alternative modes of transportation are also key strategies in the 2013 TSP and the BRCP to 
meeting the transportation needs of the City, its residents and employees. The TSP sets a non-
single occupancy vehicle mode share target to help meet transportation demand management 
(TDM) goals, specifically reducing reliance on the single occupancy vehicle. As specified in the 
TSP, Oregon City’s non-SOV mode shares7 (outside of the Oregon City Regional Center) are 
expected to be above the TSP objective of 40 to 45 percent with an estimated non-SOV mode share 
of 47 percent in 2005 and 48 percent in 2035. The non-SOV mode share in the Oregon City 
Regional Center is expected to remain steady through 2035, at around 42 percent, slightly below 
the TSP objective of 45 to 50 percent. 
 
The combination of policies and investments related to walking, biking and transit are expected to 
help the City work towards tripling the walking, biking and transit mode share between 2010 and 
2035. 
 
The 2013 TSP also recognizes the limitations brought about by the limited availability of funding. 
Despite the investments to the transportation system, the 2013 TSP predicts that operating 
conditions at a few intersections (including the OR 213/Beavercreek Road and I-205/OR 213 
intersections) will be over the operating standard by 2035. For purposes of evaluating the impact 
of proposed development that is permitted, either conditionally, outright, or through detailed 
development master plan approval, the OR 213/ Beavercreek Road, and I-205/OR 213 
intersections are exempt from meeting the state mobility targets until solutions (beyond those 
included in the 2013 TSP) or alternative mobility targets are explored for the intersections, as 
explained further below. However, plan amendments are still subject to the state mobility targets.  
 
Rather than relying on “level of service” standards to determine intersection capacity, as was 
done in the 2001 TSP, the 2013 TSP adopted the volume / capacity ratios for state highways at 
levels identified in the Oregon Highway Plan (OHP), which allowed a finding that an 
intersection could accommodate a greater number of vehicles during peak hours.  Even with the 
increased congestion contemplated with adoption of the new mobility thresholds, the 2013 TSP 
concluded that existing and planned growth, including 2035 build-out of the Beavercreek plan 
area, will result in congestion at the Highway 213 / Beavercreek intersection, that will exceed the 
OHP adopted mobility standards at the end of the 2035 planning horizon.  Notwithstanding this 
finding of inadequacy, at the time of TSP adoption, the City concluded that the high cost of 
improvements necessary to meet the OHP mandated mobility standard, particularly the grade-
separated interchange at Highway 213 / Beavercreek, would be prohibitive.  ODOT concurred 
with that conclusion, indicating that it would not assist in funding what it characterized as “a low 
priority improvement” within the region.  As a result, ODOT recommended that the City 
undertake additional work to develop other ways of meeting the City’s transportation needs that 
do not involve such major construction projects on ODOT facilities.  Therefore, the 2013 TSP 
included  a Highway 213 / Beavercreek Road Refinement Plan including the potential adoption 
                                                 
7 Non-SOV mode share includes carpooling, as well as bike/walk/transit. 
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of alternative mobility measures as a project likely to be implemented within one to five years.  
The adoption of the 2013 TSP, including future transportation demand for the Beavercreek 
concept area, was not appealed and that decision is acknowledged. 

Development that has occurred in the south part of Oregon City since the development of the 
Beavercreek Concept Plan has been consistent with both the TSP and OCMC 12.04.205(D). For 
example, the approval for the Oregon City School District to construct a transportation and 
maintenance facility adjacent to Meyers Road and High School Avenue was allowed under the 
current zoning and the traffic impacts of the facility are similar to a typical medium industrial land 
use as assumed in the TSP. Another example of a recent development is the Beavercreek Road 
Apartments-Live-Work development on the east side of Beavercreek Road near Meyers Road. 
This development was also approved under applicable zoning and is consistent with the 
assumptions of residential and employment increases specified in both the Beavercreek Concept 
Plan and the 2013 TSP. 
 
Adoption of the BRCP is a Plan Amendment subject to section -0060 of Oregon’s Transportation 
Planning Rule (OAR 660-012-0060). However, the adoption of the BCRCP does not have a 
“significant effect” on Beavercreek / Hwy 213, because the trips from BRCP are already 
included in the TSP and accounted for in the evaluation and selection of transportation system 
alternatives, as required under OAR 660-012-0035.  In other words, the Concept Plan adoption is 
consistent with the TSP, and that is what OAR 660-012-0060(1) requires.  OAR 660-012-
0060(1)(c)(C) provides that a “significant affect” occurs when the proposed plan will “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…based on 
projected conditions measured at the end of the planning period identified in the adopted TSP.”  
The adopted TSP includes all of degradation expected to result from the development of the 
BRCP area as well as that due to through traffic from rural Clackamas County and other parts of 
the region, therefore the adoption of the BRCP will not cause further degradation than what is 
already accounted for in the TSP.  Needed improvements and funding mechanisms were 
identified that will mitigate impacts of development while recognizing reasonable financial 
limitations of the City and its partners. The improvements needed to mitigate for the 
development in the Beavercreek concept plan area were identified in the Concept Plan and 
included in the 2013 TSP. Improvements needed for entire Oregon City planning area are 
identified in the TSP. The TSP shows that the mobility standards prescribed by the TSP will be 
met except as noted above, at the intersection of OR 213/Beavercreek Road. The 2013 TSP 
assumes the development in the Concept Plan and the adopted system in the TSP is based on that 
development.  Adoption of the concept plan is necessary to fulfill the City's duties under OAR 
660-012-0045(1) and to ensure consistency among all parts of the City's comprehensive plan.  
The amendments have already been considered, evaluated, and resolved by the TSP adoption 
process and no further action is necessary. 
 
Further, the adoption of the Beavercreek concept plan will not further degrade the Highway 213 / 
Beavercreek intersection because it will not take effect until the City adopts urban zoning 
designations, which will not happen until after the City and OTC adopt alternative mobility 
standards and identifies and commits to financially and technically feasible solutions to address 
safety and congestion at the OR 213/Beavercreek intersection, per OHP Action 1F3.  Concurrent 
with the adoption of the 2013 TSP, the City adopted amendments to OCMC Chapter 12.04, 
creating a temporary exemption from the mobility standards for all development that is permitted, 
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either conditionally, outright or through detailed development master plan approval affecting the 
three intersections, including Highway 213 / Beavercreek Road. OCMC 12.04.205(D).  For the 
Beavercreek concept area, the only development that may occur prior to the adoption of alternative 
mobility standards is that which is already permitted under the existing City urban or county 
holding zone.  No more intensive urban development, as contemplated in the Concept Plan, will 
be allowed until the implementing comprehensive plan designations and zoning classifications are 
created within the OCMC and applied to the City’s Zoning Map. The City will not adopt urban 
zoning in the Beavercreek concept plan area until alternative mobility targets are adopted.  
 
In addition to identifying projects needed to mitigate for the transportation impacts of 
development, the TSP (Section H) includes a discussion of current transportation funding sources 
and other potential sources. The existing sources identified in the TSP include the Street Fund, 
Street System Development Charge (SDC) Fund and Transportation Utility Fee Fund. Potential 
sources discussed in the TSP include general city revenues, local fuel tax, urban renewal districts, 
local improvement districts, and debt financing.   The proposed transportation infrastructure 
improvements, financing and funding estimates, identified in the concept plan and as 
supplemented by the Transportation System Plan provide an adequate basis to demonstrate 
compliance with the Transportation Planning Rule.  
 
Implementation strategies and financing tools for the needed transportation improvements have 
been identified at the TSP level and will be further refined during Capital Improvement Plan 
updates. 
 
The City finds this Goal is satisfied. 
 
 
Goal 13 Energy Conservation  
 
To conserve energy.  
 
Analysis: One of the adopted goals of the concept plan is that the area will be a model of 
sustainable design, development practices, planning and innovative thinking.  The Plan assumes 
that sustainable practices will be a combination of private initiatives (LEED certification), public 
requirements (green streets) and public-private partnerships.  The Commission recommends that 
the City use incentives, education and policy support as much as possible for promoting 
sustainability in the study area.  Some initiatives will require mandates, but at the end of the day, 
it is up to the private sector to invest in sustainable development.  The Beavercreek Road site’s 
legacy as a model of sustainable design will depend on the built projects that are successful in the 
marketplace and help generate the type of reputation that the community desires and deserves. The 
concept plan identifies sustainability design strategies that address energy efficiency, water 
conservation, compact development, mixed use, solar orientation, green streets/infrastructure, 
alternative transportation options, pedestrian and cyclist system, use of the natural systems and 
minimizing impervious surfaces.   
 
The City finds this Goal is satisfied. 
 
Goal 14 Urbanization  
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To provide for an orderly and efficient transition from rural to urban land use.  
 
Analysis: This goal essentially defines the purpose of the concept plan. Oregon City’s Urban 
Growth Boundary was expanded in 2002 and 2004 through Metro’s regional review process to 
include more industrial land. This was the result of a demonstrated need for additional land to 
accommodate the deficiency in available, vacant industrial lands. The revised element of the 
updated plan calls for implementing Metro’s “concept plan” requirements under Title 11 of the 
Functional Plan that will result in subarea planning of new areas added to the UGB.  The concept 
plan establishes policies to convert rural to urban land within the UGB while monitoring the supply 
of land to ensure its adequacy to accommodate growth.  Oregon City coordinates with Clackamas 
County through an intergovernmental agreement that guides land uses and extension of public 
services in the unincorporated UGB.  In addition, the transportation, parks, trails, water, and sewer 
master plans address orderly extension of services to accommodate growth.   
 
The City finds this Goal is satisfied. 
 
 
C. Compliance with Metro Title 4. 
The findings below are intended to show compliance with the current Metro-adopted 
Employment and Industrial Areas Map. The northern portion of the concept plan area, known as 
the North Employment Campus (NEC) in the concept plan, is considered an “Industrial area” on 
the Metro Title 4 map, as opposed to a “Regionally significant industrial area” such as the area 
along the OR 212 / 224 Corridor in Clackamas County, or an “Employment area”, such as 
existing zoned land within the city of Clackamas Community College and the commercially and 
industrially zoned lands adjacent to it between Beavercreek Road and OR 213. Therefore, 
findings for compliance with Metro Title 4 are specifically provided for section 3.07.430 
Protection of Industrial Areas. 
 
 
TITLE 4: INDUSTRIAL AND OTHER EMPLOYMENT AREAS 
 
3.07.410 Purpose and Intent 
The Regional Framework Plan calls for a strong regional economy. To improve the economy, Title 
4 seeks to provide and protect a supply of sites for employment by limiting the types and scale of 
non-industrial uses in Regionally Significant Industrial Areas (RSIAs), Industrial and Employment 
Areas. Title 4 also seeks to provide the benefits of "clustering" to those industries that operate 
more productively and efficiently in proximity to one another than in dispersed locations. Title 4 
further seeks to protect the capacity and efficiency of the region’s transportation system for the 
movement of goods and services and to encourage the location of other types of employment in 
Centers, Corridors, Main Streets and Station Communities. The Metro Council will evaluate the 
effectiveness of Title 4 in achieving these purposes as part of its periodic analysis of the capacity 
of the urban growth boundary.  
 
Analysis:  The Commission notes that a key issue for the CAC/TAC was determining how much 
employment land was needed, what type and where.  The Oregon City Comprehensive Plan 
requires that a majority of the lands be designated in a manner that encourages family-wage jobs 
in order to generate new jobs and move towards meeting the City’s employment goals.  The 
EcoNorthwest market analysis identified the advantages and disadvantages of industrial 
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development within the study area and concluded that under the right conditions it is not 
unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period.    
 
Metro brought 245 gross acres in the UGB in 2002 and 2004 to fulfill regional industrial 
employment needs.  These areas (308 gross acres including those already within the UGB) are 
designated as the Industrial Design Type on Metro’s 2040 Growth Concept Map.  As noted above, 
Metro estimated 120 net acres of the concept plan area would be used for employment uses and 
indicated that it was important to fulfill the original intent for providing industrial lands and that 
there was flexibility for the local process to evaluate creative ways to meet the intent.   
 
Metro’s adoption of Ord. 1244B updated the EcoNorthwest analysis, concluding that the proposed 
plan provides an adequate amount of Title 4 employment land within the UGB, through 2029. 
Reflecting changes in employment needs and demands between the Metro 2002 Urban Growth 
Report (UGR) –Employment, and the 2009 UGR - Employment, Metro’s 2009 assessment found 
there is adequate capacity inside the current UGB to accommodate the next 20 years of general 
employment and general industrial job growth even at the high end of the employment forecast 
range. The subsequently adopted change to the Title 4 Employment and Industrial Areas map 
conformed the map to the updated information about employment needs in the 2009 UGR 
(Employment). According to this map, which is consistent with the hybrid plan, the 151 gross 
acres on the revised map will supply approximately 121 net acres of employment land.  
 
 
The CAC created several alternatives and finally chose a hybrid within the industrial designated 
area that included about 127 net acres of North Employment Campus, which is consistent with 
Metro’s intent and similar to Oregon City’s existing Campus Industrial designation, and about 29 
acres of Mixed Employment Village and Main Street, which allows a variety of uses in a village-
oriented transit hub and mixed use neighborhoods to the south that also provide jobs tailored to 
the neighborhood setting.   
 
The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro’s Title 4 regulations.  
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters.  The uses permitted are intended to 
improve the region’s economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses.  
 
Proposed policy 1.3 identifies the need to support the attraction of family wage jobs and 
connections with Clackamas Community College within the North Employment Campus, Policy 
1.4 identifies the need to promote job creation, mixed use and transit oriented development within 
the Mixed Employment Village and Main Street, and recommends the adoption of minimum 
density requirements, limitations on stand-alone residential and other standards that implement the 
policy.  Goal 3 – Green Jobs, includes policies recommending coordination with other local, 
county and state economic development agencies to recruit green industries and promote green 
development practices.   
 
The concept plan provides land for an identified need within the region and state, and provides for 
a mix of other uses that will contribute to the economic welfare of the city, state and the citizens.   
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The City finds this requirement is satisfied. 
 
3.07.430 Protection of Industrial Areas 
A. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for retail commercial uses—such as stores and 
restaurants—and retail and professional services that cater to daily customers—such as financial, 
insurance, real estate, legal, medical and dental offices—in order to ensure that they serve 
primarily the needs of workers in the area. One such measure shall be that new buildings for 
stores, branches, agencies or other outlets for these retail uses and services shall not occupy more 
than 5,000 square feet of sales or service area in a single outlet, or multiple outlets that occupy 
more than 20,000 square feet of sales or service area in a single building or in multiple buildings 
that are part of the same development project, with the following exceptions: 
 
1. Within the boundaries of a public use airport subject to a facilities master plan, customary 
airport uses, uses that are accessory to the travel-related and freight movement activities of 
airports, hospitality uses, and retail uses appropriate to serve the needs of the traveling public; 
and 
 
2. Training facilities whose primary purpose is to provide training to meet industrial needs. 
 
Analysis: Please also see findings under city comprehensive plan Policy 2.6.3.The zoning of the 
property in the North Employment Campus will be the same as or similar to the current CI – 
Campus Industrial zone in OCMC 17.37. Any commercial or retail uses within the northern 
employment campus would be limited to some upper limit, similar to the CI zone, which limits the 
square footage for retail and commercial office use in accordance with the Metro requirement: 
 

L. Retail sales and services, including eating establishments for employees (i.e. a cafe or 
sandwich shop), located in a single building or in multiple buildings that are part of the 
same development shall be limited to a maximum of twenty thousand square feet or five 
percent of the building square footage, whichever is less, and the retail sales and services 
shall not occupy more than ten percent of the net developable portion of all contiguous 
industrial lands; 
 
M. Financial, insurance, real estate, or other professional offices, as an accessory use to 
a permitted use, located in the same building as the permitted use and limited to ten 
percent of the total floor area of the development. Financial institutions shall primarily 
serve the needs of businesses and employees within the development, and drive-through 
features are prohibited; 
 
 

 
The specific use restrictions that are necessary to assure protection of employment lands will be 
further refined with adoption of new zoning designations and code requirements for the BRCP.  
 
Taken together, these requirements will protect the city’s supply of undeveloped and 
underdeveloped land zoned for industrial uses. 
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The City finds this requirement is satisfied. 
 
B. Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for the uses described in subsection A to ensure that they 
do not interfere with the efficient movement of freight along Main Roadway Routes and Roadway 
Connectors shown on the Regional Freight Network Map in the RTP. Such measures may include, 
but are not limited to, restrictions on access to freight routes and connectors, siting limitations 
and traffic thresholds. This subsection does not require cities and counties to include such 
measures to limit new other buildings or uses. 
 
Analysis: RTP freight routes were analyzed with the adoption of the TSP in 2014. Within the 
concept plan area, Beavercreek Road, Loder Road, Meyers Road extension and Ridge Parkway 
extension are indicated as local truck routes. Beavercreek Road is designated as a Roadway 
Connector on the RTP. The planned street network for the area is designed to limit new 
connections to Beavercreek Road, preserve the roadway capacity, and provide a secondary 
collector street network to serve the buildout of the area. In accordance with the TSP and RTP, the 
access management approach envisioned in the plan will minimize impacts and access points on 
the Beavercreek Road corridor. As new development is reviewed for compliance with the TSP and 
the city’s street standards, the form and design of the land uses abutting these roads will also be 
reviewed.  
 
The City finds this requirement is satisfied. 
 
C. No city or county shall amend its land use regulations that apply to lands shown as Industrial 
Area on the Employment and Industrial Areas Map to authorize uses described in subsection A of 
this section that were not authorized prior to July 1, 2004. 
 
Analysis: No such authorization will occur with adoption of the BRCP, and none is anticipated. 
 
The City finds this requirement is satisfied. 
 
 
D. Cities and counties may allow division of lots or parcels into smaller lots or parcels as follows: 
1. Lots or parcels smaller than 50 acres may be divided into any number of smaller lots or parcels. 
 
2. Lots or parcels 50 acres or larger may be divided into smaller lots and parcels pursuant to a 
master plan approved by the city or county so long as the resulting division yields at least one lot 
or parcel of at least 50 acres in size. 
 
3. Lots or parcels 50 acres or larger, including those created pursuant to paragraph (2) of this 
subsection, may be divided into any number of smaller lots or parcels pursuant to a master plan 
approved by the city or county so long as at least 40 percent of the area of the lot or parcel has 
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been developed with industrial uses or uses accessory to industrial use, and no portion has been 
developed, or is proposed to be developed with uses described in subsection A of this section. 
 
4. Notwithstanding paragraphs 2 and 3 of this subsection, any lot or parcel may be divided into 
smaller lots or parcels or made subject to rights-of-way for the following purposes: 
a. To provide public facilities and services; 
b. To separate a portion of a lot or parcel in order to protect a natural resource, to provide a 
public amenity, or to implement a remediation plan for a site identified by the Oregon Department 
of Environmental Quality pursuant to ORS 465.225; 
 
To separate a portion of a lot or parcel containing a nonconforming use from the remainder of the 
lot or parcel in order to render the remainder more practical for a permitted use; or 
 
d. To allow the creation of a lot solely for financing purposes when the created lot is part of a 
master planned development.  
 
Analysis: No land division is proposed with the adoption of the BRCP. Land division for any 
parcels larger than 50 acres within the North Employment Campus would typically occur 
concurrently with  the master planning process to assure that the site is well planned for the 
proposed use in compliance with this requirement. The master plan process in OCMC 17.65 is 
appropriate for sites of 10 acres or larger.  There is only one such parcel larger than 50 acres on 
the north side of Loder Road and it is physically bisected by Trimble Creek, a Goal 5 resource 
area. 
 
The City finds this requirement is satisfied. 
 
 
 
E. Notwithstanding subsection B of this section, a city or county may allow the lawful use of any 
building, structure or land at the time of enactment of an ordinance adopted pursuant to this 
section to continue and to expand to add up to 20 percent more floorspace and 10 percent more 
land area. 
 
Analysis: Compliance with this requirement would be considered if development is proposed within the 
Industrial area portion of the BRCP following adoption. Lawfully pre-existing non-conforming uses 
are regulated under OCMC 17.58. The specific use restrictions that are necessary to assure 
protection of employment lands will be further refined with adoption of new zoning designations 
and code requirements for the BRCP.  
 
 
The City finds this requirement is satisfied. 
 
 
D. Compliance with Metro Title 11. 
 
The Plan is required to show compliance with the current version of Metro Title 11. 
 
3.07.1105 Purpose and Intent 
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The Regional Framework Plan calls for long-range planning to  ensure that areas brought into 
the UGB are urbanized efficiently and become or contribute to mixed-use, walkable, transit- 
friendly communities. It is the purpose of Title 11 to guide such long-range planning for urban 
reserves and areas added to the UGB. It is also the purpose of Title 11 to provide interim 
protection for areas added to the UGB until city or county amendments to land use regulations to 
allow urbanization become applicable to the areas. 
 
Analysis: The adoption of the BRCP achieves the purpose and intent of Metro Title 11. Detailed 
findings are provided below. 
 
3.07.1120 Planning for Areas Added to the UGB 
A. The county or city responsible for comprehensive planning of an area, as specified by the 
intergovernmental agreement adopted pursuant to section 3.07.1110C(7) or the ordinance that 
added the area to the UGB, shall adopt comprehensive plan provisions and land use regulations 
for the area to address the requirements of subsection C by the date specified by the ordinance or 
by section 3.07.1455B(4) of this chapter. 
 
Analysis: The Intergovernmental Agreement with Metro to complete the concept plan for 
Beavercreek Road was signed by Metro Council in 2007.  The City fulfilled all of the designated 
Milestones specified in the IGA and was fully reimbursed by Metro for the planning work 
following the City Commission’s initial adoption of the concept plan in September 2008. The 
City’s decision was appealed to the Land Use Board of Appeals (LUBA). LUBA remanded the 
Concept Plan, finding that the Plan was not consistent with the Metro 2040 Growth Concept Map. 
Oregon City and Metro staff worked to amend the 2040 Growth Concept Map and address the reason 
for remand, which was adopted by the Metro Commission early in 2011. The City requested a 3-year 
extension of the compliance deadline which was granted by Metro in May, 2011. Due to further legal 
challenges to the Metro UGB, re-adoption of the Plan by the City could not practicably occur until 
2015. 
 
Once the City Commission has adopted the revised findings and all appeal timelines have expired, the 
City will prepare a scope of work to prepare and adopt the implementation measures (zoning and 
development code amendments) for the Beavercreek Road Concept Plan. It is expected that the 
preparation and adoption process for the implementation measures will be included in the 2016 
Community Development Department work plan and budget. 
 
The City finds this requirement is satisfied. 
 
B. If the concept plan developed for the area pursuant to section 3.07.1110 assigns planning 
responsibility to more than one city or county, the responsible local governments shall provide for 
concurrent consideration and adoption of proposed comprehensive plan provisions unless the 
ordinance adding the area to the UGB provides otherwise. 
 
Analysis: Oregon City is solely responsible for adoption of the Beavercreek Road Concept Plan. 
 
The City finds this requirement is satisfied. 
 
C. Comprehensive plan provisions for the area shall include: 
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1. Specific plan designation boundaries derived from and generally consistent with the boundaries 
of design type designations assigned by the Metro Council in the ordinance adding the area to the 
UGB; 
 
Analysis: The revised Industrial and Other Employment Areas map adopted by Metro in 2010 by 
Ordinance 10-1244B, Exhibit D is consistent with the North Employment Campus (NEC) plan 
area on the BRCP. The remaining plan areas – the Mixed Employment Village, Main Street, and 
West and East Mixed Use Neighborhoods, are consistent with the Metro Outer Neighborhoods 
design type designation.  
 
The City finds this requirement is satisfied. 
 
 
2. Provision for annexation to a city and to any necessary service districts prior to, or 
simultaneously with, application of city land use regulations intended to comply with this 
subsection; 
 
Analysis: The City’s Comprehensive Plan and Code establishes a framework of policies and 
implementing ordinances before annexation can take place and urban-level development can 
occur. 
 
Applications for annexation, whether initiated by the City or by individuals, are based on specific 
criteria contained in Chapter 14 of the City of Oregon City Municipal Code.  
 
Annexation to the City of Oregon City is required as a condition of extension of city services 
properties within the Urban Growth Boundary, including sewer, water, and stormwater utilities.  
 
As a general policy the city does not extend services to properties outside the city limit. In 
situations where the timing of extension of a particular city service may not be practicable until a 
greater level of urbanization occurs, such as sewer connections farther than 300’ from city sewer, 
exceptions may be made in accordance with law or based on intergovernmental agreements.  
 
Concept plans are an important tool that identifies where and when areas might be considered for 
annexation in order to control the expansion of the city limits and services to help avoid conflicts 
and provide predictability for residents and developers. Other considerations are consistency with 
the provisions of the Comprehensive Plan and the City’s public facility plans, with any plans and 
agreements of urban service providers, and with regional annexation criteria. 
 
The City finds this requirement is satisfied. 
 
 
3. Provisions that ensure zoned capacity for the number and types of housing units, if any, specified 
by the Metro Council pursuant to section 3.07.1455B(2) of this chapter; 
 
Analysis:  The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
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commercial/residential uses.  Accessory dwelling units are allowed in all single-family residential 
zones, per the Oregon City Municipal Code, subject to special development and occupancy 
standards.  Manufactured homes are typically permitted in any zone where single-family detached 
housing units are permitted unless other factors, such as historic review guidelines, might 
otherwise preclude them.  Proposed policy 1.6 indicates that within the West and East Mixed Use 
Neighborhoods, a variety of housing types will be required and that lot size averaging and other 
techniques that help create housing variety while maintaining overall average density should be 
allowed.  Requiring a mix of housing types and requiring a minimum and maximum density, rather 
than a minimum and maximum lot size, will allow a wide variety of housing units to be created, 
meeting the intent of this section.  
 
The BRCP envisions that the West Mixed Use Neighborhood shall be a walkable, transit-oriented 
neighborhood with an overall average or residential uses not to exceed 22 dwelling units per acre.  
The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood with a variety 
of housing types that will not exceed densities permitted in the R-5 zone (8.7 units per acre).  Based 
on the proposed densities, the BRCP has an estimated capacity of approximately 1,000 dwellings, 
which is approximately 10.3 dwellings per net developable residential-designated acre.  These 
residential densities do not apply to lands designated for industrial and employment use where 
residential uses are not permitted. 
 
The City finds this requirement is satisfied. 
 
 
4. Provision for affordable housing consistent with Title 7 of this chapter if the comprehensive 
plan authorizes housing in any part of the area. 
 
Analysis:  According to the 2000 census, the median household income in Oregon City was 
$45,531. The 2013 median household income (2010 inflation adjusted) was $60,223. Affordable 
housing is typically defined as housing that does not cost more than 30% of a household’s income.  
In addition, very low income households are typically defined as those earning less than 30% of 
median household income; low-income households as those earning less than 50% of median 
household income; and moderate income households are those making between 50% and 80% of 
median income.  Typically, the types of housing most affordable to people with low and moderate 
incomes are single-family homes on small lots, attached single-family homes, duplexes and multi-
family housing, and accessory dwelling units.  These types of housing types are expected to 
account for 390 to 480 units, providing affordable housing opportunities within the concept plan 
area.  As stated above, requiring a variety of housing types will create opportunities for affordable 
housing within the proposed neighborhoods.  
 
The City finds this requirement is satisfied. 
 
 
5. Provision for the amount of land and improvements needed, if any, for public school facilities 
sufficient to serve the area added to the UGB in coordination with affected school districts. This 
requirement includes consideration of any school facility plan prepared in accordance with ORS 
195.110; 
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Analysis:  The concept plan has not identified any new school sites within the study area.  The 
Oregon City School District High School is located directly across Beavercreek Road from the 
study area and the district owns a vacant parcel of land directly south of the study area that could 
be used as a future school facility.  The Oregon City School District provided a representative that 
was a member of the Citizen Advisory Committee.  No need for additional lands identified as a 
result of the implementation of the concept plan was identified. 
 
Oregon City School District owns property adjacent to the Beavercreek Road Concept Plan and 
believes this is probably adequate for the near term. The District has some current capacity at the 
elementary school K-5 level and high school 9-12 level. The District is near capacity at the middle 
school 6-8 level. 
 
According to the School District, even with existing school property adjacent to the Beavercreek 
Road Concept Plan, public financing support will be required to develop the additional capacity in 
the future. The District is embarking on a long-range facilities planning process to study existing 
and future capital needs. 
 
The City finds this requirement is satisfied. 
 
 
6. Provision for the amount of land and improvements needed, if any, for public park facilities 
sufficient to serve the area added to the UGB in coordination with affected park providers. 
 
Analysis: The Beavercreek Road Open Space Framework plan provides a network of green spaces 
that are intended to provide a system of connected parks, opens spaces and natural areas, provide 
access to nature, preserve existing natural resources and provide green spaces near the system of 
trails and pedestrian connections.  The power line corridors comprise approximately 52 acres of 
land north of Loder Road and have been utilized to provide publicly accessible opens space, trails 
and links to the broader open space network.  The City’s Parks and Recreation Master Plan requires 
between 6 and 10 acres of parkland per 1,000 population. The extent and location of the park is 
conceptual, flexible and the costs associated with acquisition and development may need to be 
determined through more detailed Master Planning processes, similar to the Glen Oak Road park 
site and the Hazel Grove parks site master planning that was conducted in 2014. Existing parks 
SDCs do not reflect the cost of providing parks in this area, and they may need to be updated to 
account for the amount of parks acreage envisioned in the concept plan. A park is proposed to 
extend through the central and southern areas of the BRCP.  The location and linearity of the park 
was first indicated by Metro’s Goal 5 mapping.  This open space feature is intended as a continuous 
green space that links the districts and neighborhoods south of Loder Road. 
 
The City finds this requirement is satisfied. 
 
 
7. A conceptual street plan that identifies internal street connections and connections to adjacent 
urban areas to improve local access and improve the integrity of the regional street system. For 
areas that allow residential or mixed-use development, the plan shall meet the standards for street 
connections in the Regional Transportation Functional Plan; 
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Analysis:  See also findings under Goal 12 earlier in this report. The BRCP provides for a mixed 
use community that provides viable options for internal trip making (i.e. many daily needs 
provided on-site), transit use, maximized walking and biking, and re-routed trips within the Oregon 
City area.  Beavercreek Road will be improved as a green boulevard that will be a 5-lane arterial 
section to Clairmont, then a 3-lane arterial from Clairmont to the UGB. The internal street system 
will provide logical, but limited access to Beavercreek Road, by connecting to existing streets on 
the west side of Beavercreek Road and requiring that an internal street/alley system be utilized, 
eliminating driveway cuts on Beavercreek Road and maximizing its available capacity.  The plan 
identifies an internal north-south connection from Old Acres Lane to Thayer Road that will reduce 
the need to access Beavercreek Road for daily trips within the area and an extensive pedestrian 
and bicycle circulation system connecting the residential, commercial and industrial areas together 
and extends to existing and proposed transportation systems adjacent to the study area.  The plan 
identifies appropriate green street options to be implemented, and expanded on, as development 
occurs, including: vegetated swales, planter islands, curb extensions, and porous pavement.   
 
Goal 6 of the BRCP recommends providing multi-modal transportation links connected within the 
site as well as to the surrounding areas and includes policies recommending that land use reviews 
support bus service by ensuring a mix of land uses, densities and design options that support public 
transportation and other alternative transportation methods, ensure that local connectivity and off-
street pedestrian routes link together in a highly connected pedestrian system that is safe, direct, 
convenient and attractive and improve pedestrian and bicycle safety along Beavercreek Road.  The 
concept plan process has identified and prepared the construction cost estimates for the planned 
transportation improvements and a detailed list of financing options has been created.   
 
The City finds this requirement is satisfied. 
 
8. Provision for the financing of local and state public facilities and services; and 
Analysis: The plan includes adequate consideration of public facilities cost estimates and 
financing approaches.  
 
The plan provides a thorough explanation of the existing conditions pertaining to this analysis and 
provides recommendations and preliminary cost estimates for improvements that will be necessary 
in order for the concept plan to be carried out. Since the BRCP was initially adopted in 2008, three 
public facilities plans were amended to include the concept plan area. These plan updates include 
cost estimates which have subsequently been updated in the city’s public infrastructure and 
transportation planning as follows:  
Transportation System Plan (2013) 
Sewer Master Plan (2014) 
Water Master Plan (2010) 
Stormwater and Erosion Control Manual and Design Standards (2015) 
 
Parks and recreation system development charges will need to be analyzed to reflect the type of 
dwelling unit to be constructed and the number of employees associated with non-residential uses 
in the area. Future parks planning will need to include consideration of SDCs. SDCs could be 
utilized to acquire open space, natural resource and natural hazard areas that are part of the larger 
open space framework plan. Four other primary funding sources have been identified, including: 
Urban Renewal/Tax Increment Financing; Local Improvement Districts; Bonds; and Developer 
Funded Improvements.  The plan also calls for creating the Environmentally Sensitive Resource 
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Area to protect, conserve and enhance identified natural by applying a low-density base zoning 
that allows property owners to cluster density outside the ESRA and transfer to more appropriate 
sites.   
 
Planning, funding and cost estimates for the transportation system plan (TSP) consistent with the 
Regional Transportation Plan (RTP) were adopted in early 2014 and are described in more detail 
under section 7 above.  
 
The City finds this requirement is satisfied. 
 
9. A strategy for protection of the capacity and function of state highway interchanges, including 
existing and planned interchanges and planned improvements to interchanges. 
Analysis:  The Statewide Planning Goal 12 analysis and findings provided earlier in this report on 
Page 25 discusses in detail the City’s Transportation System Plan and consistency with the Metro 
RTP, as well as a discussion of mobility challenges for existing state highway interchanges. 
 
The City finds this requirement is satisfied. 
 
D. The county or city responsible for comprehensive planning of an area shall submit to Metro a 
determination of the residential capacity of any area zoned to allow dwelling units, using the 
method in section 3.07.120, within 30 days after adoption of new land use regulations for the area. 
Analysis:  See analysis under provision 3 above relating to zoned capacity. 
 
The City finds this requirement is satisfied. 
 
 
3.07.1130 Interim Protection of Areas Added to the UGB 
Until land use regulations that comply with section 3.07.1120 become applicable to the area, the 
city or county responsible for planning the area added to the UGB shall not adopt or approve: 
 
A. A land use regulation or zoning map amendment that allows higher residential density in the 
area than allowed by regulations in effect at the time of addition of the area to the UGB; 
B. A land use regulation or zoning map amendment that allows commercial or industrial uses not 
allowed under regulations in effect at the time of addition of the area to the UGB; 
 
C. A land division or partition that would result in creation of a lot or parcel less than 20 acres in 
size, except for public facilities and services as defined in section 3.07.1010 of this chapter, or for 
a new public school; 
 
D. In an area designated by the Metro Council in the ordinance adding the area to the UGB as 
Regionally Significant Industrial Area: 
1. A commercial use that is not accessory to industrial uses in the area; and 
2. A school, a church, a park or any other institutional or community service use intended to serve 
people who do not work or reside in the area. 
 
Analysis: The areas added to the UGB which are subject to this title are zoned County FU-10 
which is a holding zone that prevents urbanization prior to concept plan adoption, and does not 
allow land uses A, B or C described above. None of the lands added to the UGB are considered 
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RSIAs, although they are considered important to the local employment and industrial land 
capacity of Oregon City. 
 
The City finds this requirement is satisfied. 
 
 
 
VI. CONCLUSION 
 
The City finds that Beavercreek Road Concept Plan and appendices meets the requirements of the 
Statewide Land Use Goals, Metro Title 11, Metro Title 4, as well as the applicable Comprehensive 
Plan criteria.   
 
 
_______________________________________ __________________________ 
DAN HOLLADAY, Mayor     Date 
 
 
Attested to this ___ day of ____ 20015 
 
 
_______________________________________ 
KATTIE RIGGS, City Recorder 
 
  
 



From: Buehrig, Karen
To: "pauloedgar@q.com"
Cc: Andrew Cotugno - Metro; Bernard, Jim; BCCMail; Comer, Catherine; CRAIG Elizabeth * ODOT; Deborah Hart

 Redman - Metro Transportation Planner; Elizabeth Graser-Lindsey - Beavercreek; Ellen Rogalin - Clackamas
 Trans; Ethan Seltzer - PSU Urban Planning; GARRETT Matthew L * ODOT; James B. Cox - ODOT Major Projects;
 Jeff Graham - FHWA; Ludlow, John; Cartasegna, Mary Jo; Metro Council President Tom Hughes; Savas, Paul;
 Ray Valone - Metro Planning; Rep Bill Kennemer; REP Barton; Rep. Julie Parrish; Rian Windsheimer - ODOT;
 Senator Alan Olsen; Senator Chuck Thomsen - Hood River; Senator Peter Courtney; Senator Rod Monroe; Steve
 Schopp; Tootie Smith - CC Commissioner

Subject: RE: Emailing - Agenda (7).pdf Beavercreek Road Concept Plan - How it can take the intersection of Hwy 213 and
 Beavercreek Road from LOS "F" to LOS "Z" and what that means

Date: Monday, December 14, 2015 5:30:30 PM

Paul-

Thank you for your email.  I did a little digging today, and this is what I found out.

1) Tonight, staff from Oregon City will be requesting a continuance of the Beavercreek Road Concept Plan
 discussion at the Planning Commission meeting.  They are asking to move it to the January 11th meeting.  They
 need more time to adequately address the issues brought up at the previous Planning Commission meeting,
 including concerns related to adequacy of the transportation system. 

2) The City has met as recently as last week to talk with ODOT about the issue of the intersection of Hwy 213 and
 Beavercreek Road.  The Oregon City Transportation Systems Plan acknowledged that this intersection failed to
 meet the mobility standard and that there was a need to work with its partners (ODOT and Clackamas County) on
 developing an alternative mobility standard.  ODOT will be hopefully getting back to Oregon City with information
 on how that project can move forward.

3) Before significant development proposals and zone changes can be made, an new Alternative Mobility standard
 needs to be adopted. 

It was very encouraging to hear that ODOT is looking at ways to move a project forward that will address mobility
 standards at this intersection.  Clackamas County will be involved in this discussion and can bring forward your
 concerns about freight movement and economic development.

Sincerely,

Karen

Karen Buehrig
Transportation Planning Supervisor
Engineering Division, Clackamas County

150 Beavercreek Road
Oregon City, OR 97045
(503) 742-4683
karenb@co.clackamas.or.us

Department of Transportation and Development hours -
-  2nd and 3rd floor permit lobbies open Mon-Thurs 8a-4p and Fri 8a-3p.
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From: Paul Edgar [mailto:pauloedgar@q.com]
Sent: Sunday, December 13, 2015 12:30 PM
To: Buehrig, Karen
Cc: Andrew Cotugno - Metro; Bernard, Jim; BCCMail; Comer, Catherine; Comer, Catherine; CRAIG Elizabeth *
 ODOT; Deborah Hart Redman - Metro Transportation Planner; Elizabeth Graser-Lindsey - Beavercreek; Ellen
 Rogalin - Clackamas Trans; Ethan Seltzer - PSU Urban Planning; GARRETT Matthew L * ODOT; James B. Cox -
 ODOT Major Projects; Jeff Graham - FHWA; Ludlow, John; Cartasegna, Mary Jo; Metro Council President Tom
 Hughes; Savas, Paul; Ray Valone - Metro Planning; Rep Bill Kennemer; REP Barton; Rep. Julie Parrish; Rian
 Windsheimer - ODOT; Senator Alan Olsen; Senator Chuck Thomsen - Hood River; Senator Peter Courtney;
 Senator Rod Monroe; Steve Schopp; Tootie Smith - CC Commissioner
Subject: Emailing - Agenda (7).pdf Beavercreek Road Concept Plan - How it can take the intersection of Hwy 213
 and Beavercreek Road from LOS "F" to LOS "Z" and what that means

Karen, there needs to be made a request for a continuance of this hearing process, by the City of Oregon City's to
 fast track the adoption
of  their "Beavercreek Road Concept Plan".   The justification for this
continuance request is because of inadequate and dated Transportation Studies and Understanding by Clackamas
 County, ODOT and Oregon City.

What is now being advanced can cause major damage to individuals, businesses and the environment in Clackamas
 County and subsequently have devastating effects on everyone's ability to create "Economic Development and new
 JOB's in a significant section of the county that has as its primary lifeline for travel and freight, Highway 213 and
 Beavercreek Road.

Critical in this is the intersection of Hwy 213 and Beavercreek Road, that has been identified at being at LOS "F"
 conditions right now.

We need adequate and responsible planning as to ascertain, the effects of what is being proposed zoning and
 development that will reduce the carry capacity of Hwy 213 and Beavercreek Road to below that of what it is right
 now at LOS "F" conditions.

Allowing for the creation of strategic Chock Points that can have permanent negative effects is in direct violation of
 the State of Oregon Planning Guideline and Goals.

This is not just an Oregon City issue it is a Regional, State of Oregon and Clackamas County issue too.

As member of the recent Clackamas County TSP Committee, we identified strategic Roads and Freight Routes and
 they are embodied in the Clackamas County Comprehensive Plan and TSP.  There is on MAP 5-9a the
 identification of Urban Freight Routes.  If this Hwy 213 and Beavercreek Road intersection is allowed to be taken
 to conditions of less then LOS "F" conditions, in reducing its carrying capacity to unacceptable levels, this will hurt
 the whole of Clackamas County economy and its ability create or retain JOB's, and that should not be allowed
 happen.

Without doing something, that is like saying to all people and industry that will be negatively effected by what is
 being proposed to happen, you don't care.

This Beavercreek Road Concept Plan was started 9-to 10--years ago. It has been in this long process, after it was
 approved with its appeal to LUBA and now we are faced with 6-to 10-year old data and requests to fast track this
 process with radically changing conditions in Transportation Needs and Urban Planning.

So read this, "Re-adoption of the Beavercreek Road Concept Plan" and request for a Continuance of (Planning File
 LE 15-03) at the City of Oregon Planning Commission Meeting,  December 14, 2015.

My recommendation is that there is a need for a full fledged "Transportation Planning Study - Review on Hwy 213
 and Beavercreek Road"
where we can at least have plans that reflect the current needs to provide for adequate Right-of-Way and Carry

mailto:pauloedgar@q.com


 Capacity for all modes of traffic, out over the next 30-years.  We want economic development and JOB's, so lets
 figure this out.

Paul Edgar

--



From: Buehrig, Karen
To: Pete Walter
Subject: FW: Beavercreek Road Concept Plan,letter to CC & ODOT
Date: Tuesday, December 22, 2015 9:18:01 AM
Attachments: Beavercreek Road Concept Plan,letter to CC & ODOT.pdf

-----Original Message-----
From: Paul Edgar [mailto:pauloedgar@q.com]
Sent: Monday, December 21, 2015 12:25 PM
To: Buehrig, Karen; Rian Windsheimer - ODOT; Matthew L. Garrett; Ludlow, John; Savas, Paul
Subject: Beavercreek Road Concept Plan,letter to CC & ODOT

Please everyone we need a responsible Transportation Study of the State Highway 213 and Beavercreek Road
 Corridors, that will put accurate and quantified information in everyone's hand.

Just to remind everyone, the intersection of Hwy 213 and Beavercreek Road is at LOS F conditions right now.

Beavercreek Road is a Clackamas County Road and Highway 213 is a State Highway and they are both designated
 as strategic Freight Routes.

In a Oregon City Planning Commission meeting, one of the commissioners looked up and said, that it looks like we
 are about to approve taking the intersection (Beavercreek Road and Hwy 213) to LOS Z.

Without a plan, and with their re-classification of the intersection to Mixed Use Commercial, and the use of Volume
 over Capacity method, coupled with incremental planning approval within a piece meal approval process, Oregon
 City will be able to take this intersection to LOS Z.

That is what is happening!!

Paul Edgar

--

mailto:KarenB@co.clackamas.or.us
mailto:pwalter@ci.oregon-city.or.us
mailto:pauloedgar@q.com
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December 21, 2015 


 


To: State of Oregon, Department of Transportation, Region One                     


Portland, OR. & Clackamas County, Oregon City, OR 


From: Paul Edgar, Citizen – Past member of the Clackamas County 


Transportation Committee for the TSP, Oregon City, Oregon 


 


Subject: Oregon City’s Beavercreek Concept Plan and Development/Zoning 


and their impacts on State and Regional Transportation Systems i.e. 


State Hwy 213 & Beavercreek Road 


 


Oregon’s Statewide Planning Goals & Guidelines, GOAL 12: Transportation   


(OAR 660-015-0000(12), Guidelines, A. Planning: States, 


1.  All current area-wide transportation studies and plans should be revised 


in coordination with local and regional comprehensive plans and 


submitted to local and regional agencies for review and approval. 


 


Therefore: 


 


This has not occurred to where the Clackamas County has approved the 


Oregon City Beavercreek Concept Plan, through their Planning Commission, 


Transportation Department-Planning, and Oregon Department of 


Transportation (ODOT), Region One, in where Intergovernmental 


Agreements (IGA) have been issued confirming critical understandings, 


agreement and approval. 


 


Therefore: 


 


Until there are IGA’s in hand, The City of Oregon City cannot proceed on 


the approval process of the Beavercreek Concept Plan, re-zoning in the 


affected area, issuance of building permits and/or any construction that has 


implications on increasing Transportation Type – New Trip Generation. 
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Therefore: 


 


Clackamas County’s Comprehensive Plan, reflected in their Urban Freight 


Routes, MAP 5-9a, where they identify State Hwy 213 and Beavercreek 


Road as strategic Urban Freight Routes, important to regional economies 


and the creation and retention of JOB’s.  


 


Therefore: 


 


Any and all transportation considerations and TSP status changes that 


negatively impact “carrying capacity” with Regional and State Wide 


implications in increasing other areas in their cost of doing businesses and 


abilities that negatively affect their economic health cannot be allowed or 


permitted without an IGA in hand from all affected entities. 


 


Therefore: 


 


Any Transportation Implications that might arise from Oregon City’s 


Beavercreek Concept Plan, zoning and issuance of building permits and 


construction in the area must be compliance with the Clackamas County 


Comprehensive Plan, MAP 5-11e, Southwest County – Northern Portion, 


Capital Improvement Plan, with an IGA of approval, or therefore must stop.  


This is to prevent construction and building of anything that is in conflict 


with this Comprehensive Plan.  Beavercreek Road has been identified as a 


strategic Freight Route and additionally it has been identified as part of 


Multi-Use Path network, in its 20-Year Capital Improvement Projects out to 


Beavercreek Hamlet/CPO.  Needed Right of Way (ROW) must be allocated 


for within any plans, zoning, building permits and construction. 


 


 


6.  Plans providing for a transportation system should consider as a major 


determinant the carrying capacity of the air, land and water resources of 


the planning area.  The land conservation and development actions 


provided for by such plans should not exceed the carrying capacity of such 


resources. 
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Therefore: 


 


Currently the intersection of State Hwy 213 and Beavercreek Road are at 


and exceed the “Carrying Capacity” of this intersection using the State 


approved methods to determine/measure carrying capacity by a “Level of 


Service” (LOS) determination , where a measurement this Hwy 213 & 


Beavercreek Road intersection  currently reflects a LOS “F” Failing Status. 


 


Therefore: 


 


Before The City of Oregon City, can advance the Beavercreek Road Concept 


Plan, any zoning changes, building permits and construction for the area 


that have and create any change to any and all transportation trip 


generation in and through the affected area, there must be IGA’s in hand 


from all affected entities and governments, to allow those actions.  


 


Therefore: 


 


A complete Transportation Study with current updated understandings 


needs to happen, before advancing and approval of the Beavercreek 


Concept Plan, in addition to any zoning changes, building permits, 


construction activity that can alter Transportation Trips Generation within 


the affected area of the Beavercreek Concept Plan. 


 


Therefore: 


 


All Transportation Implications of the new Beavercreek Road Enterprise 


Zone must be identified and quantified in how they affect Beavercreek 


Road and the critical intersection of State Hwy 213 & Beavercreek Road. 


 


Therefore: 


 


The funding implications of how to achieve needed improvements in 


“carrying capacity” must be identified and to be in agreement with 


achieving what is in and implied as possible, within the Beavercreek 


Concept Plan.  Any proposed new zoning changes, building permits and 
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construction activities that can change negatively Transportation Trip 


Generation to where this exceeds the current LOS “F” conditions, must be 


stopped until needed IGA’s are received, in hand in Oregon City. 
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December 21, 2015 

 

To: State of Oregon, Department of Transportation, Region One                     

Portland, OR. & Clackamas County, Oregon City, OR 

From: Paul Edgar, Citizen – Past member of the Clackamas County 

Transportation Committee for the TSP, Oregon City, Oregon 

 

Subject: Oregon City’s Beavercreek Concept Plan and Development/Zoning 

and their impacts on State and Regional Transportation Systems i.e. 

State Hwy 213 & Beavercreek Road 

 

Oregon’s Statewide Planning Goals & Guidelines, GOAL 12: Transportation   

(OAR 660-015-0000(12), Guidelines, A. Planning: States, 

1.  All current area-wide transportation studies and plans should be revised 

in coordination with local and regional comprehensive plans and 

submitted to local and regional agencies for review and approval. 

 

Therefore: 

 

This has not occurred to where the Clackamas County has approved the 

Oregon City Beavercreek Concept Plan, through their Planning Commission, 

Transportation Department-Planning, and Oregon Department of 

Transportation (ODOT), Region One, in where Intergovernmental 

Agreements (IGA) have been issued confirming critical understandings, 

agreement and approval. 

 

Therefore: 

 

Until there are IGA’s in hand, The City of Oregon City cannot proceed on 

the approval process of the Beavercreek Concept Plan, re-zoning in the 

affected area, issuance of building permits and/or any construction that has 

implications on increasing Transportation Type – New Trip Generation. 
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Therefore: 

 

Clackamas County’s Comprehensive Plan, reflected in their Urban Freight 

Routes, MAP 5-9a, where they identify State Hwy 213 and Beavercreek 

Road as strategic Urban Freight Routes, important to regional economies 

and the creation and retention of JOB’s.  

 

Therefore: 

 

Any and all transportation considerations and TSP status changes that 

negatively impact “carrying capacity” with Regional and State Wide 

implications in increasing other areas in their cost of doing businesses and 

abilities that negatively affect their economic health cannot be allowed or 

permitted without an IGA in hand from all affected entities. 

 

Therefore: 

 

Any Transportation Implications that might arise from Oregon City’s 

Beavercreek Concept Plan, zoning and issuance of building permits and 

construction in the area must be compliance with the Clackamas County 

Comprehensive Plan, MAP 5-11e, Southwest County – Northern Portion, 

Capital Improvement Plan, with an IGA of approval, or therefore must stop.  

This is to prevent construction and building of anything that is in conflict 

with this Comprehensive Plan.  Beavercreek Road has been identified as a 

strategic Freight Route and additionally it has been identified as part of 

Multi-Use Path network, in its 20-Year Capital Improvement Projects out to 

Beavercreek Hamlet/CPO.  Needed Right of Way (ROW) must be allocated 

for within any plans, zoning, building permits and construction. 

 

 

6.  Plans providing for a transportation system should consider as a major 

determinant the carrying capacity of the air, land and water resources of 

the planning area.  The land conservation and development actions 

provided for by such plans should not exceed the carrying capacity of such 

resources. 
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Therefore: 

 

Currently the intersection of State Hwy 213 and Beavercreek Road are at 

and exceed the “Carrying Capacity” of this intersection using the State 

approved methods to determine/measure carrying capacity by a “Level of 

Service” (LOS) determination , where a measurement this Hwy 213 & 

Beavercreek Road intersection  currently reflects a LOS “F” Failing Status. 

 

Therefore: 

 

Before The City of Oregon City, can advance the Beavercreek Road Concept 

Plan, any zoning changes, building permits and construction for the area 

that have and create any change to any and all transportation trip 

generation in and through the affected area, there must be IGA’s in hand 

from all affected entities and governments, to allow those actions.  

 

Therefore: 

 

A complete Transportation Study with current updated understandings 

needs to happen, before advancing and approval of the Beavercreek 

Concept Plan, in addition to any zoning changes, building permits, 

construction activity that can alter Transportation Trips Generation within 

the affected area of the Beavercreek Concept Plan. 

 

Therefore: 

 

All Transportation Implications of the new Beavercreek Road Enterprise 

Zone must be identified and quantified in how they affect Beavercreek 

Road and the critical intersection of State Hwy 213 & Beavercreek Road. 

 

Therefore: 

 

The funding implications of how to achieve needed improvements in 

“carrying capacity” must be identified and to be in agreement with 

achieving what is in and implied as possible, within the Beavercreek 

Concept Plan.  Any proposed new zoning changes, building permits and 
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construction activities that can change negatively Transportation Trip 

Generation to where this exceeds the current LOS “F” conditions, must be 

stopped until needed IGA’s are received, in hand in Oregon City. 

 

 

 

 



Kate Brown., Governor 

December 28, 2015 

Oregon City Planning Commission 
City of Oregon City 
625 Center Street 
Oregon City, OR 97045 

Department of Transportation 
Region l Headquarters 

123 NW Flanders Street 
Portland, Oregon 97209 

(503) 731 .8200 
FAX (503) 73 1.853 1 

Subject: Beavercreek Road Concept Plan Re-Adoption (File LE-15-0003) 

Dear Chair Kidwell and Planning Commission Members: 

The Oregon Department of Transportation has no objection to the re-adoption of the 
Beavercreek Road Concept Plan based on the staff findings. We have pruiicipated 
throughout the plan development including helping to fund the development of the 
Beavercreek Road Concept Plan through a Transpo11ation Growth Management grant. 

The city staff finding that more intensive urban development will be allowed within the 
Beavercreek Road Concept Plan area only after the implementing zoning classifications 
are created and applied to the City's Zoning Map satisfies ODOT. The determination of 
whether the (future) urban zones will have a significantly effect on the transportation 
system set forth by Oregon Administrative Rule 660-012-0060 will be made at a future 
date. 

The city staff also finds that they will not be applying the (future) urban zones until 
alternative mobility targets ru·e adopted for OR213/Beavercreek Road intersection. This 
option is consistent with Oregon Highway Plan, Action 1F3. 

We look forward to working with the City of Oregon City in our continued partnership. 

Sincerely, 

on Makler, AICP 
Planning Manager, ODOT Region I 

c: Pete Walter, City of Oregon City 
Gail Cmiis, ODOT Region 1 



SOUTH 
FORK 
WATER 
BOARD 
"Pure water since 

1915" 

December 28, 2015 

SOUTH FORK WATER BOARD 
Co111bined Water Operations of Oregon City and West Linn, Oregon 

15962 S. Hunter Avenue 
Oregon City, OR 97045 

Business Office: (503) 657-6581 Fax: (503) 656-9336 
Filter Plant: (503) 657-5030 

Pete Walter, AICP, Associate Planner 
City of Oregon City, Community Development Department 
Planning Division 
221 Molalla Ave, Ste. 200 
Oregon City, OR 97045 

Mr. Walter, 

In response to your request for verification that the South Fork Water Board will be able to provide 

water service to an additional 1000 residential units and approximately 127 acres of light industrial 

in the Beavercreek Creek Road area, I am pleased to provide the following assurance: 

The South Fork Water Board's ability to service the proposed build-out in the Beavercreek Road 

concept plan will have little to no impact on the overall demand on the Board's water treatment 

system. Currently the South Fork Water Boards holds in excess of 52 million gallons per day (MGD) 

in water rights on the Clackamas River. To date, our peak demand has been approximately 22 MGD. 

The raw water intake on the Clackamas River already has the capacity to withdraw our full 52 MGD. 

The South Fork Water Board 2010 Water Master Plan Update calls for capital improvements to 

ensure the entire treatment system is able to handle this flow as demand increases. This Water 

Master Plan is currently in the process of being updated with a new 20-year planning horizon and 

will include growth projections from both Oregon City and West Linn ensuring an adequate supply 

of domestic water for both cities. Additionally, a 20-year Concept Development Plan to upgrade 

South Fork facilities to accommodate increased demand was approved by the City of Oregon City on 

March 14, 2011. 

Taken together, these planning documents guarantee the South Fork Water Board will have the 

ability to expand infrastructure to meet projected growth in our service area. 

Respectfully, 

µµ 
john Collins 

General Manager 



Oregon City Planning Commission 
Meeting of December 14th, 2015 

Testimony of Christine Kosinski, Unincorporated Clackamas County 

RE: File LE 15-003 Re-Adoption of The Beavercreek Road Concept Plan 
Failure to meet State Goal 7 
Failure to meet State Goals 4, 5, 17, and 18 
ORS 105.465 - Real Estate Disclosure Law 
Joint Interim Task Force on Landslides and Public Safety Report, October of 1998 
SB 1211 Regulations 

In my previous testimony to you of November 23rd, 2015, I listed many reasons why this City cannot 
consider approval of this Concept Plan. I requested in my testimony to keep the hearings open to allow 
the Planning Commission the time it would need to research and validate the fact that homeowners in 
the Holly Ln neighborhood are unable to obtain Landslide Insurance to cover losses should an event 
occur. I continued by stating, that the City and County must go to the State and Federal Government to 
write legislation for Hazard/Landslide/Earthquake Insurance to cover all Oregon citizens living in areas 
of Steep Slopes/Landslides/and other hazardous areas. I further stated that it is the responsibility of the 
City to support ORS 105.465 and that all prospective buyers of homes and/or property in landslide 
areas be made aware that their property lies within a landslide zone and that they will be unable to 
obtain landslide insurance for any losses due to landslide. This is not being done by either the City nor 
the developer and is against State Laws. ORS 105.465 will apply to all property owners within the 
Beavercreek Road Concept Plan as most of their properties will lie within one mile of a previous 
landslide (Lloyd's of London will deny if property is within one mile of landslide). 

I would like to direct the Planning Commission to the "Joint Interim Task Force on Landslides and 
Public Safety Report from October of 1998" (found on the internet). In the last paragraph on Pg. 9, it is 
stated "Oregon's statewide land use planning goals are implemented through local comprehensive 
planning, State law requires each city and county to have a comprehensive plan and the zoning and 
land-division ordinances needed to put the plan into effect. These local comprehensive plans must be 
consistent with statewide planning goals." On Pg. I 0, paragraph 3, it is further stated that "Because 
Oregon's Statewide Land Use Planning Goals address development in hazardous areas, land planning 
was a key issue before the Task Force." Consistent with its mission, the committee reviewed Oregon's 
statewide planning goals and determined that five of the nineteen goals relate to its work plan. The 
goals are Goal 4, Goal 5, Goal 7, Goal 17 and Goal 18. 

I now refer you to the City's Comprehensive Plan, Pg. 52 under Landslides, it is stated "landslides can 
be exacerbated by undercutting a slope or triggered by heavy rains, groundshaking from earthquakes 
and heayy traffic, undercutting the lower edge of a slope, cuts in road construction. Areas most 
susceptible to landslides in Oregon City are those with slopes of greater than 25%. 

First, I again ask the City to change its Landslide Regulations to regulate slopes of 15% or greater as 
recommended by a Geological Consultant in 2007. A reminder that Holly Ln landslides occurred on 
only 11 % slope and the Street of Dreams slides occurred on only 5% or less slopes. 
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I now ask you why would the City even consider approval of the BRCP in its present form? You can't 
meet requirements of the above State Goals, you openly admit that Groundshaking and Heavy 
Traffic can exacerbate the re-activation of Landslides, and furthermore, I have recently turned into the 
City "A denial for Landslide Insurance" that my husband and I received this past October. In 
addition, I turned proof into the City that Lloyd's of London (the only underwriter of Landslide 
Insurance in the World) will not write Landslide Insurance for anyone living within one mile of a 
previous landslide. That means that every homeowner on Holly Ln, Maplelane, Thayer Rd, Morton Rd, 
Donovan, Holly Crest, Redland Road, Park Place and all property owners within the Beavercreek Road 
Concept Plan, virtually none of these homeowners will be able to get landslide insurance, In view of 
this information, WHY WOULD OREGON CITY EVEN CONSIDER APPROVAL FOR THE 
BEAVERCREEK ROAD CONCEPT PLAN WHEN APPROVAL GOES AGAINST MANY 
STATE GOALS? 

In 2010, the people of Holly Ln filled your chambers "begging you" to take Holly Ln out of your TSP, 
telling you "we cannot get landslide insurance," and then asking you "if you re-activate landslides on 
Holly Ln when you try to widen, excavate and cut into the slopes, will you, the City, pay for our losses 
knowing we have NO insurance?" You gave us NO answer. We have asked you this same question on 
numerous occasions, again with NO answer from the City. You are giving us no answer because you 
know the City is wrong in taking over a County road that is filled with fragile landslides and sinkholes. 

What you are attempting to do goes against all State Goals, goals that the State has told you must be 
aligned with the State in your comprehensive plan. 

I ask you again, for all the people of Holly Ln, take Holly Ln out of your TSP for all the above reasons, 
but for the most important reason, and that is, "for the safety of the people and their property." 

I understand that the City needs a way to bring traffic from the hilltop down to the I-205 transportation 
corridor, however, we the people, have been trying to tell you for more than ten years that Holly Ln and 
all the streets in this area of Clackamas County are dangerous. This is "landslide city" and is an area 
that should be avoided and protected from heavy development. Your plans to make Holly Ln a "literal 
freeway" that would carry upwards of 50,000 ADT's per day and more are ill conceived. These plans 
were all about Profit and Greed at the expense of the poor citizen who can't even get insurance to cover 
losses should a landslide strike their property. I can't think of anything worse than to have government 
and developers profit while allowing the poor property owner to take all the losses. 

For all these reasons I cannot support approving the Beavercreek Concept Plan. I encourage the City to 
seek a Transportation Plan for this region that will allow development on the hilltop with a proven road 
system to support the industrial, retail and residential plans for the hilltop area, however, know that I 
will never support any plans for development that will take advantage of the property owner, many of 
these are voters that look to you for leadership, for truth and honesty, and only this is what I will 
support. 



 

MEMORANDUM 

TO: Oregon City Planning Commissioners 

FROM: Carrie Richter, Deputy City Attorney 

DATE: November 20, 2015 

RE: Beavercreek Road Concept Plan Summary 
 
 
A number of Planning Commissioners have asked for a quick outline of LUBA’s decision and 
how staff is recommending that the City respond to LUBA’s decision.  This memorandum is 
intended to provide a summary of the arguments made by petitioner Graser-Lindsey, the City’s 
response and how the findings respond to LUBA’s decision. 

In the LUBA case, the petitioner raised three assignments of error.  The first addressed the 
amount of industrial lands in the plan, the second with utility and natural resource issues and the 
third with the process for adoption.  LUBA did not reach several of the arguments, finding that 
the concept plan did not designate sufficient industrial lands to meet a Metro requirements.  A 
copy of LUBA’s decision is attached for your reference.  

Applicable Standards 

Before turning the petitioner’s arguments, it is important to identify the standards that the City 
must meet in adopting a concept plan.  The BRCP is an amendment to the City’s comprehensive 
plan and, when the City amends its plan, it must make findings that the amendments are 
consistent with the statewide planning goals, Metro code requirements and the City’s existing 
Comprehensive Plan - including any ancillary transportation and utility master plans.  In addition 
to those requirements, when Metro amended the UGB bringing rural land into the urban area, the 
City was also obligated to plan those areas consistently with Metro’s Urban Growth 
Management Functional Plan Title 11.  Part of Title 11 planning requires compliance with the 
Regionally Significant Industrial, Industrial or Employment design types, set forth in Metro’s 
UGMFP Title 4.   

LUBA’s Decision & Title 4 Industrial Lands 

When LUBA reviewed the BRCP, the Metro Title 4 map identified 308 acres with an Industrial 
design concept and the Beavercreek Road Concept Plan designated only 121 net acres - the 
North Employment Campus - for industrial uses.  LUBA found that the City failed to designate 
sufficient industrial lands to comply with the Title 4 design type requirements.   

After LUBA’s decision, the City Commission decided not to revise the BRCP to designate more 
industrial land.  Instead, in 2010, as part of adopting a new regional population and employment 
range forecast, Metro found that the identified deficiency in industrial lands would be remedied 
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by including additional lands for industrial uses north of the City of Hillsboro.  Metro went on to 
identify a shortage in residential lands that justified reducing the amount of Title 4 designated 
industrial lands within the City of Oregon City to 220.41 gross acres that is estimated to yield 
approximately 123 acres for industrial uses.  As a result of Metro’s Title 4 map amendment, the 
BRCP, as adopted in 2010, now complies with Metro’s Title 4 land designations. 

Transportation and Utility Plans 

In addition, to the industrial land issue, the petitioner challenged the adequacy of the City’s 
findings in the inventory of infrastructure demands.  The challenges included challenges to the 
financing approaches for transportation, parks, police, fire and sold waste, and schools and 
whether serving the Beavercreek area would impact services and costs on the city as a whole.   

When the BRCP was originally adopted, it was evaluated against transportation and other utility 
plans in place at that time, which did not contemplate development demands in the areas covered 
by the BRCP.  As a result, the BRCP attempted to analyze those impacts in the first instance but 
because LUBA did not weigh in on those issues, we do not know if those findings were 
adequate.   

Since that time, the City has adopted new transportation system, water, sewer master plans as 
well as new low impact development stormwater standards.  These utility master plans assumed 
development at the levels set out in the BRCP and included updated lists of projects and costs 
necessary to serve the BRCP area.  As a result, these master plans more fully flesh out service 
demand, their costs, and explain how utilities will be funded so as not to increase costs to 
existing City residents.   

The findings for the BRCP have been revised to include consideration of these updated plans.  
Since the City decided to open the record to allow consideration of these new plans, it made 
sense to revisit the provision of parks, schools, police and fire adequacy issues as well.    

Natural Resources and Landslides 

The petitioner also argued that the City failed to adequately protect streams and wetlands as well 
as protect for natural hazards and landslides.  As the draft findings provide, the City’s natural 
resource and hazard overlay zone protections already in the City’s code will be applicable to all 
development within the BRCP area responds to these issues. 

Public Process  

Finally, with regard to public process, the petitioner argued before LUBA that the hybrid BRCP 
put forward by the Citizen Involvement Committee (CIC) did not consider “community input 
[or] adequately reflect community desires.”  As pointed out in the findings, the CIC held 
multiple meetings to consider three different concept plans.  The CIC voted to put forward the 
hybrid plan which was fully vetted by the Planning Commission and City Commission over 
numerous public hearings.  Petitioner was given a full and fair opportunity to present oral and 
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written testimony during the previous proceedings and will have the same opportunity during the 
City’s limited review of the record on remand.       

Conclusion 

It is important to remember that staff has not made any amendments to the Beavercreek Concept 
Plan document.  Rather, the only revisions appear in the findings supporting the concept plan as 
originally drafted and with new, more current evidence addressing the Title 4 map issues, the 
utility and natural feature issues raised by the petitioner in the LUBA appeal. 

We look forward to discussing this issue with you further during the hearing. 
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Figure 5 - 1b
Typical Urban Minor Arterial Cross Section

paved width:  48’ - 94‘
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Notes:
 1. This standard cross section shall apply except where a Special Transportation plan in Chapter 5 speci�es a di�erent cross section.

 2. For more detailed information on the implementation of this Cross Section - see the Zoning and Development Ordinance and/or the County Roadway Standards.
 
 3. Cross section may vary to accommodate Regional Transportation Functional Plan 3.08.110 Street System Design or to accommodate topographical or environmental constraints.

 4. Within the range stated, precise dimensions of typical paved width shall be determined by Engineering based upon adjacent land use, vehicle tra�c volume, existing travel lane width, design speed and   
      crash history. 

 5. Medians, pedestrian refuges, islands, curb extensions, parking, left turn lanes or right turn lanes shall be provided per the Comprehensive Plan, Capital Improvement Projects or as warranted by Roadway   
      Standards. These improvements may require additional right-of-way.
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Last Amended March 1, 2014
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On 1/31/2016 l:Sl PM, Paul Edgar wrote to Karen Buehrig, Trans Planning Mgr CC and Jon 
Makler, Trans Planning Mgr - Region ! ODOT: 

Can a group of us come by and get a copy of the required specifications and engineering 
drawings of a Major Arterial & Urban Freight Route, as in the Beavercreek Road, from 
Highway OR213 intersection east bound and Highway OR213 south bound through Oregon 
City. 

about: blank 

Maybe a educational Town Hall and Work Shops could be developed in Oregon City, where 
Oregon Department of Transportation, Clackamas County Transportation, the City of Oregon 
City and outlining communities, Cities and CPO's can all sort out and go through the studies 
and proposals for OR213 and Beavercreek Road. 

We will leave it up to you to identify, that we have received the necessary information to 
protect the interests of all effected parties with their Transportation Infrastructural needs, in 
the OR213 corridor and the Beavercreek Road Corridor, in anticipation of the Beavercreek 
Road Concept Plan possible approval, with all of its zoning implications and implied 
permissions. 

Also include what is needed in addition, adequate information that reflects having a 
separated "Bike and PED Path", where identified in our Clackamas County Comprehensive 
Plan and TSP, out to the Beavercreek CPO. 

We need to have to have all Regional Transit (TriMet) understands and firm commitments in 
hand, before any local legislative efforts should be approved as in a the Beavercreek Road 
Concept Plan and zoning changes. 

We need complete understandings of what "real world and effective" mitigation could take 
place within "Volume over Capacity" adjudication at the Intersection of OR213 and 
Beavercreek Road, without an overpass. 

If there are preliminary specifications and engineering understands/drawings of what a 
Diamond Style Fly-Over Overpass might look like, to allow OR213 to pass under a 
Beavercreek Road with this Overpass, that is equally needed. 

What is critical is knowing that we have enough land and necessary ROW identified and 
set-aside, so that in the future - this "Maybe Required Fly-Over Overpass" can be 
accomplished. We need to know this, ASAP. 

In addition, we would also like to re-review the reasons/justifications for the Highway OR213 
Jug-Handle Project and how the appropriations were acquired, necessary to permit virtually 
any additional development in the Rossman Land Fill Area, close to the l-20S corridor. 

2/3/2016 6:32 PM 
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about:blank 

This Jug-Handle Project was equally necessary to provide the mitigation to new - future 
incidents of travel and their impacts in the creation of future unacceptable levels of 
congestion on the Highway OR213, as to not create "Choke Points" on a strategic Major 
Arterial - Urban Freight Route. 

We need to glean from a History Lesson, what was said and done, in successfully gaining 
approval, prioritization and funding for the Jug-Handle Project on the same OR213 Corridor, 
in the recent past. 

We need all partners to help with the identification of funding opportunities, impact 
funding fees on development and those who create new unacceptable levels of congestion. 

The burden of paying for what is needed to create permanent solutions to the problems of 
generating unacceptable levels of congestion has to be part of the passage of the 
Beavercreek Road Concept Plan and any zoning changes, that will result in and lead to 
exceeding our current LOS "F" = V/C.1 status, at the OR213 and Beavercreek Road 
Intersection. 

What was said and done in the past, is equally true in its prioritization and need, at the top 
of the hill of Highway OR213 in Oregon City, with its intersection with Beavercreek Road and 
on. 

Paul Edgar, Oregon City 

2/3/2016 6:32 PM 



 

 

 

City of Oregon City | PO Box 3040 | 221 Molalla Avenue, Suite 200 | Oregon City, OR 97045  
 Ph (503) 722-3789  www.orcity.org 

 

 

221 Molalla Ave.  Suite 200   | Oregon City OR 97045  
Ph (503) 722-3789 | Fax (503) 722-3880 

Community Development Department 

M E M O R A N D U M 
 
To:        City Commission 
From:    Planning Commission 
Re:         Beavercreek Road Concept Plan Re-Adoption 
Date:     February 12, 2016 
Meeting Date: February 22, 2016  
 

The Planning Commission recommended that the City Commission approve Planning File LE 15-01, 
the Re-Adoption of the Beavercreek Road Concept Plan (BRCP) on January 25th, 2016. This 
recommendation is based on our review of the original BRCP record compiled in 2008, along with 
oral testimony presented by the public and staff through four public hearings, and written materials 
submitted during an open-record period of approximately three months. Based on this lengthy and 
detailed review, the Planning Commission finds that the BRCP strikes an appropriate balance, 
achieving the community’s vision for a complete and sustainable community with opportunities for 
Oregon City residents to live and work. The development of lands within the concept plan area will 
provide opportunities for employment, education, housing, education, recreation, open space, 
commercial amenities and most importantly, transportation options.  Although we fully endorse 
adoption of this plan, we recommend that the Commission consider the following issues as part of 
its review: 
 
Transportation Issues – Alternative Mobility Targets, Tri-Met Service and Holly Lane 
 
As the Commission is aware, implementing the BRCP will result in increased vehicle congestion in 
the Beavercreek / Highway 213 interchange, which already exceeds ODOT’s congestion thresholds.  
We heard testimony from ODOT officials in support of the planning process for the BRCP, and urge 
the City Commission to follow through with adoption of the alternative mobility standards as soon 
as staff is able to prepare them.  These targets must be adopted prior to any re-zoning of the lands 
within the concept plan area.  
 
Although the vast majority of the vehicle congestion at ODOT intersections within Oregon City is the 
result of vehicle trips that start and end outside of the City, and are beyond the regulatory control of 
the City, we are still responsible for good land use planning in accordance with the Oregon City 
Comprehensive Plan and the Metro Functional Growth Management Plan. Building on the adoption 
of the City’s TSP, we are jointly responsible, along with Clackamas County, Metro, Tri-Met and 
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Community Development Department 

ODOT, to provide our residents with a safe, complete and functional transportation system with 
alternatives to travel by bicycle, walking, public transit, carpooling and other modes. 
 
The Planning Commission believes that some of this congestion may be off-set through a robust 
partnership with Tri-Met to improve public transportation in this area.  Therefore, the Planning 
Commission is scheduled to hear a presentation from Tri-Met during its meeting on February 22, 
where we intend to ask for a specific commitment from Tri-Met to provide improved service to 
Oregon City.  Staff will supplement this record with the results from that meeting.    
 
In addition, one of the ODOT recommended methods to address additional congestion is to improve 
existing parallel local streets, collectors and arterials to relieve traffic demand on state highways.  
The City’s Transportation System Plan does this by calling for the extension of Holly Lane south of 
Maple Lane Road.  Making these improvements may have the effect of increasing vehicle trips on 
that portion of Holly Lane north of Maple Lane Road located outside the UGB, in the County.  As a 
result, the Planning Commission recommends that the City coordinate closely with the County in 
the future, adopting transportation plans and road design standards that acknowledge that these 
challenges are regional and will require joint solutions. 
 
Cottage Manufacturing / Zoning 
The Planning Commission recommends that as part creating the implementing zoning for the BRCP, 
the City Commission direct staff to further analyze the issue of allowing expanded home occupation 
uses, also known as cottage manufacturing, within the mixed use and residential areas. 
 
Goal 5 Cultural and Historic Resources 
The Planning Commission recommends that the language of the Staff Report dealing with Goal 5 
resources reflect that newly discovered cultural and historic resources may be added to the City’s 
inventory in the future and protected under OCMC 17.40 Historic Overlay District. The revised 
findings are to be included in the City Commission packet. 
 
Summary 
In summary, we are satisfied that all of the issues raised through the initial round of public hearings 
for Re-Adoption of the Beavercreek Road Concept Plan have been fully addressed through the 
proposed findings, subject to the concerns set forth above.  For these reasons, we recommend 
approval. 
 
 



Planning Commission Public Hearing – January 11, 2016

Beavercreek Road Concept Plan



Compliance Findings in Record
• Oregon City Comprehensive Plan
• Metro Title 11 – Planning for New Urban 

Areas

• Metro Title 4 – Employment Lands

• Statewide Planning Goals and 
Requirements



New Exhibits (Since 11.23.15)
• Revised Findings, prepared by Staff
• Issues “Matrix”, prepared by Staff
• Letter from John Collins, South Fork Water Board
• Clackamas County staff emails:

– Karen Buhrig (re: alternative mobility targets)
– Linda Preisz (re: historical resources)

• Public Comments
– Paul Edgar emails of – 12.13.2015 & 12.21.2015
– Paul Edgar letter to ODOT / Clack. Co - 12.21.2015
– Christine Kosinski letter – to PC on 12.14.2015
– Hamlet of Beavercreek letter  - 12.06.2015



Outstanding Issues Raised during Hearing 
Process

• Job Creation
• Citizen Involvement
• Need for additional Industrial Land
• 213 / Beavercreek Transportation Capacity
• Goal 6 OAR’s regarding air and water quality
• Landslides / Slopes / Slide Insurance
• Water Supply / Pressure / Jurisdiction / Reservoirs
• Sewer System Capacity and Connections
• Goal 5 Cultural / Historic Resources

Please refer to the Issues “Matrix”
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Job Creation

Concerns:
• Cottage Industries
• Reconsideration of 

Greater Cottage 
Manufacturing in 
residential zones

• Live / Work
• Home Occupations

Response:
• Adoption of the BRCP 

does not preclude the 
provision of cottage 
manufacturing or a 
greater variety of home 
occupations.

Recommendation:
Review as part of 
implementing zoning.
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Citizen Involvement

Concerns:
• CIC not representative 

of citizens
• 2 seats on CAC were 

unfilled by citizens, 
instead “filled by 
developers and 
officials”

• Goal 1 violation since 
over 10 years ago

• Claim of “Strong Public 
Opposition to Plan”

Response:
• CAC membership Roster 

indicates several county 
residents 

• The record indicates good CAC 
audience participation from 
county and city residents 

• CAC meeting summaries show 
strong input from a wide group 
of stakeholders

• Outreach and response from 
citizen groups regarding the 
plan re-adoption has been 
largely positive and supportive
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Citizen Involvement

Recommendation:
• Continue to seek public input and provide public outreach 

post-adoption to address implementation of the plan 
regarding zoning, alternative mobility targets, green 
building and other core values identified by the CAC 
during the plan process. 

• Refer back to these issues during subsequent land use 
processes, including annexation, zoning, and 
development review.
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Need for Additional Industrial Land

Concern:
• Plan needs additional 

industrial land

Response:
• Amount of Industrial Land in 

plan meets Metro and City 
objectives and is in 
compliance with Title 4.

Recommendation:
• Acknowledge Metro’s revised 

findings regarding Title 4 
lands.

• Review implementing zoning 
to preserve and reserve Title 
4 Industrial lands
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213 / Beavercreek Congestion

Concern:
• A Grade Separated 

Interchange is required 
per ORDINANCE 92-
1002

Response:
• 2013 TSP replaced and superseded all plans 

for grade separated interchange. 
• TSP updated 2013 acknowledges congestion
• Funding roadways identified in the 2013 TSP 

and the BRCP will be accomplished through 
new development and reimbursement 
districts as well as through SDCs.  

• Alternative mobility measures, setting new 
standards for congestion, will be adopted 
before any zone changes that would allow 
trip generation to exceed that permitted 
under current zoning. 

Recommendation:
• Develop the refinement plan as discussed in 

the TSP and work with ODOT and Clackamas 
County to draft and adopt Alternative Mobility 
Targets.
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Goal 6 OAR’s regarding 
air & water quality

Concerns:
• City needs to address 

OAR 660-015-0000 (6)
• Waste and Process 

Discharges
• North Plains LUBA 

appeal

Response:
• City updated the stormwater and 

erosion control standards in 2014. 
• Future development must meets 

NPDES-MS4 Permit requirements
• Goal 6 is satisfied where there is a 

reasonable expectation that uses 
will be able to comply with state and 
federal environmental regulations.  

• No state or federal standard directly 
regulates air quality in the 
Beavercreek area.

Recommendation:
• None. Acknowledged land use 

regulations and public works 
standards are in place and on-going.
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Landslide Risk

Concerns:
• Oregon City should 

lobby state and federal 
government to provide 
landslide insurance.

• The city should regulate 
slopes at 15% or 
greater rather than 
slopes greater than 
25%.

• Amend TSP to remove 
Holly Lane

Response:
• The City has no control over 

insurance coverage issues and no 
statewide planning goal, 
comprehensive plan policy or local 
code provisions that requires 
consideration of insurance issues.

• Amendments to OCMC 17.44 to 
regulate steep slopes differently or 
to exclude projects from the City’s 
TSP are beyond the scope of BRCP 
re-adoption decision.

Recommendation:
• None. Policies are in place and on-

going.

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=1dU68oibygSsuM&tbnid=LmFaViG5l-7DYM:&ved=0CAUQjRw&url=http://ancestorpictures.blogspot.com/2010/08/tom-mccall-1913-1983.html&ei=JP73UoWJCMfgoASR1IGgDg&bvm=bv.60983673,d.cGU&psig=AFQjCNHwRuynVqyIBpDYzYoY-Zx6n7vBJQ&ust=1392070550386410
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=1dU68oibygSsuM&tbnid=LmFaViG5l-7DYM:&ved=0CAUQjRw&url=http://ancestorpictures.blogspot.com/2010/08/tom-mccall-1913-1983.html&ei=JP73UoWJCMfgoASR1IGgDg&bvm=bv.60983673,d.cGU&psig=AFQjCNHwRuynVqyIBpDYzYoY-Zx6n7vBJQ&ust=1392070550386410


Water Supply / Pressure / Jurisdiction

Concerns:
• Water Supply / 

Pressure
• CRW district serving 

area violates WMP
• CRW letter to 

Clackamas Board of 
Commissioners

Response:
• SFWB as the City’s water provider has sufficient 

water to serve the area. See letter
• Adequate water facilities and services can be 

made available concurrent with development.
• Water facilities shall supply adequate water 

pressure in compliance with Oregon City’s Water 
Distribution System Design Standards for fire 
flow protection and domestic water service. 

• CRW / Oregon City have joint service 
agreements to serve certain areas within the 
city, this does not violate WMP.  As development 
occurs in these areas, the City’s water 
distribution system is extended and CRW 
withdraws from serving these areas and 
transfers service to the City.

• Water service to the development shall be from 
the City of Oregon City’s water distribution 
system from a proposed new City pipeline in 
Beavercreek Road. 

Recommendation:
• Continue to encourage water conservation with 

Agency Partners.
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Reservoirs

Concerns:
• Funding mechanism for 

water reservoirs have 
not been identified

Response:
• Funding improvements, including 

reservoirs, have been identified in the 
water master plan necessary to serve 
Beavercreek including SDCs, development 
funded improvements and reimbursement 
districts.

• Continue to explore funding alternatives as 
development proposals come forward and 
become further refined

• City will continue to plan and budget for 
construction of WMP capital 
improvements, including the capital 
improvements listed for future BRCP 
development utilizing funding mechanisms 
identified for development such as SDCs

Recommendation:
• None. Policies are in place and on-going.

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=1dU68oibygSsuM&tbnid=LmFaViG5l-7DYM:&ved=0CAUQjRw&url=http://ancestorpictures.blogspot.com/2010/08/tom-mccall-1913-1983.html&ei=JP73UoWJCMfgoASR1IGgDg&bvm=bv.60983673,d.cGU&psig=AFQjCNHwRuynVqyIBpDYzYoY-Zx6n7vBJQ&ust=1392070550386410
http://www.google.com/url?sa=i&rct=j&q=&esrc=s&frm=1&source=images&cd=&cad=rja&docid=1dU68oibygSsuM&tbnid=LmFaViG5l-7DYM:&ved=0CAUQjRw&url=http://ancestorpictures.blogspot.com/2010/08/tom-mccall-1913-1983.html&ei=JP73UoWJCMfgoASR1IGgDg&bvm=bv.60983673,d.cGU&psig=AFQjCNHwRuynVqyIBpDYzYoY-Zx6n7vBJQ&ust=1392070550386410


Sewer System Capacity & Connections

Concerns:
• Cross-Basin 

Connections
• Cross-Basin connection 

violates WMP

Response:
• SSMP, Appendix I: Glen Oak Road Analysis, 

Section 4: Conclusion and 
Recommendations, provides for an overall 
recommendation to convey flows from the 
Beavercreek Road Concept Plan Area 
through a new sewer extension 
constructed in Beavercreek Road.  This 
analysis also provides routing scenarios to 
convey a portion of the BRCP area flows to 
another basin as an interim alternative 
until the new Beavercreek Road sewer is 
constructed. 

• Therefore the cross-basin connection 
previously approved does not violate the 
SSMP and that decision is not before the 
City.

Recommendation:
• None. Policies are in place and on-going.
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Implementation

• Alternative Mobility Targets for ODOT intersections need 
to be addressed prior to any re-zoning. 

• Comprehensive Plan designations are needed to 
implement the concept plan. 

• Zoning code amendments are needed to implement the 
concept plan. 

• These will be achieved through a separate public 
legislative process. 

• Annexation and zoning of property will be owner-initiated 
when conditions are suitable.



Conclusion

Staff has attempted to show, through the 
“issues matrix”, the revised findings, and 
additional testimony that all the concerns 
have been addressed. 

As we have shown, additional steps and 
implementation items need to be taken, 
however, plan adoption is the first step.
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Recommendation
• Staff recommends that the Planning Commission find 

that file LE 15-03, re-adoption of the Beavercreek Road 
Concept Plan and appendices meets the requirements 
of the Statewide Land Use Goals, Metro Title 11, Metro 
Title 4, as well as the applicable Comprehensive Plan 
criteria. 

• Staff recommends that the Planning Commission 
forward LE- 15-03 to the City Commission with a 
recommendation of approval with the implementation 
steps outlined by Staff and as discussed in the plan.



From: 
To: 
Subject: 
Date: 
Attachments: 

~ 
~ 
RE: Historic Landmarks 
Monday, December 28, 2015 10:51:36 AM 
1maaeoo1 poo 

I can' t find any in those areas. The ones I sent you are further south. 

Linda 

From: Pete Walter [mailto:pwalter@ci.oregon-city.or.us] 
Sent: Monday, December 28, 2015 10:36 AM 
To: Preisz, Linda 
Subject: RE: Historic Landmarks 

H1 Linda, 

Thanks for sending these! The concept plan area is shown on the attached map. 

I'll check these tax lots, but I'm pretty swe there aren't any involved. 

Pete 
• ' 1 

Oregon City 

.~ ~ 
f 

~ &~1, , ....... , 
... 
§ t,A\13 W..4 i . 

T,,UA'.'VA 6 .. 

Figure 2: Beavercreek Zone Subdistricts 

From: Preisz, Linda frna1lto lindao@co clackamas or us] 

Sent: Monday, December 28, 2015 10:00 AM 

To: Pete Wa lter <owalter@cr oregon-crty or us> 

Subject: Historic Landmarks 

Hi Pete: 

' ' c.w .. ·s f1Y t 

I am not fami liar with t he parameters of the Beavercreek Concept Area Plan. Looking through the county landmarks I find : 

ENTERED INTO THE RECORD 
l. 32E15A 00800 Henry & Joseph Meyers Cellar SHPO #1117 DATE RECEIVED: I / 11 / /j., 

SUBMllTED BY: ' ST Kff 
SUBJECT: LE. - i$ -O'> 

,F;g_c£ 



2. 32El5C 00103 Hal & Mattie Lindsley House SHPO #1118 

3. 32E150 02200 Christian Muralt Farm SHPO #1119 

4. 32E26B 00300 Welsh Evangelical Church SHPO #1129 

5. 32E33B 00400 Carus Episcopal Church SHPO #1133 

6. 32E33B 00700 Carus School SHPO #1134 

7. 32E35 01100 German Evangelical Church SHPO #1136 

If I am not in the correct area, please give me the proper Township and Range numbers . 

.£Uul.a ~ 
Senior Planner 

Clackamas County Planning Division 

503. 742.4528 

l1ndao@lclackamas " ' 
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BEAVERCREEK 
PO Box 587 o Beavercreek o Oregon o 97004 

January 6, 2016 ~ ~ :N ~_ : :6 ~ ~ 
G:! 3 :14 Pm Planning Commission & City Commission 

City of Oregon City 
625 Center Street 

CITY RfCOROER 
CITY OF ORE:GON CITY, OR 

Oregon City OR 97045 

RE: ZC 15-03, Zone Change and PZ 15-01 Comp Plan Amendment 

Dear Planning Commissioners and City Commissioners: 

The Board and citizens of The Hamlet of Beavercreek are writing with regards to 
ZC 15-03, Zone Change and PZ 15-01 Comp Plan Amendment. 

First, and importantly, we are not against development. We are, however, 100% for 
planned development that provides safety and livability regarding transportation, public 
services, and concurrency. 

Transportation is a great concern for us (and we hope for you too) especially in the face 
of the many development projects earmarked along Beavercreek Road and Highway 213. 
A few of the planned projects are the Beavercreek Road Concept Plan, the Evergreen 
(Meyers/Beavercreek Roads) nine acre development, the new Oregon City School 
District bus barn, the Clackamas Community College $111 ,000,000 
improvement/development, the Linn, Leland and Meyers Road corridor/development, the 
extensive economic enterprise zone, and the old bus barn development by Dan Fowler. 
As you can see, there is a lot of development along Beavercreek Road & Highway 213. 

Mayor Dan Holladay, at the October 271
h, 2015, Caufield Neighborhood Association 

meeting, shared his vision of Beavercreek Road as Oregon City's economic future with a 
five lane highway from Highway 213 to Henrici Road, though Beavercreek Road is 
controlled by Clackamas County, not the city. It is no secret that both Highway 213 and 
Beavercreek Road (not to mention their intersection) are failing. Clackamas County has 
jurisdiction over Beavercreek Road and has stated frequently the County' s focus is on 
road maintenance throughout the County and not on the development of Beavercreek 
Road. Unfortunately, that leaves 6,500 Hamlet of Beavercreek rural residents (and the 
citizens in Colton, Molalla, Carus, Mulino, Clarkes, the Highlands, etc.) facing the same 
fate as that of the Happy Valley citizens many, many years ago. 

Message Phone 503- 632- 8370 
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January 6, 2016 
Planning Commission & City Commission 
City of Oregon City 
RE: ZC 15-03, Zone Change and PZ 15-01 Comp Plan Amendment 
Page2 

As we all know, Happy Valley and the Clackamas area grew, and Sunnyside Road (under 
Clackamas County jurisdiction) became a parking lot. As a result, the federal 
government, ODOT, Metro, and Clackamas County's Development Agency have spent 
over $150,000,000 to fix poorly planned growth, with the development of Sunnyside 
Road, the extensive creation of Sunnybrook Road, overpasses, fish habitat, etc. 
Unfortunately, ODOT and Clackamas County no longer have those types of funds to 
"fix" Beavercreek Road and Highway 213 due to poorly planned growth. 

Before we move onto services, it is vital to note that the development of Highway 213 
from Molalla Avenue to I-205's Environmental Impact Study resulted in Oregon City 
Ordinance 92-1002, signed by Mayor Dan Fowler in 1992, agreeing that no development 
will occur if any roads in the vicinity of the Highway 213 and Beavercreek Road 
intersection (including the intersection) are operating at lower than a D level (attached). 
And, if that happened, Oregon City would participate in a grade separation upgrade of the 
intersection. The most recent estimate (2009) to upgrade the intersection to a grade 
separation is $45,000,000 and includes Dan Fowler's recently purchased old bus barn 
property. In addition, Oregon's Transportation Planning Rule #12 puts a moratorium on 
development with a failed intersection. To consider this amount of development without 
the plans or funds to fix roads and intersections is seriously irresponsible. 

With regard to water, Clackamas River Water has been contacted by Oregon City 
regarding servicing of the Beavercreek Road area as Oregon City does not have the 
pressure to provide service. Normally, providing water through an intergovernmental 
agreement would not be a problem, however, after 2015's drought and its devastating 
impact on the habitat of the Clackamas River, the residents in Beavercreek are extremely 
concerned that water is available to existing clients and that the Clackamas River habitat 
is valued and protected. As stated in CRW's July 23, 2015, letter to the Clackamas 
County Commissioners (attached), "It is our belief that as water providers on the 
Clackamas River we must begin to view the river less as an exclusive source of revenue 
and more as a valuable, finite resource that must be protected. To ignore the current river 
conditions and push off streamflow and temperature concerns would be irresponsible. 
While we do not discredit our collective utility's need to be financially stable, we believe 
that the long-term sustainability of the Clackamas River as a source of drinking water 
should trump the immediate needs of greener lawns and greater revenue." 
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Planning Commission & City Commission 
City of Oregon City 
RE: ZC 15-03, Zone Change and PZ 15-01 Comp Plan Amendment 
Page 3 

For CRW to extend an IGA to Oregon City for all of the development planned in the next 
decade would most probably put the entire CR W southern service area into an annual 
drought conservation practice. This is not conducive for successful timber, livestock, and 
agricultural in Clackamas County and extremely devastating to any surviving habitat in 
the Clackamas River water area. 

With regard to sewer, the last we heard, to pursue just the nine acre Evergreen 
development at Meyers and Beavercreek Roads, the sewer line lids along Glen Oak Road 
will have to be bolted down so they didn 't overflow with sewage. In addition, resi.dents 
along the sewer line testified of frequent sewer backtlows into their basements. The 
City admitted that the sewer capacity for the development was problematic as there was a 
sewer bottleneck on Highway 213 at the College, but there are no funds to solve the 
problem. Hearing this about 9 acres of development along Beavercreek Road, how can 
hundreds of acres along Beavercreek Road and Highway 213 be serviced without 
extensive sewer upgrade planning and funding? 

And, finally, DOGAMI's LIDAR maps clearly indicate the Newell Creek landslide runs 
from the Forest Edge Apartments, under Highway 213 south to the old bus barn property. 
We sincere I y hope you take the City' s "state of emergency" evacuation of the Forest 
Edge Apartments tenants seriously and as a warning of not what might happen, but what 
will happen if any development along this historically active landslide is allowed. In 
addition, the only insurance carrier in the world that offers landslide insurance is Lloyds 
of London. They will not cover anyone (neither residential, commercial or industrial 
properties) within one mile of a historical landslide. If Lloyds of London will not offer 
protection, will the City of Oregon City (as a government body who exists to protect its 
citizens) offer such insurance? 

We repeat, we are not against development, only poorly planned development that will 
clearly put all of us traveling, working and living in and around this Beavercreek and 
Highway 2 J 3 area into a transportation bottleneck with no clear path to functional and 
environmentally responsible services. 

Thank you for your time and consideration of our concerns. 

Sincerely, 

The Hamlet of Beavercreek 
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Enclosures: Ordinance 92-1002 
Clackamas River Water July 23, 2015, Letter to the Clackamas County 

Board of County Commissioners 

Cc: Clackamas County Board of County Commissioners 
Clackamas River Water Board 
Tri-City Wastewater Treatment 
Oregon Department of Transportation 
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SEP-10-1993 09:17AM FRCl1 SPEN::ER & KUPPER TO 6503418 

·Sepiomber 1 o. 1993 

MEMORANDUM 

TO: Charlie Leeson, Henry Mackenmlh. Denyse McGriff. Cify of Oregon City 
Mark Greenfield 

FROM: 

REt 

John Spencer, Oreg<>n City Urban Renewal A;ency 

HWY. 213/BEA VERCREEK ROAD INTERSECTION (Revised fromn 
9/9193) 

As a follow-up to the meeting on June 24 with Clackamas County and ODOT officials. I 
agreed to summarize our discussions which will be the bm for a revised Memorandum of 
UnderstJuiding bcttween 1be City, County, and ODOT. 

Overall Intent 

P.02 

I ... ' ., .. "'. . · ·~::o~~fD~~~:i!~-~:;:e;:~~~=p~;e:~a:s ~~':o::~i:i:~ 
: · · . : : · These projects indude an at-grade interchange improvement of the ffi&hway 213/Beavercreek 

Road intersection, and the future ~nstruction of a grade·separated interchange. All parties 
agree that existing traffi(; congestion at this intersection is at wiacceptable levels. Until 
intersection and other improvements have been constructed. any new development permitted 
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in the ·vicinity of this intersection should not increase the congestion problems beyond current 
levels. It is also agreed that if the sponso~ of new development can prove that proposed 
development will not increase the congestion problems, 1hcn development will be allowed 
only when in compliance with adopted plans for an at-grade interchange at the Highway 
213/Beavercreek Road intersection. · 

l'roposed Modifications to tbe Draft MOU of l/9% 

The Draft Memorandum of Understanding is attached. The following .changes are proposed: 

Paragraph 4.a., add the following: 

The Sra~. County and City consider the interchange project as l1igh.prior.ity . 

Delete paragt4:ph 4.b . 

Delete paragraph 7 and add the following: 

The County and City agree that grade-separated int~nl1ange improvements for 
Highway 213/Beavercreek Road are adopted as parl of their Comprehenstw Plans. 
The County and City alio agree that their respective Compnh~nsive Plans requin 
that mqjor intersecdons ope~te at Level of Service (LOS) D or bt1Uer. The County 
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and City agree that when new developments an proposed for proptrtUS along 
Bemercreek Road prior to construction of gra.d•-feparatetl interchmzge 

P.03 

impmvemenu, a professional traffic analytis shall he required prior to duJ issu~ of 
any land u11 psnnits. Land uJe perttsits shall not 111 approved unless the tmf!ic 
analyns dB.,~s that tJw. Highway 213/B&JFercnek RJJOd tnunection and other 
nearby int1rrsection.s will operate at Levsl of Service D or betNr witJJ tire propoud 
dnelopMnL If 1h1 traffic analysts demonstrmes that the Highway 213/BsaNrcreek 
fl.Olli!. intene,'tlon will openue at LOS D or betttr w#h th• proposed 4velopmait., the 
dnelopment plan, inclwJing accen to Bea11t1rcresk Read, will not inteifere with. 
impede the implementation of. or sub6tantially increase the can of the adop'led· grade-
1eparat1d in11rcha1Jge Improvements for Highway 113/Burvercreek Road. 

First D.-aft. Comprehensive Plan Amendments 

·In order to meet the obligations outlined in the parag~aph above, Oregon City will need to 
amend the transportation ele~ent of its Comprehensive Piao.. The fim obligation is to adopt 
the interchange plan. That ha been done with Ordinance 92-1002 1118Ched· Foll()wing are 
draft policies to meet the other obligations outlined above. 

~ . ="·.: ": . 

a. All intersBctions req11tl'ing fall signau as shuwn on Figure 2, Traffic Signal Locatiom, 
Olrgon Ci()' TtmUJ!Ortqljf?n Matter flan. 1989, and 411y otlur intenectiona wlurejull 
tra.Jfic signals are warranuul, shall opeNU at Level of &niu D or ·better. .Uw.J of 
S•rvie4 (LOS) i.s defined in Appendix B of the Oregon CflJ' Tmnmol141ion M"aster 

· .. : 

' I~ '\ ' 

·.·. ·b. 

. , ·· 

·:: :· 

·.·. :· : 

~ 1989. . 

A professional traffic tmQ/y:is shall bB twq11ired prior to the is.sJ,,ance of any land use 
penntts when new deV.6lopments are propo$cd for propenies in the victntty of fully 
stgnakd inunectiOm. Land use permits shaII be approved only when ·the tmific 
all4l~i3 demonmvtes that the signaliud intenecrJon wUI opet.r:zte at I.Awl/ of S•rvic• 
D or betl4:r with tlu proposed development, and that the deHlopment plan will not 
interfere with. Jmpe~ the implementation ot or substantially increase tlrr: cplt of any 
adopted traJJsporlanon improvements idBnlified in the City's Comprehensive Plan 

Right-of-way 1lrall he required as a coruittton of approval when deve/opment1 ~,.. 
·proposed near e«lop1ed transportation improvements Identified ill the City'1 
· Comp~hensive Plan. · 
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1~.-K/~'Wllt 01 ~lt}~t>,...Ai191J!NG 
Bew~n the 

~TkT~ or oasoo~. 
CLA~D CO"JS.i""n! • 

And 
Cll:'n OW ~ CI"n 

(1) Tho Oto~on Popa~tment of Tranoport~tion, 81ghway Division# 
h~~cino!tor rafor~ed to ag 08tato~; CLA~MAS COtnr.r'Y, o 
politicnl m&bdivioion o! the lt&ta of OTegon, actin~ by and 
~~ou~ ito Jaoned of Co11mtiQoionero, heroinQt~ar ~~forred to QG 
~countyP; cxxie OF OREGON CiTY, a ~unicipal corporation cf tt\Q 
St.o~o of O~~gon. ectinq by and through itw City O!ficiqio, 
hci·ra1nogt.oir rQfQ&>red to ms "City"; antor in~o this Neimo of · 

· Undo~a~1n~ to o~t fo~th tho prineiplos 0£ ~utUQl ~Olmllitfilent 
·'··to , 'dio ~~cod Coocod.a l!i§'h~ny South &t Boavorcraek Roaf1 
Xniorchtin~o. · 

. . 

<]) · si~~o and Co\&ftty pr~vioualy Q»tered into a consttuctio~ fin&ne0 
o~roo~t No, 8119, on June 21, 198~ for the Wa:nar-Parrott Rd . 
. o . O&'·<XiJOn City 8ypna11S pre>j~e4'. 

~ ~on tho ~orn.er0~a~roet Rd . ~ Oroqon City Byp~so projoct !s 
ccmo~-nacted, St~tc1 County, ~d City ~greQ ~e 1ncrea9od t~Qffi~ 
r1@tj · ~111 CQ\lliO congoe~ion at th~ Ca~emde Si9h~QY South I 
BoOVQ~e~oox Rd. in~~roeetion, o.nd ~ll pgrti~a oqroe th.Qt 

· .-· · . 1Gprovoe~t9 Ray be ndee1u;iary. Propooed at th.f. o timQ i9 ~ 
o~a~rO!!o. in~rehano0 at C~QCQda Bwy. South I ~e~vercraek ad. 

@)-.sto~o, County, i;mcl City Q'if!:'~ to th~ follo\:tinq conditions in 
: ~ro~orat~on ~or tho propos<bd int~rch11nqQ •9~•.nent: 

.@) l~ot~ ~ill support County emd Ci~y 1n oeeking the n~cegsory 
funda fros PJot~o to conetruet ~e int~rchQn~O proj<act.. 

(f) t'h~ · COWlty ond/or City vill be responsi~le for tho survey, 
~rtti~ thG d~•criptions, t.nd the ocqui~ition of lilnY 
no~~osory right-of-~ay lor construction of Qt•qrQde 
1r:itorchM90. 

<iJ Th@ Count~ ~ill h2Vo thQ leod role in proj~ct en~!n6erinq 
ocd congtrv.cticn ~anaqom~t. 

~ · Prior to conetruction ot the Casea~~ Bt:TY· Sou~n / . 
Soovarc~~~k Rd. Inter~hQnge. Stat~, County, and C1ty · tlhall 
Ont~~ into Q COO~Qr~tiV<l iMprovtmtent &qreQment tor 

· GOnutruc:t.1on and naaii"totianc:e reap<>ni;ibili tiolil f or th<il 
· o~-fjrado. 1n~car~h&lll'10. 

-. 
... 

' ·-' ' 
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~'i'bc it~t<i, County, and C1ty airee to coneider a jcint ·project 
for ~ futur~ ~qredQ·s~pn~ctad interchan9e at the Cascad- Bwy. 

· £outh I BcgvererlHlk ~d . locetion. The dctarniinmtion of 
fin&fteial participet!oft vill occur QD J>i!.r:t of th~ StQte'u 
11H•Y•~r rranapor~ation ImproveM~nt Proqram upda~e proca•m when 
fvture proj e ct beconaes nec@as~ry. 

@) Any cost o! right•of-vzy and other improv .. ents incurred in 
ocnamtroctin9 the previously propoe~ at-9rade proj9ct ehell be 

. con~idered in determinin9 the ahar•• of the cost of the 
9rlld~-•~perated project. · 

(i) 'fh• eo~ty and City aqree to pr~vent Qdd.i ~iona1 deftlopnient 
· ·in ereea identified aa needed .for constJ:Uctinq the cascade 
.. by. South I &eavercreek Rd. orade-separeted 1n~erchanQ'e 

mad pr~vent additional access that would eonf'lict with the 
· . _ pW:JUc '11 need for accee• control to the •xtent identi·.fied 

· : ~n tho mttached State drawing . . 

. @ -TertJs of this '4eRIO~&ndUD of Understand.inq c:mn be terminet.Gld. 
.. ": ~y amy of the ~rti•• vith 30 day. vri tten n.ot.ice. ' 

® ~Ii rGJccipt Qf 11 si~od copy of this Meao of 'QQder8t1111dinQ. 
·county and City shall atart the proceaa for acquiring the 
·nmces•ery £unde f()r the construction 0£ the proposed at-Ci!Jrade 

· · pr.oj'~.t mnd St:ate ahall rev1ev end releaee the Environment~l 
~eoce:~t do(:Urnent . 

~~~SPOP.TATION CU\CKAMAS COUNTY .· ~~ 2-..,. · Boal.rd of COilll1scioner11 

Reoion Mana~ r · 
. Ch&ir 

Det...._...., ________________ __ 

Ca.missioner 

.. '.': .' 83193001 



TO 

CHTY' OF OREGON CITY 
r_,..,.,.i 11\44 

Ron Weinman 
Clackamas County 
90Z Abcrnethey Road 
Oregon City, Oregon, 97045-1100 

Mr. Weinman: 

May 27, 1993 

6503418 P.05 

DEVELOPMENT SERVICES 
DEPARTMEMT . 

Plonning. lkllld~; !ng~ 
320Wamtr·Mllne Road 
OfeOOn City. OR 97045 

(603> 857-0SOS. . 
FAX (!m) 657-3330 

The Oregon City Commission, at its May 19th meeting, rescinded its approval given on 
February 17th, of the Memorandum of Understanding between . the State of Oregon, 
Oack.amas County and the City regarding the proposed interchange on <:ascadc Highway 
South at Beaverereek Road, effective immediately. 

The Cummis.,ion is concerned about the provisions and implicatit>ns of the paragraph 
addTC$Sing the preventinn of development on private lands. They further undc~tood that 
the agreement was in it's finnl fonn when they originally authtlrized signing. 

The City Commission has directed staff to reopen negotiations regarding this agreement 
An identical letter is being transmitted to Ted Keal)' at Region l, of Oregon State Highway 
Division. 

pie..., contact me to arrange furthr?77•P t~atter. 
~· 1-s, 

cc: City Cnmmission 

Charles Leeson 
City Manager 

Ed Sullivan, City Attorney 
·.,-mnry Mackenroth, Project Manager 

END Of THE . 0REsON TRAIL-8E61NMING OF 0RE60N l!llSTORY 
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' . . I . r-: . ·- ORDINANCE 92.1002 

,. .. .. : 

I .. :.. AN ORDINANCE AMENDING THE TRANSPORTATION· MASTER PLAN ANO n1E 
. . TRANSPORTATION ELEMENT P.l.AN OF THB COM'PREHENSlVE P.LAN" TO ADD TWO 

1 ' FUTURE ROAD PRO]liCTS AND A POUCY FOR COLLECTOR STil!£rs. 
I . . : : . . . 

I ·· : . ·,: .· . ·-· ~. me Smre Hlghw.iy Division hu requested that a pro~ed _road project 

'

·:_ .. , ":· ::_:::. ·:". _u ~~way 213 and Be:lve(i;rcek Road be included in the Oregon -CicT Comprehensive 
. .. ; . " ... ·. Jim, 20Cl . . 
. : : :·'. :':· · .. ·. .. ... ·. . .· . .. 

;· .: ._. -_,_._: ... ,_ .. . , WHEREAS, based on development patterns a furore collecmr. street needs t0 be 
·:_: ·:.::;':. · '.:: .-.. ~lgna~ o~idc of the <;ity. limit:t, buc in the Urban Growth Bounda.r::y, ru1d 

' . ·: . .. . 
: . . . ... :: .. : ... :· . 

... :'.".:,: ·'. .-. . :~ WHEREAS, a policy-on acces:nnana.gcmenc b needed .«> gui~ d~lopment along 
: : : . ._" ·:(:" · ._. . ~lledOr StreelS, and . . · 

. •' ' .. : .... ; ' : 

.. · :.-_..- ._ ': ~ che Oregon City Planning Commission, on ~~ u, . i99~ 
"-: )~- ~- _:._ .. · . ¢nducted a. publ~ hearing ~ con:sider me adopaon of cbde. pt.c;>~b-t and .. ... ·. ·, .. .. ' •'. . . .. .. . 
. , -.:,: ... -_ . WHER£AS, the p~pOsed amendmenm t0 che Trampcmmon.:- r.ra.su:r Pla.Jl and 

-_-_ _; . .-::_.; ·:"; '. · · · T~mpotmrfon Element of the- Comprehensive Plan is deslgned to best mee-t th~ land me 
· :". -_\:".--.. ~. ·;· . Planning n~ of the City. . . . · _ . . 
I' • , • 

: .. ~:---~<:.":.:· .· OREGON cm ORDAINS AS FOUOWS; 
. . 
~.;·:· · ( . ;-~... ·: Section. L That the Transpomtion Masae- Plan arid the ·T~porcldon Element 
-' _. ... _. _. · of the ·eomprchcn:sivc Plan are hereby -amended ro 2dd the i>U~~g to read :is i>ltows: 

-. _; ·... . L ~d the aG<fe sepmdan gf HiJJrwa"' 213JBAAvcrcreek ·RQA9.. 

·: .: . . . 
: ... ··.,.·~··: . : 
· . . . .. 
· :'. :i 

1:-.. 

. :·: :.·· . . ~ 
,, .... . 

a. The Scme Higmw.y Division ~ forwarded n.· request ta ·add the gr2de 
separatio'1 ar Higmv.i&y 213/Beaverc~k Road: The _p~aJ ~uki include 
maps of the pro~. Phase l and 2 pt'Oject m. ,page 63- of me 
TraMpormtipn Master Plan· u an •ddtrion ta tbe· ro~W.ay- Janeage and 
access conm>J map. · 

b. Roadway LancagC/Acc:c::ss Control Plan, p:age_64of~.~ri5~dQn M~r 
Plan~ Widen Highway 213 t0 six la.nes ~tween BCre~k ~®ct and 1.205, 
with a grade separadon at Betlvercree~ ~ad · (to· i-ndude ~-ha:se l and Phase 
2 rcactway. ~nd Iane:tge needs). · 

PA'C;.E l · ORDINANCE NO. ·92~1002 . 



SEP-10- 1993 09:21~ FROM SPE~R & KUPPER 10 6503418 P.03 
.. ·. . .. . -.: : : ·-. ··., .,· 

·.· .. · 

~.<:~)~:;>:; 
.. . . . .... ' .. 

.. : ... i-. :.~~->~ .: 1- . • 

·.::: . : -· .... .. 
' ~· . I '' '•\', ' . • 

. -: · .. . \ .· .. 

~<.:.~ ·:: ;~:::: .... ::.·". 
i.:· .. .. .:. :.·: :·· . . 

Add S. Caufield Roac1 ~ a furuo: collecror srrcet - (Far approximately 500 feer from 
Highway 213 co a proposed street that would be localed be~n S. C.au6eld Road 
and S. Canyon Ridge Drive; added tO p~ge 60 of the Tr:inspOm..tion M2:iter Plan. 

Add a policy. Regard·ing aa:e:a managemenc on aollect0r sEre~ tO Policy 4 on 
page L~5 of the Tramporration Elemenc of rhc Comprch~mtve Plan! 

New S\lbdivision/residentid development sh~ll minimize ac:ceis on collecror 
saees:s unles1 tnfe:lslbie. If fr.lsible, lom shall be oriented .co ~ve fron~ge 
on loal streem with back-yards a:> the collccror stn:eL 

Re2d first time at a regular meeting·of the City Commisston he!d·on·the 5th day 
of . February, 1992, :and the foregoing ordinance was ttn211y:. enaaed by the City 
Conunisston ebb 'ch d:ly of February, 1992. · 
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Clack a mas River Water 
P.O. Box 2439 (503) 722-9220 16770 SE 82nd Drive, Clackamas 
Clackamas, Oregon 97015-2439 Fax (503) 656-7086 cuslomerservice@crwaler.com 

To: Board of Commissioners of Clackamas County 

From: packamas River Water 

Date: July 23, 2015 

Re: Water Use on the Clackamas River 

On July 21, 2015 Clackamas River Water received a memorandum, Re: Water Use on 
the Clackamas written by Ernest Hayes of Clackamas County Administration. The 
policy question proposed was "Is the Clackamas River impacted by water shortage?" 
The memo ultimately concluded that, "After receiving feedback from several of the 
managers of local water districts, including Clackamas River Water Providers, there 
does not seem to be a present risk of a water shortage on the lower Clackamas 
River. Further, should a shortage occur, human consumption would not be limited 
until truly dire circumstances were met. There is no fear of this transpiring in the 
foreseeable fy.ture. "Clackamas River Water disagrees with Mr. Hayes' conclusion. 

The state of Oregon is facing its worst drought in decades. Governor Brown has 
declared drought emergencies in 23 of 36 counties. Although Clackamas County 
eluded a drought declaration to date, it is not immune to the environmental 
pressures exerted upon it by low snowpack and hot, dry days. The Clackamas River, 
a vital resource for Clackamas County's urban centers, serves as a source of high 
quality drinking water for over 200,000 people and is no exception. 

It is true that despite record low snowpack on Mt Hood in the Upper Clackamas 
River Basin, the precipitation rate remained stable. Precipitation fell as rain, rather 
than snow. This is due to above average temperatures in the region. The elevation of 
the Upper Clackamas Basin is located near the current mid-winter snowline, as a 
result even minor deviations toward greater than normal temperatures can limit 
snow accumulation. While the Clackamas River is influenced by groundwater from 
large aquifers in the Upper Clackamas River Basin, the River will likely experience 
greater loss of streamflow and continued strain is put on the aquifer system. Trends 
toward warmer winters with more rain than snowpack will result in low flows on 
the River occurring earlier and increased stream temperatures. 2015 may very well 
be a preview of years to come. 

Abnormally warm temperatures and record low snowpack in the Clackamas River 
Basin should be of great concern to water providers as the dense network of 
streams in the Upper Basin are strongly influenced by melting snow during the 
spring and summer, which in turn helps to maintain river flow and temperature. As 
early as May the effects could be observed on the river. Streamflows were at their 

Providing htgh quality, so,fe drinking water to our customers. 



lowest in over a decade (Figure 1), and temperature was elevated (Figure 2). By 
mid-June fish kills were observed at the confluence of the Clackamas and Wi11amette 
Rivers, due primarily to elevated water temperatures (Figure 2), prompting the 
Oregon Department of Fish and Wildlife to restrict fishing on the Clackamas River 
below the 1-205 bridge. 

Currently the streamflow of the Clackamas River is well below average, at levels not 
seen in more than a decade, and dropping. Water providers, as good stewards of the 
watershed, are subject to minimum allowable flows for fish persistence and passage. 
The State of Oregon requires each drinking water provider to develop a Water 
Management Conservation plan with a clearly defined curtailment plan that would 
maintain fish flows while allowing for sustainable water consumption. On the 
Clackamas River after September 15th that flow is 640 CFS. For Clackamas River 
Water and one other member of the Clackamas River Water Providers, as per our 
adopted Water Management Conservation Plans, Stage 3 Water Curtailment 
(mandated water conservation) would be implemented at streamflows less than 
730 CFS after September 15th. While this is not the first time water providers have 
seen low streamflows in July, it is important to note that currently the streamflow of 
the Clackamas River is below 750 CFS with prolonged periods of hot dry weather 
predicted in combination with the development of an El Nifio event (Figure 1). The 
likelihood of water providers having to implement curtailment practices come 
September is strong. 
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Figure 1. Streamflow (CFS) recorded at USGS Oregon City gauge from 2002-2015 
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Figure 2. Water temperature (°C) recorded at the USGS Oregon City gauge from 
2002-2015 

Clackamas River Water issued a Stage 1 Water Advisory encouraging its customers 
to conduct voluntary water conservation measures in early June as dictated by our 
Water Management Conservation Plan upon observation· of below average 
streamflows. Continued low flows, or a declaration of drought, will soon prompt 
CRW to issue a Stage 2 Water Advisory with more stringent conservation measures. 

WhiJe there may not be an immediate water shortage on the Clackamas River, 
elevated temperatures and low streamflow suggest that mandated conservation 
measures for water providers may be on the horizon. lt is our belief that as water 
providers on the Clackamas River we must begin to view the river less as an 
exclusive source of revenue and more as a valuable, finite resource that must be 
protected. To ignore the current river conditions and push off streamflow and 
temperature concerns would be irresponsible. While we do not discredit our 
collective utility's need to be financially stable, we believe that the long-term 
sustainability of the Clackamas River as a source of drinking water should trump the 
immediate needs of greener lawns and greater revenue. Responsible management 
of a water source does not mean simply navigating into maximum withdrawals 
allowed by the State of Oregon. It means preserving a drinking water source for a 



•' 

larger portion of Clackamas County, preserving fish habitat and recreation, and 
ensuring our water source for the future. 

Clackamas River Water is a special district that serves over 50,000 . people in 
unincorporated Clackamas County, which includes Clackamas, and parts of Oregon 
City, Beavercreek, Milwaukie, and Portland. 

We would like to offer our thanks to the Board of Commissioners for affording the 
water providers the opportunity to comment on this critical issue. As you are aware 
it is the County's role to notify the Governor when more extreme action is 
warranted. 

Sincerely, 

~:.~o£s/~ 
General Manager 
Clackamas River Water District 

On behalf of the Board of Commissioners and Staff: 

Ken Humberston; President 
Hugh Kalani; Secretary 
Naomi Angier; Treasurer 
Larry Sowa; Commissioner 
David McNeel; Commissioner 



JAMES J. NICITA 
302 Bluff Street 

Oregon City, OR 97045 
E-mail: james.nicita@gmail.com 

January 11, 2016 

Comments on PC 15-251. Re-adoption of the Beavercreek Road Concept Plan 
(Planning File LE 15-03) 

Comment #1: The Beavercreek Road Concept Plan as presented by staff constitutes a violation 
of the Oregon City Charter, and violates Goal 9 of the Statewide Planning Goals, and Sections 2 
and 9 of the Oregon City Comprehensive Plan. 

Oregon City Charter 
Section 6 of the Oregon City Charter provides: "Except as this charter provides otherwise, all powers 
of the city shall be vested in the commission." 

The Oregon City Commission is the governing body of the City, and as such on July 20, 2011 directed 
staff to remand the Beavercreek Concept Plan to the Planning Commission, including a directive to 
add, "cottage manufacturing" to the "West Mixed Use Neighborhood" and the "East Mixed Use 
Neighborhood" of the Concept Plan. 

Staff failed to do so, in violation of the Commission's command as well as Section 6 of the Oregon City 
Charter; indeed, staff has even excluded the July 20, 2011 vote from the revised findings for the 
Beavercreek Road concept plan. 

Statewide Plannini; Goal 9 
The City Commission legally incorporated cottage manufacturing to the Beavercreek Road Concept 
Plan on July 20, 2011, and staffs effective removal of cottage manufacturing from the Concept Plan 
violates Statewide Planning Goal 9's mandate to maintain an adequate supply of land for "a variety of 
industrial" uses. 

Sections 2 and 9 of the Ore&on City Comprehensive Plan 
Similarly, staffs removal of the cottage manufacturing required by the City Commission on January 
20, 2011 violates several applicable provisions of Sections 2 and 9 of the Oregon City Comprehensive 
Plan: 

Policy 2.6.1 
Work with Metro to ensure that there is enough land available within the 
Urban Growth Boundary to meet the need for industrial and/or commercial 
development. If there is not enough, identify areas outside the boundary that 
may be appropriate to annex. The selection of these areas will be based on market 
factors, protection of environmentally sensitive areas, compatibility with 
adjoining and nearby uses, public facilities and infrastructure, proximity to 
expressways and transit, site requirements of specific types of industries, and 
the desires of the property owners. 
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Policy 2.6.2 
Ensure that land zoned or planned for industrial use is used for industrial purposes, 
and that exceptions are allowed only where some other use supports 
industrial development New non-industrial uses should especially be restricted 
in already developed, active industrial sites. 

Policy 2.6.3 
Protect the city's supply of undeveloped and underdeveloped land zoned for 
industrial uses by limiting non-industrial community uses, such as schools, 
parks, and churches on such properties and by limiting larger commercial uses 
within those areas. 

Policy 2.6.4 
Protect existing and planned undeveloped and underdeveloped industrial lands 
from incompatible land uses, and minimize deterrents to desired industrial 
development. 

Policy 2.6.S 
Ensure that land-use patterns create opportunities for citizens to live closer to 
their workplace. 

Policy 2.6.6 
Identify industrial uses that could partner with Clackamas Community College 
as training centers and future employers of students graduating from CCC. 

Policy 2.6.7 
Establish priorities to ensure that adequate public facilities are available to support 
the desired industrial development. 

Policy 2.6.8 
Require lands east of Clackamas Community College that are designated as 
Future Urban Holding to be the subject of concept plans, which if approved as 
an amendment to the Comprehensive Plan, would guide zoning designations. 
The majority of these lands should be designated in a manner that encourages 
family-wage jobs in order to generate new jobs and move towards meeting the 
city's employment goals. 

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. 

Policy 9.1.1 
Attract high-quality commercial and industrial development that provides stable, 
high-paying jobs in safe and healthy work environments, that contributes 
to a broad and sufficient tax base, and that does not compromise the quality of 
the environment 

Finally, the staff "issues matrix" states, "Adoption of the BRCP does not preclude the provision of 
cottage manufacturing or a greater variety of home occupations." 

The first response to this statement is that it r epresents the position of at least one commenter 
during the July 20, 2011 City Commission proceeding, and the City Commission rejected that position 
in directing staff to include cottage housing explicitly in the remanded Beavercreek Road Concept 
Plan. 

2 



The second response to this statement is that it is inaccurate. The text of the "West Mixed Use 
Neighborhood" and the "East Mixed Use Neighborhood" in the Beavercreek Road Concept Plan does 
not mention the word "manufacturing" at all. It would be an upward hill climb to try to get such a 
concept included in the zoning for these neighborhoods without mandating cottage manufacturing in 
the Concept Plan. 

There is a simple solution for the Planning Commission here. The July 20, 2011 City Commission 
decision mandates cottage manufacturing in the "West Mixed Use Neighborhood" and the "East 
Mixed Use Neighborhood." The Planning Commission can, at a minimum, simply add the two words 
"cottage housing" to the textual description of each of these neighborhoods. If the Planning 
Commission wants to expand how much cottage manufacturing is added, it can go so far as to 
substitute cottage manufacturing over residential in each neighborhood, and that would also be 
consistent with the July 20, 2011 vote. 

Comment #2: The findings do not demonstrate compliance with Statewide Planning Goal 6. 

The application does not include substantial evidence in the whole record 
demonstrating compliance with Statewide Planning Goal 6. 

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." 

In Marcott Holdings v. City of Tigard. held regarding compliance with Goal 6: 

"Goal 6 requires findings that a proposed use will be able to comply 
with applicable environmental standards. It is not satisfied by findings 
stating only that the proposed use will be reguired through conditions 
to comply with applicable environmental standards. Eckis v. Linn 
~ 19 Or LUBA 15, 35 (1990). The city must make additional 
findings addressing the feasibility of compliance with Goal 6, meaning 
that "solutions to certain problems*** posed by [the] project are 
possible, likely and reasonably certain to succeed" in achieving 
compliance. See Meyer v. City of Portland. 67 Or App 274; 280 n5, 678 
P2d 741, rev den 297 Or 82 (1984)." 

A. State Water Quality Statutes. Rules. and Standards 

Page 34 of the Concept Plan indicates that storm water will be discharged into 
Thimble Creek, which is "waters of the state" under ORS 4688.005(10). 

State Standards: There are no findings or substantial evidence in the record that the 
development authorized by the Concept Plan will not violate or threaten to violate 
the state water quality standards in OAR Chapter 340 Division 41. Storm water 
runoff is a waste, the discharge of which shall not violate water quality standards. 
1000 Friends of Oregon v. City of North Plains. 27 Or LUBA 372 (1994). 

The following sections of OAR 340 Division 41 are applicable to the storm water 
discharges from development authorized by the Concept Plan: 

OAR 340-041-0004 Antidegradation; OAR 340-041-0007 Statewide Narrative 
Criteria; OAR 340-041-0009 Bacteria; OAR 340-041-0011 Biocriteria; OAR 340-041-
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0016 Dissolved Oxygen; OAR 340-041-0019 Nuisance Phytoplankton Growth; OAR 
340-041-0021 pH; 340-041-0028 Temperature; OAR 340-041-0031 Total Dissolved 
Gas; OAR 340-041-0032 Total Dissolved Solids (TDS); OAR 340-041-0033 Toxic 
Substances; OAR 340-041-0036 Turbidity; OAR 340-041-0340 Beneficial Uses to Be 
Protected in the Willamette Basin; OAR 340-041-0345 Water Quality Standards and 
Policies for this [Willamette] Basin. 

State Statutes: The storm water drainage system for the proposed development will 
be a "disposal system" under ORS 4688.005(1). Before either the City of Oregon City 
or a private developer can construct the disposal system, construct the outlet for the 
disposal system, or discharge from the disposal system, the applicant must obtain a 
permit, including applicable effluent limitations, pursuant to ORS 4688.050. 
Pursuant to ORS 468.065(1), "Any permit issued by the department shall specify its 
duration, and the conditions for compliance with the rules and standards, if any, 
adopted by the Environmental Quality Commission pursuant to ORS ... 4688." Those 
water quality standards are authorized by ORS 4688.048. 

In the absence of fails of a permit pursuant to ORS 468B, waste discharges such as 
storm water must comply with ORS 468B.025(1), which states that "no person" 
shall "Cause pollution of any waters of the state" or "Discharge any wastes into the 
waters of the state if the discharge reduces the quality of such waters below the 
water quality standards established by rule for such waters by the Environmental 
Quality Commission." 

In addition, ORS 468 and ORS 4688 also apply to this land use decision 
independently as "applicable law" under ORS 197.835(9)(a)(D). 

There is no evidence in the record demonstrating compliance with the foregoing. 

B. Federal and State Air Quality Statutes. Rules and Standards 

In 1000 Friends of Oregon v. City of North Plains. 27 Or LUBA 372 (1994), LUBA 
held that a comprehensive plan amendment had to comply with the Clean Air Act, 
42 USC §§7401 et seg., and OAR 660-12-035. There is no evidence in the record 
demonstrating compliance with these laws and rules. 

4 



PC 15-251 Re-Adoption of the Beavercreek Road Concept Plan 
(Planning File LE 15-03)) 

Planning Commission 
Jan. 11,2016 

Elizabeth Graser-Lindsey 

Re-adoption does not account for changed conditions over 10 years 
It is not acceptable that the Beavercreek Road Concept Plan be adopted by 
a re-adoption process because the studies done 10 years ago to support 
the plan are no longer valid. 
1. A new transportation study is needed because extensive development is 
now impacting Beavercreek Rd. and Highway 213 which was not 
accounted for in the old study. Some examples are the Oregon City School 
District new bus barn and the enterprise district. The remand decision 
already showed problems with transportation failure and lack of funding. 
2. The interchange at Beavercreek Rd. and Highway 213 is not longer 
planned to handle the traffic. The funding is so dire that the City has had to 
except this intersection and other failed intersections from its consideration. 
This traffic impasse cannot be the basis of a major development. It does 
not comply with Oregon Highway standards 1. 

Transportation System Failures 
1. The Beavercreek Road Concept Plan relies on internal roads paralleling 
Beavercreek Rd. and leading to Holly Lane to handle the traffic that a 
Beavercreek Rd. cannot accept. There is no funding to provide the 
connection to Holly Lane over the Thayer Rd. and Maplelane areas. There 
is no funding to improve Holly Lane (city or county) which currently is two
lane, winding and with drop offs. It has no shoulders and it has been 
having major accidents such as at the bends. It leads to congestion on 
Redlands Rd. There is no financing available or conceivably available to 
connect the plan area to Hwy 213 through internal roads. 
Because the City intends for the development to create the internal roads, 
the nature of incremental development makes this road "solution" a failure: 
the traffic will be created before all necessary, connecting roadway 
segments will be ready to be used and provide connectivity, so all the traffic 
will be using Beavercreek Rd. for years. 

1 It is unacceptable and not legal to basis a concept plan of a presumption 
that traffic standards will be further reduced in the future. ENTERED INTO THE RECORD 
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2. Beavercreek Road cannot handle more traffic as recent traffic studies 
have shown such as the Beavercreek Rd. Apartments at Meyers Rd. 
3. Beavercreek Road cannot be widened to handle expected traffic 
volumes because the Beavercreek Rd. Apartments hem the road it so it 
cannot be expanded to city standards with provision for a freight route with 
multi-modal bus stops and with off-street parallel parking and landscaping 
needed for retail. 
4. The roadway network this plan area depends on is also failing and 
failed. Recently motorists took an hour to get down the hill on Hwy 213 to I 
205 during rush hour and 45 minutes before rush hour. The county's TSP 
planning maps showed Hwy 213 and I 205 failing to meet even the reduced 
traffic standards. 
5. The City's new TSP provides that 50% of traffic over the planning 
horizon (20 years until 2035) will be by alternative modes; however, the 
BRCP has not been reworked to allow this to happen by ensuring the jobs 
in the concept plan area. Currently the original focus on jobs, which 
LUBA's remand demonstrated was Metro's intent for this area, has been 
defeated by converting most of the land use to residential, so there are no 
jobs for residents to walk or bike to, so they will need to continue driving out 
of the area - violating the TSP. The 50% alternative modes - bus, bike, 
pedestrian - can only be achieved if the ooncept plan ensures jobs and 
services proceeds housing, but the opposite is occurring as the 
Beavercreek Apts. show. 

Sewage System Failures 
There is also insufficient sewage capacity in the sewer pipes and at the 
sewer plant to handle this development's sewage. 
1. The sewer plant is trying to figure out how it will handle the excess 
sewage it sees coming. It currently is operating in an unsafe condition with 
insufficient reserve capacity below all other local sewer plants . . A I\Jt,,kvl"eA\-~~ /j 
2. The sewer pipes are overcharged down Hwy 213 as shown by the 
Beavercreek Apt study. r~r During the recent rains in December 
there was sewage overflowing (spraying up out of manholes) at various 
locations in the area. 
3. There is no Beavercreek Rd. sewer pipe or any realistic plan on how 
one could occur. A plan or mechanism has not been made on how the 
developers can pay for the line. The nature of incremental development 
makes the lack of an overall plan fatal to the sewer system, because the 
development is proving to not develop progressively along Beavercreek 
Rd. to the outer edge of the BRCP, so, as a practical matter, incremental 



development does not result in a functioning sewer pipe. And the 
developers, so far, are refusing to take on the cost up-front to be 
reimbursed later as the city could allow. The Beavercreek Apts have been 
exempted from contributing to the Beavercreek Rd. sewage line, so there 
will not be enough funds to finance the line even if the other problems could 
be solved. 

Other Infrastructure Failures 
1. The City cannot provide or obtain water needed by the Beavercreek Rd. 
Concept Plan area. 
The city has insufficient funds to provide water to the Beavercreek Rd. 
Concept Plan Area. The City's Water Master Plan shows the City is 
underfunded to maintain its water system and no funds to enlarge the 
system to meet new needs. wMI 
The Beavercreek Apartments application showed that the City has 
insufficient water pressure to serve the Beavercreek Road Concept Plan 
area. The City would need to create a large water reservoir near Wilson 
Rd., but it doesn't have the funds. 1,rM.P 
An effort is being made to buy the water for the apartments (which are 
within the concept plan area) from the Clackamas River Water district; 
however, due to climate change, the reduced snow pack and the reduced 
summer time river flows, they had a water shortfall that caused a fish die off 
and required them to ask their customers to conserve water. I} ~m& ·/IMv'\t- C )tvJ1-

2. The City cannot provide adequate emergency services to the BRCP 
area if the roads are so congested that they fail to meet declining roadway 
standards. There are no passing lanes on Beavercreek Rd. and the 
shoulder is used by bicyclists and pedestrians, so emergency services 
cannot get through the congestion. 

Laws Violated 
This application violates Goal 11: Public Facilities and Goal 
12:Transportation, Oregon Transportation Planning Rule (OAR 660 
Division 12) and Statewide Planning Goal 12 because it would cause an 
unacceptable loss of capacity, mobility, connectivity, convenience and 
safety and create excessive congestion and conflict ( 10-30-15 Staff Report, 
p. 12, 15). The negative effect is significant. 

The TSP is being violated because there is no plan on how to get 
residents to take the bus, bike or walk to their jobs or services when these 



modes are to be 50o/o by 2035. This provision is not merely based on 
sustainability and appreciation of multi-modes of transportation, but it is 
also reflective of the City's inability to afford to increase the capacity of its 
transportation system to accommodate 100% of trips being by personal 
automobile. A plan is needed, but has not been made, to get the needed 
jobs and services in the area in a coordinated fashion so jobs and services 
proceed housing. So far the first development (Beavercreek Apts) was 
approved without even a space for a bus stop. 4- ·)-~ 1~11\./-jf f { '-f' 
Goal 6 and Statewide Planning Goal 6 are also violated because the 
congestion planned for harms air quality and it creates a new source of 
greenhouse gases when the local and global atmosphere is already past its 
air's carrying capacity and the resulting climate change is causing global 
and local harm such as creating summer time drought and water cutbacks. 

Goal 1 and Statewide Planning Goal 1 is violated by this re-adoption, 
because public involvement was not compliant with Goal 1 at the time this 
concept plan was remanded by LUBA. The abbreviated process continues 
the Goal 1 non-compliance. 
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Regional Wastewater Treatment 
Capacity Advisory Committee 

December 10, 2015 
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Clackamas River Water 
P.O. Bo:ir 2439 (.503} 722-922(> 16770 SE 82nd Drive. Cl.rl.lmas 
Claclrall\i!S, Oiegon 97015-;z4J9 Fax (503} 656-708b customerseMceCkrwater.com 

To: Board of Commissioners of Clackamas CO~ty 

Prom: Clackamas River Water 

Date: July 23, 2015 

Re: Water Use on the Clackamas River 

BOARD Of COMMISSIONERS 

JUL 29 2015 
~J.) 

On July 21. 2015 Clacl<a.Jnas River Water received a memorandum, Re: Water Use on 
t/Je Clackamas wrl~::Z:i ·by Ernest Hayes of Clackamas County Administrati_on. The 
policy quesUon proposed was "Is tbe CJackamas River impacted by water shortage?• 
The memo uftfrnateJy concluded that, •After receiving feedback from several nfthe 
managers of local water districts, including Clackamas River Water Providers, there 
does not seem ti> be a present risk of a water shortage on the lower Clackamas 
River. Further, should a shortage occur, human consumption would not be limited 
until truly dire circumstances were met There ls no fear of this transpiting ill the 
foreseeable future. "Clackamas River Water disagrees with Mr. Hayes' conclusion. 

The state of Oregon is facing its worst drought in decades. Govemor Brown has 
declared drought emergencies in 23" of 36 counties. AJthough Clackamas County 
eluded a drought declaration to date, it is not immune i:o the environmental 
pressures exerted upon it by low snowpack and ho~ dry days. The Clackamas River, 
a vibfl resource for Clackamas County's urban centers, serves as a source of high 
quality drinking water for over 200,000 people and is no exception. 

It is true that despite record low snowpack on Mt. Hood in 1;he Upper Clackamas 
River Basin, the precipitation rate remained stable. Precipitation 1eil as rain, rather 
than snow. This is due to above average temperatures in the region. The elevation of 
the Upper Clackamas Basin ts located near the cUITent mid-winter snowline, as a 
result even minor deviations toward greater than normal temperatures can limit 
snow accumulation. Whtie the Claclcalllas River is Influenced by groundwater from 
large aquifers ln the Upper Clackamas Rivor Basin, the River will likely experience 
greater loss of stream11ow and continued ·strain is put on the aquifer system. Trends 
toward warmer winters with m:ore rain than snoYlpack will result in low flows on 
the River occurring earlier and increased stream temperatures. 2015 may very well 
be a pr~ew of years to come. 

Abnormally warm temperatures and record low snowpack tn the Clackamas River 
Basin should be of great concern to water providers as the dense network of 
streams in the Upper Basin are strongly influenced by melting- snow dw-ing the 
spring and summer, which in turn helps t.o maintain river t1ow and tempera~ As 
early aB May the effects could be observed on the river. Streamtlows were at their 
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lowest tn over a decade (Figure 1), and temperature was elevated (Figure 2). By 
midaJuile fish kills were observed at the confluence of the Clackamas and Wtllamette 
Rtvers, due primarily to elevated water temperatures (Figure 2). prompting the 
Oregon Department of Fish and Wildlife to restrict fishing on the Clackamas River 
below the 1·205 bridge. 

Currently the streamflow of the Clackamas River is well below average. at Jevels not 
seen in more than a decade, and dropping. Wat.er providers, as good stewards of the 
watershed, are subject to minimum allowable flows for fish persistence and passage. 
The State of Oregon requires each drinking water provider to develop a Water 
Management Conservation plan with a clearly defined curtailment plan that would 
maintain fish flows while allowing for susta.lnable water consumption. On the 
Clackamas River after Septemller 15th that flow is 640 CFS. Por Clackamas River 
Water and one other member of the Clackamas River Water Providers, as per our 
adopted Wat.er Management Conservation Plans, Stage 3 Water Curtailment 
(mandated water conservation) would be implemented at streamflows less than 
730 CFS after September ism. While this is not the first time water providers have 
seen low streamflows in July •. it is important to note that currently the streamflow of 
the Clackamas River is below 750 CFS with prolonged periods of hot dry weather 
predicted in combination with the development of an El Nifio event (Figure 1). The 
likelihood of water providers having to implement curtailment practices come 
September is strong. 
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Figure 2. Water temperature (0CJ recorded at the USGS Oregon City gauge from 
2002-2015 

Clackamas River Water tssued a Stage 1 Water Advisory encou~g its customers 
to conduct voluntary water conservation measures in early June as dicbited by our 
Wat£r Management Conseivation Plan upon <?bseivation· of below average 
streamflows. Continued low flows, or a declaration of drought will soon prompt 
CRW to issue a Stage 2 Water Advisory with more stringent conservation measures. 

While there may· not be an immediate water shortage on the Clackamas River, 
elevated t.emperatures and low streamftow suggest that mandated conservation 
measures for water providers may be on the horizon. It is our belief that as water 
providers on the Clackamas River we must begin to view the river less as an 
exclusive source of revenue and more as a valuable, finite resource. that must be 
protected. To ignore the current river conditions and push off streamflow and 
temperature concerns would be irresponsible. While we do not discredit our 
collective utility's need to be financially stable, we believe that the long-term 
sustainability _of the Clackamas River as a source of drinking water should trump the 
immediate needs of greener lawns and greater revenue. Responsible management 
of a water source does not mean simply navigating Into maximum withdrawals 
allo-wed by the State of Orego~ lt means preserving a drinking water source for a 



.( 

larger portion of Clackamas County, preserving fish habitat and recreation. and 
ensuring oiµ- water source fol' the future. 

Clackamas River Water is a special district that serves over So,ooo people in 
unincorporated Clackamas County, which includes Clackamas, and parts of Oregon 
City, Beavercreek, Mtlwaukie, and Portland. 

We would like to offer our thanks to the Board of Commissioners for affording the 
water.providers the opportunity to comment on this critical issue. As you are aware 
it Is the County's role to notify the Governor when more extreme action is 
warranted 

Sincerely, 

/_e( f.(~ 
Lee E. Moore Sr. <--
General Manager 
Clackamas River Water District 

On behalf of the Board of Commissioners and Staff: 

Ken Humberston; President 
Hugh Kalani; Secretacy 
Naomi Angier; Treasurer 
Larry Sowa; CommJssioner 
David McNeel; Commissioner 
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Pro..-ess is e¥peCted to be 
made towards meeting the 
Congestion T argats 

To reduce congestion, Oregon 
City identified over $162 million 
worth of projecil:I to imp.rove 
dtlving, Md approximatdy $60 
million to enhance WDlkiog, 
biking and transit usage.. 

Vehicle boms ofDelay4
: The 

same dy:wunks that make 
Oregon City an attractive place 
to live nnd open a business- its 
access to major regional 
tr:an.spotbltion routes including 1-
205, OR 213, OR 99E, and OR 
43- pose a challenge for meeting 
this performance measure. The 
TSP objective envisions 
decteasing delay by 
approximately ten percent 
through 2035, to fewer than two 

minutes per person during the 
evening peslk period Howt:va, 

the future trend for delay along 
Oregon City streets during the 
cvt.'Tling peak period (after 
assuming the planned system 
investments) is c:xpcctcd to 
increase slightly through 2035, 
from about two minutes to just 
under three minutt:S pct person. 
This is generally associated with 
incrca:il.-d delay along the 
region.al routes (such as OR 99E 

4 f . Dday is dcfiocd as the amount o tune 

$pent m congnnioo gn;aoc:c than 0 .90 
v/c, pugw: 5-7, 2005 M~tro RTP 

:?. 

and OR 213), a side effect of 
local and regional population and 
employment growth. Since these 
routes sexve outlying 
cotnJnunitics such as Molalla and 
Canby, trips that have origins 
and destinations outside of 
Oregon City are expected to 

significantly contribute to the 
increased delay in Oregon City. 

With delay increasing, even after 
nearly $222 million worth of 
transportation ::iystetn 

investtne.nts, the limitations of 
.te1ying on infrnsttucture 

improvements as a means of 
meeting this objective are evident 
as the benefits are difficult to 
assess. 

2.00 -- - -

1.50 +-~--

However, the City is working 
towards meeting this objective by 
decreasing dclay nearly 15 
percent &om what would be 
expected without the 
transportation system 
investments (sec the Baseline 
System Trend). 
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The Plan is expect.eel to 
outperfonn the Climate 
Change Target 

Despite healthy local and 

regional population and 
employment growth, vehicle 
miles traveled in Oregon City is 
expectm to be reduced tnorc 
than the TSP objective through 
2035. '1 he 'I'SP objective 
envisions dcc..rcasing vehicle 
tnilcs traveled by approximately 
ten percent thto~h 2035, to 
about 26 miles per person 
during the evening peak period. 

. a 
2.90 . -.!:: 'O 

go ·8 
l.80 u ., .. "" 

1~ 
2.70 .,, II 

.!I ~ 
II~ 

2..6U a~ 
~~ . ·- 150 .!I u 

~~ Z.40 'CJ ... 
~o 

2.30 > 
2010 

However, the fututc trend for 
vehicle miles traveled in Oregon 
City during the evening peak 
period (after assuming $222 

million worth of investments) is 
expected to ~nearly 13 
percent through 2035, from 
about 3 miles to 25 miles per 
pasoo. lb.is js likely 
representative of job growth in 
Oregon City, as more residents 
have the option to work closer to 
burnt:. In additio~ the $60 
million worth of investments in 
over 260 ~ biking. transit 

o.r other sha.rcd-usc path proje<.-ts 
in the 2013 TSP help reduce the 

need to drive for local trips in the 
City . 

Year 

: 2013 OREGON CnY TRANSPORTATION SYsTEM PLAN 



Walking, Biking and TWISit 
Mode Shatt: Oregon City has 
identified neatly $60 million 
worth of investments with over 
260 walking. biking. transit or 
other shared-use path projects in 
its TSP. Tiils accounts for over 
7 5 percent of the projects in the 
2013 TSP and represents an 
incteaSe of more than 25 percent 
when comp:.u:ed to the projects 
in the 2001 TSP. While no data is 
avtlililble to qwmtify the impact 
of these walking, biking :and 

transit investments in the City, 
they are expectoo to help the City 
work towards tripling the 
walking> biking and transit mode 
share betwcl.."n 2010 and 2035. 

B!l:.i!i>! 
"')~ ( # 

x·:·.,n .. ;,.,'2 
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The City identified investmenei 
to complete walking and biking 
g2ps along the major street 
system, and identified a network 
of low-volume more comfortable 
walking :and biking routes off the 
major street system to further 
encourage walking and biking to 
key destinations throughout the 
City. 
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Non-Single Occupancy 
Vehicle (SOV) Travel: Metro's 
regional tmvel demand model 
was used to evaluate progress 
towards meeting transportation 
demand management (IDM) 
goals, specifically .reducing 
reliance on the single occupancy 
vehicle. 7 Oregon City's non-SOV 
mode shares (outside of the 
Oregon City Regional Center) arc 
expected to be above the TSP 

objective of 40 to 45 percent, 
with an estimated non-SOV 
mode share of 47 percent in 
2005 and 48 percent in 2035. The 
non-SOV mode share in the 
Oregon City Region21 Center is 
expected to remain steady 
through 2035, at around 42 
percent, slightly below the TSP 
objective of 45 to 50 percent. 

The TSP makes investment 
decisions that further help the 
City work towards achieving the 
oon-SOV mode srune targets. 
The City is expected to continue 
to increase trip share via walking, 
biking. carpooling or public 
r:ran.sportation with inveshnent 

decisions including a project that 
would help implement a 

Transportation M.anagem.ent 

7 The Meno RTP l<vuuncWly 
Comitmincd Plan 'WU utiliz.cd for the 
non-SOV mode shan: ~; 

then:fotc, not 211 of the projects 
included in the TSP Wt!!re aptun'!d in 
the analygis. 

c 
/ 

Association (!'MA) prognun with 
employers and residents within 
the Oregon yty Regional Center. 

The Oregon City TSP includes 
solutions to decrease single 
occupancy vehicle travel by 
focusing on investments that 
encourage multi-modal travel, 
including increased walking and 
bicycling facilities and transit 
stop acett.S/ amenity 
improvements. 

The TSP also includes maximum 

public street spa~ standards to 

allow for sufficiently spaced 
pedesttWi crossings. Street 
connections to increase the 
convenience of walking and 

bicycling were also 
recommended throughout the 
City, including the Oregon City 
Regional Center. 
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Plans providing for a transportation system should consider as a major 

determinant the carrying capacity of the air, land and water resources of 

the planning area. The land conservation and development actions 

provided for by such plans should not exceed t he carrying capacity of such 

resources. 

Therefore: 

Currently the intersection of State Hwy 213 and Beavercreek Road are at 

and exceed the "Carrying Capacity" of this intersection using the State 

approved ITE methods to determine/measure carrying capacity by a "Level 

of Service" {LOS) determination , where a measurement this Hwy 213 & 
Beavercreek Road intersection currently reflects a LOS "F" Failing Status. 

Therefore: 

Before The City of Oregon City, can advance the Beavercreek Road Concept 

Plan, any zoning changes, building permits and construction for the area 

that have and create any change to any and all transportation trip 

generation in and through the affected area, there must be IGA's in hand 

from all affected entities and governments, to allow those actions. 

Therefore: 

A complete Transportation Study with current updated understandings 

needs to happen, before advancing and approval of the Beavercreek 

Concept Plan, in addition to any zon ing changes, building permits, 

construction activity that can alter Transportation Trips Generation within 

the affected area of the Beavercreek Concept Plan. 

ENTERED INTO THE ECORD 
DATE RECEIVED: 11 I 
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City of Oregon City January 111
\ 2016 

Planning Commission Meeting 

RE: Testimony of Christine Kosinski, Unincorporated Clackamas County 

For: PC 15-25 Re-Adoption of the Beavercreek Road Concept Plan - Planning File LE 15-03 
Beavercreek Road from Henrici to Caufield 
Failure to meet State Goals 7, 12, and 2 
Failure to support State Law ORS 105.465 - Real Estate Disclosure Law 
Failure to meet Comprehensive Plan Landslide requirements 
City lacks Transportation Plan & Infrastructure for development on hilltop 

On November 23rd, 2015, I submitted testimony requesting this hearing be left open for several 
concerns I brought forward. I requested the City to address these at tonight's meeting, however I see 
many concerns remain outstanding. 

The City has NO Transportation Plan to move traffic from the hilltop to the 1-205 transportation 
corridor. Because the intersection of Beavercreek Rd and Hwy 213 is already failing, the City had no 
alternative other than to "control access onto Beavercreek Rd." Without access control, the intersection 
fails forcing the city to halt the plethora of development it has planned for Beavercreek Road. 

The City has planned a central road through the Concept Plan, forcing traffic to use the central road to 
Thayer, Maplelane and Holly where huge amounts of traffic will be directed to a planned Roundabout 
at Maplelane and Holly. The peoples of Holly Lane especially have repeatedly asked the City to 
remove it from its TSP due to the fact that the street is lined with many fragile landslides and the people 
are unable to obtain Landslide insurance, as evidenced by a denial (turned into the City) to Ms. 
Kosinski by Lloyd's of London. For the City to plan using Holly Ln for heavy traffic is a "failure for 
the City to meet Landslide requirements in both the State and City Comprehensive Plans. 

I cannot believe that this City would even begin to consider approval of this Concept Plan, where the 
huge footprint of development will have disastrous implications for the people of Holly Ln. These 
people are victims who cannot get insurance to protect their properties. For the City to consider 
approval of this Concept Plan, knowing they are planning to use Holly Ln as a "freeway'', knowing 
these people cannot get insurance, and knowing you are placing them in harm's way is simply 
inconceivable, callous and immoral. 

I know I speak for all the property owners of Holly Lane in asking that you "deny" approval of the 
Beavercreek Road Concept Plan because you have NO transportation plan. Furthermore, you cannot 
meet Goal 12 nor Goal 7 and it is a requirement that all State Goals be met before this Concept Plan 
can meet with approval. The City cannot meet Goal 7 when it is unable to protect people and their 
property from harm in hazardous areas and when you know they are unable to obtain Landslide 
insurance to protect themselves from financial ruin. 

Lastly, we ask once again as we have asked before on many occasions, take Holly Lane out of your 
TSP. These people cannot get Landslide insurance, they have no ability to protect themselves. 

ENTERED INTO THE RECORD 
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BEFORE THE LAND USE BOARD OF APPEALS 

OF THE STATE OF OREGON 

ELIZABETH GRASER-LINDSEY, 
Petitioner, 

vs. 

CITY OF OREGON CITY, 
Respondent, 

and 

OREGON CITY GOLF CLUB, 
Intervenor-Respondent. 

LUBA No. 2008-170 

FINAL OPINION 
AND ORDER 

Appeal from City of Oregon City. 

Elizabeth Graser-Lindsey, Beavercreek, filed the petition for review and argued on 
her own behalf. 

Carrie A. Richter, Portland, filed the response brief. Carrie A. Richter and Jennifer 
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1 Opinion by Holstun. 

2 NATURE OF THE DECISION 

3 Petitioner appeals a city ordinance that amends the city's comprehensive plan to 

4 adopt a concept plan for an area that was recently included within the Metro urban growth 

5 boundary (UGB). 1 The city has not yet amended its comprehensive plan and zoning maps to 

6 make them consistent with the concept plan. The city proposes to adopt those amendments 

7 separately. 

8 MOTION TO FILE AN OVERLENGTH PETITION FOR REVIEW 

9 Petitioner filed a petition for review that is 50 pages long. Under OAR 661-010-

10 0030(2)(b ), a petition for review may not exceed 50 pages unless LUBA gives permission to 

11 file a petition for review with more than 50 pages. Petitioner included five more pages of 

12 argument at the end of the petition for review, and requests permission to include those 

13 additional five pages in her petition for review. 

14 If petitioner had focused her arguments and written more concisely she could easily 

15 have included the five pages of argument and her other arguments in a petition for review 

16 with fewer than 50 pages. Petitioner's request to include the additional five pages of 

17 argument in her petition for review is denied. 

18 In opposing petitioner's request to file an overlength petition for review, the city 

19 moves to strike three appendicies (Appendicies C, F and G). According to the city those 

20 appendicies include calculations made by petitioner, and they should have been included in 

21 the 50-page petition for review rather than attached as an appendix to the petition for review. 

1 The Oregon City Comprehensive Plan (OCCP) explains: 
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"Concept plans are land-use plans for areas of the city that have just been included in the 
Urban Growth Area. Before these areas can be zoned or subdivided, a concept plan must be 
completed and adopted by the City Commission and accepted by Metro. Concept plans 
require a detailed assess1nent of the area to detennine the most appropriate intensity and type 
ofland use, and when completed, are adopted as part of the comprehensive plan." OCCP 4. 



I Appendix F is simply a copy of a zoning map, and the city does not explain what is 

2 objectionable about that map. The city is correct, with regard to Appendix C and Appendix G 

3 that those appendices include material that is best viewed as additional argument that should 

4 have been included in the 50-page petition for review. However, Appendices C and G assist 

5 us in understanding the parties' arguments, and we therefore deny the city's motion to strike 

6 the three appendices. 

7 MOTION TO FILE A REPLY BRIEF 

8 Petitioner moves for permission to file a reply brief. The first part of the reply brief 

9 quibbles with some of the city's statement of facts. That part of the reply brief is not 

I 0 allowed. The balance of the reply brief is captioned "New Arguments." But that part of the 

11 reply brief is most fairly characterized as a mixture of responses to alleged new matters in the 

12 city's brief and embellishments of arguments that were already presented in the petition for 

13 review. Under OAR 661-010-0039, reply briefs are permitted to respond to new issues in the 

14 respondent's brief; reply briefs are not permitted to embellish upon arguments that were 

15 presented in the petition for review. W1.~susik v. Yamhill County, 20 Or LUBA 246, 250 

16 (1990). However, given the nature of the petition for review, it would be difficult to sort out 

17 embellishment arguments from responses to new matters in the respondent's brief. We 

18 decline to do so, and elect simply to allow the "New Arguments" portion of the reply brief. 

19 FACTS 

20 Metro amended the Metro UGB in 2002 to include 245 acres of land next to Oregon 

21 City. Metro amended the UGB again in 2004 to include 63 additional adjoining acres, for a 

22 total of 308 acres. Those 308 acres have been included on Metro's Employment and 

23 Industrial Lands Map, and have been designated for Industrial use. Sometime before those 

24 UGB amendments, Metro applied Employment or Outer Neighborhood map designations to 
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1 another 145 acres in the same general area.2 Altogether, this area includes 453 acres 

2 designated Industrial, Employment or Outer Neighborhood. The city concept plan that is 

3 before us in this appeal applies to this 453-acre area. That concept plan calls for a 175-acre 

4 North Employment Campus to satisfy the city's planning obligations for the 308-acre 

5 Industrial area. The balance of the concept plan calls for a variety of mixed employment, 

6 commercial and residential development. According to petitioner, the concept plan is 

7 inconsistent with Metro's designation of the 308 acres for Industrial use, and is also 

8 inconsistent with city comprehensive plan policies that encourage industrial development. 

9 INTRODUCTION 

I 0 The primary issue in this appeal is whether the challenged concept plan is consistent 

11 with Metro's regional planning for the subject property. Specifically, the dispute centers on 

12 the legal effect of Metro's decision to include 308 acres of property in the urban growth 

13 boundary and to designate those acres for industrial use. As briefed, this appeal is 

14 exceedingly complicated. Resolution of this appeal, in large part, requires us to resolve the 

15 parties' differing views regarding the correct interpretation of Titles 4 and 11 of Metro's 

16 Urban Growth Management Functional Plan (UGMFP), which is codified at Metro Code 

17 (MC) Chapter 3.07. Our review and resolution of those arguments has been difficult, 

18 because those Titles of MC Chapter 3.07 are ambiguous, and Metro is not a party to this 

19 appeal and has not filed a brief. 

20 A basic understanding of the relevant Metro regional planning framework is 

21 necessary to sort out the parties' arguments. We discuss key sections of the MC before 

22 turning to the parties' arguments. 

2 We discuss these Metro map designations further later in this opinion. 
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1 A. Metro 2040 Growth Concept Design Types 

2 The UGMFP (Metro Code Chapter 3 .07) sets out how cities and counties are to 

3 incorporate regional planning into their local comprehensive planning. The UGMFP 

4 explains: 

5 "The regional policies which are adopted by this [UGMFP] recommend and 
6 require changes to city and county comprehensive plans and implementing 
7 ordinances. The purpose of this functional plan is to implement regional goals 
8 and objectives adopted by the Metro Council as the Regional Urban Growth 
9 Goals and Objectives (RUGGO), including the Metro 2040 Growth Concept 

10 and the Regional Framework Plan. The comprehensive plan changes and 
11 related actions, including implementing regulations, required by this 
12 functional plan as a component of the Regional Framework Plan, shall be 
13 complied with by cities and counties as required by Section 5(e)(2) of the 
14 Metro Charter." MC 3.07.010. 

15 Metro's 2040 Growth Concept is made up of a number of components, called "design types," 

16 which are applied to properties within the Metro region. The UGMFP requires that City and 

17 County comprehensive planning for property within the city or county must be amended to 

18 make that planning consistent with the Metro 2040 Growth Concept design types (hereafter 

19 design types) that have been applied to that property. MC 3.07.130.3 

3 MC 3.07.130 provides: 
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"For each of the following 2040 Growth Concept design types, city and county 
comprehensive plans shall be amended to include the boundaries of each area, detennined by 
the city or county consistent with the general locations shown on the 2040 Growth Concept 
Map or on maps adopted by ordinances adding territory to the UGB: 

"Central City--Downtown Portland is the Central City which serves as the major regional 
center, an employment and cultural center for the metropolitan area. 

"Regional Centers--Seven regional centers will become the focus of compact development, 
redevelopment and high-quality transit service and multimodal street networks. 

"Station Communities--Nodes of development centered approximately one-half mile around a 
light rail or high capacity transit station that feature a high-quality pedestrian environment. 

"Town Centers--Local retail and services will be provided in town centers with compact 
development and transit service. 

"Main Streets--Neighborhoods will be served by main streets with retail and service 
developments served by transit. 



1 B. UGMFP Title 11-Planning for New Urban Areas 

2 When Metro amends the UGB to bring rural land into the urban area, additional local 

3 planning must be done because the formerly rural land becomes urbanizable land that is 

4 available for urban development. UGMFP Title 11 (MC 3.07.1105 through MC 3.07.1140) 

5 sets out local government planning requirements for new urban areas. In this opinion we 

6 refer to this planning as Title 11 planning. MC 3.07.1120 sets out specific requirements for 

7 planning for areas that Metro brings within the UGB. Under MC 3.07.1120, that planning 

8 must, among other things, be "consistent with the requirements of all applicable titles of the 

9 Metro Urban Growth Management Functional Plan" and be in "compliance with * * * the 

10 Metro Council adopted 2040 Growth Concept design types.''4 Under MC 3.07.l 120(A), a 

"Corridors--Along good quality transit lines, corridors feature a high-quality pedestrian 
environment, convenient access to transit, and somewhat higher than current densities. 

"Employment Areas--Various types of employment and some residential development are 
encouraged in etnployrnent areas with limited commercial uses. 

"Industrial Areas--Industrial areas are set aside primarily for industrial activities with limited 
supporting uses. 

""Regionally Significant Industrial Areas--Industrial areas with site characteristics that are 
relatively rare in the region that render them especially suitable for industrial use. 

"Inner Neighborhoods--Residential areas accessible to jobs and neighborhood businesses 
with smaller lot sizes are inner neighborhoods. 

"Outer Neighborhoods--Residential neighborhoods farther away from large employment 
centers with larger lot sizes and lower densities are outer neighborhoods." 

4 As relevant, MC 3.07.1120 provides: 
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"All territory added to the UGB as either a major amendment or a legislative amendment 
pursuant to Metro Code Chapter 3.01 shall be subject to adopted comprehensive plan 
provisions consistent ivith the requirements of all applicable titles of the Metro Urban 
Growth Management Functional Plan and in particular this Title 11. The comprehensive 
plan provisions shall be fully coordinated with all other applicable plans. The comprehensive 
plan provisions shall contain an urban growth plan diagram and policies that demonstrate 
compliance with the RUGGO, including the Metro Council adopted 2040 Growth Concept 
design types. Comprehensive plan amendments shall include: 



local government's comprehensive plan map designations must be consistent with the 

2 "general boundaries of design type designations." Under MC 3.07.1120(F), local government 

3 comprehensive plans must provide "for sufficient commercial and industrial development for 

4 the needs of the area to be developed consistent with 2040 Growth Concept design types."5 

5 c. UGMFP Title 4-Planning for Industrial and Employment Areas 

6 For areas that are subject to the Regionally Significant Industrial, Industrial or 

7 Employment design types, UGMFP Title 4 (MC 3.07.410 through MC 3.07.450) imposes 

8 additional planning requirements to protect these areas and encourage industrial development 

9 that benefits from clustering and freedom from potentially incompatible non-industrial uses.6 

10 In this opinion we sometimes refer to these planning requirements as Title 4 requirements or 

11 Title 4 planning. Within areas subject to the Industrial design type, non-industrial 

"A. Specific plan designation boundaries derived from the general boundaries of design 
type designations assigned by the Council in the ordinanct: adding the territory to the 
UGB. 

"* * * * * 

"F. Provision for sufficient commercial and industrial development for the needs of the 
area to be developed consistent with 2040 Growth Concept design types. 
Commercial and industrial designations in nearby areas inside the Urban Growth 
Boundary shall be considered in comprehensive plans to 1naintain design type 
consistency. 

"* • * * *." (Emphasis added.) 

5 Other subsections of MC 3 .07 .1120 impose require1nents to plan for housing, transportation, areas to be 
protected from development, public facilities, and schools. MC 3.07.1120 requires that local governments 
adopt an urban growth diagram that displays the general location of "streets," "unbuildable lands," "Habitat 
Conservation Areas," "mixed use areas, commercial and industrial lands," "single and multi-family housing," 
"public open space, plazas and neighborhood centers," and "needed school, park or fire hall sites." 

6 MC 3.07.410 describes the purpose and intent of Title 4: 
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"The Regional Framework Plan calls for a strong economic climate. To improve the region's 
economic climate, Title 4 seeks to provide and protect a supply of sites for employ1nent by 
limiting the types and scale of non-industrial uses in RegionaIIy Significant Industrial Areas 
(RS!As), Industrial and Employment Areas. Title 4 also seeks to provide the benefits of 
'clustering' to those industries that operate more productively and efficiently in proximity to 
one another than in dispersed locations. * * *" 



I development must be limited to commercial uses that "serve primarily the needs of workers 

2 in the [industrial] area." MC 3.07.430.7 Non-industrial development is also strictly limited 

3 in areas subject to the Employment design type. MC 3.07.440.8 

4 For purposes of this appeal, the UGMFP Title 4 requirements that are set out in the 

5 subsections of MC 3.07.450 supply important context. Those subsections explain how Metro 

6 allows local governments to deviate from the Employment and Industrial Areas Map and 

7 maintains consistency between the Employment and Industrial Areas Map and local 

8 comprehensive planning. We have attached the complete text of MC 3.07.450 as an 

9 appendix to this opinion. We discuss the key subsections of MC 3.07.450 below. 

10 1. MC 3.07.450(A) Employment and Industrial Areas Map 

11 MC 3.07.450(A) provides that the Employment and Industrial Areas Map (the E&IAs 

12 Map) "is the official depiction of the boundaries of Regionally Significant Industrial Areas, 

13 Industrial Areas, and Employment Areas." 

14 
15 

2. MC 3.07.450(B) - Conforming E&IAs Map Changes After Title 11 
Planning 

16 After initial Title 11 planning has been completed, MC 3.07.450(8) requires the 

17 Metro Chief Operating Officer to conform the E&IAs Map to the comprehensive plan map 

7 MC 3.07.430 provides in part: 

"Cities and counties shall review their land use regulations and revise them, if necessary, to 
include measures to limit new buildings for retail co1nmercial uses - such as stores and 
restaurants - and retail and professional services that cater to daily customers - such as 
financial, insurance, real estate, legal, medical and dental offices - in order to ensure that they 
serve pri1narily the needs of workers in the area. * * *" 

8 None of the subject property is designated Regionally Significant Industrial Area, but as we have already 
noted, the 308 acres that were added to the UGB in 2002 and 2004 cany the Industrial design type and the 
Employment design type was applied to other property in the concept plan area sometime before 2002. The 
limits imposed on co1nmercial uses on lands subject to the Industrial and Employment design types by MC 
3.07.430 and 3.07.440 are fairly detailed and are more stringent for the Industrial design type than for the 
E1nployment design type. For purposes of this appeal the precise details of these limits on commercial uses are 
not important. In both cases, the limits are designed to ensure that any commercial development is appropriate 
for serving employees in the Industrial and Employment areas, rather than the general public. 
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1 boundaries that are established by local governments m their Title 11 planning. See 

2 Appendix. 

3 
4 

3. MC 3.07.450(C) - Small Changes in Local Government Planning 
for Industrial and Employment Areas to Allow Non-Title 4 Uses 

5 MC 3.07.450(C) authorizes cities and counties to change their comprehensive 

6 planning for areas that are subject to Title 4, to allow non-industrial uses that would not 

7 otherwise be allowed by Title 4. However, for land that is subject to the Industrial design 

8 type, the area affected may not exceed 20 acres and additional restrictions apply to such 

9 amendments. See Appendix. We will refer to these changes as "small changes," to 

I 0 distinguish them from the "large changes," authorized by MC 3.07.450(H), which is 

11 discussed below. 

12 The decision that is before us in this appeal is the city's initial Title 11 planning for 

13 the 453-acre concept plan area. We note here that a key question is whether the requirements 

14 of MC 3.07.450(C) and the other subsections of MC 3.07.450 that follow MC 3.07.450(C) 

15 apply to the city's initial Title 11 planning or only apply to comprehensive plan amendments 

16 that may be adopted after the initial Title 11 planning has been completed. If they do apply 

17 to Title 11 planning, they significantly constrain a local government's authority to deviate 

18 from the requirements of Metro's design types when conducting Title 11 planning. If they 

19 do not apply to initial Title 11 planning, they do not constrain Title 11 planning and only 

20 severely constrain a local government's authority to deviate from Metro's design types after 

21 Title 11 planning has been completed. We return to that question after we summarize the 

22 remaining key MC 3.07.450 subsections. 

23 4. MC 3.07.450(D)- Unbuildable and Previously Developed Lands 

24 MC 3.07.450(D) authorizes local governments to amend their comprehensive plans 

25 and land use regulations to allow land that is subject to Title 4 to be put to uses that are not 

26 allowed by Title 4, if the "entire property is not buildable." Additionally, under MC 

Page 9 



1 3.07.450(D), land may be put to uses that are not allowed by Title 4 if the property was 

2 previously developed and the property as developed meets a specified improvement value to 

3 land value ratio. 

4 
5 
6 

5. MC 3.07.450(E) - Conforming E&IA Map Changes After Small 
Changes in Local Planning for Title 4 Land Under MC 
3.07.450(C) 

7 If a local govermnent takes advantage of MC 3.07.450(C) to make one of the 

8 permitted small changes in planning for Title 4 lands, MC 3.07.450(E) directs the Metro 

9 Chief Operating Officer to conform the Metro E&IAs Map to the changed local planning 

I 0 after the deadline for appealing the small change amendment to LUBA expires or after the 

11 small change amendment is upheld if appealed to LUBA. We do not know why MC 

12 3.07.450(E) does not also require conforming changes to the E&lAs Map following local 

13 mapping changes under subsection D of MC 3.07.450. Our guess is that omission was 

14 simply an oversight. 

15 
16 

6. MC 3.07.450(F) - Suspension of MC 3.07.450(C) "Small" 
Amendments 

17 MC 3. 07.450(F) provides that the Metro Council may suspend operation of MC 

18 3.07.450(C), ifthe cumulative local government small changes authorized by that subsection 

19 have exhausted the 20-year industrial land surplus. MC 3.07.450(F) appears to have been 

20 adopted to allow the Metro Council to suspend the authority for small changes under MC 

21 3.07.450(C), if those changes would cause the regional vacant industrial land supply to fall 

22 below a 20-year supply. 

23 
24 

7. MC 3.07.450(G) Metro Council May Amend the E&IAs Map At 
Any Time 

25 The Metro Council may amend the E&IAs Map at any time "to better achieve the 

26 policies of the Regional Framework Plan." 
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I 
2 

8. MC 3.07.450(H) - Large Changes in Local Government Planning 
for Industrial and Employment Areas to Allow Non-Title 4 Uses 

3 MC 3.07.450(H) authorizes the Metro Council to amend the E&IAs Map to permit 

4 local governments to adopt "large changes" that exceed the size limit imposed by MC 

5 3.07.450(C), if certain criteria that are designed to ensure the continued adequacy of the 

6 industrial and employment land supply are satisfied. 

7 D. Summary 

8 Title 4 is not ambiguous in how it applies to comprehensive plan amendments after 

9 Title 11 planning is complete. As to post-Title 11 planning, Title 4 clearly grants local 

I 0 governments very limited authority to amend their comprehensive plans to allow non-

! I industrial and non-employment uses on lands that carry the Industrial and Employment 

12 design type. Small changes (up to 20 acres) are authorized by MC 3.07.450(C) for property 

13 subject to the Industrial design type, provided that the criteria in MC 3.07.450(C) are met. 

14 MC 3.07.450(0) provides another limited exception for unbuildable land and land that is 

15 already developed. Finally, for larger properties that exceed the 20-acre size limit in MC 

16 3.07.450(C)(6), MC 3.07.450(H) authorizes the Metro Council to amend the E&IA Map to 

17 allow non-industrial development if the criteria in MC 3.07.450(H) are met. Those criteria 

18 include standards designed to protect the quantity and quality of industrially designated 

19 lands. Beyond MC 3.07.450(C), MC 3.07.450(0) and MC 3.07.450(H), after a local 

20 government's Title 11 planning is complete, it appears that the only way a local government 

21 would be permitted to amend its comprehensive plan and land use regulations to authorize 

22 non-industrial use of lands that carry the Industrial design type, would be to request that the 

23 Metro Council first exercise its authority under MC 3.07.450(G) to apply a different design 

24 type that would allow planning and zoning such lands for non-industrial uses. 

25 One of the questions that we must answer in resolving petitioner's first assignment of 

26 error, is whether MC 3.07.450(C) through (G) also apply during Title 11 planning when a 
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1 local government first applies its comprehensive planning to land that has been added to the 

2 UGB and designated Industrial and Employment by Metro. 

3 FIRST ASSIGNMENT OF ERROR 

4 Petitioner's first assignment of error is 29 pages long and very difficult to follow in 

5 places. A recurring theme under the first assignment of error is that the city is obligated 

6 under MC 3.07.1120 and other laws to ensure that its Title 11 planning for the entire 308 

7 acres that carry the Industrial design type complies with MC 3.07.430.9 Many of the 

8 authorities petitioner cites in her argument under the first assignment of error appear to have 

9 little or nothing to do with petitioner's central theme. We have simplified petitioner's 

10 arguments under the first assignment of error and delve no more deeply into the facts than is 

11 necessary to resolve this assignment of error. 

12 MC 3.07.1120 requires that the city's Title 11 planning must "demonstrate 

13 compliance with * * * the Metro Council adopted 2040 Growth Concept design types." See 

14 n 4. MC 3.07.1120 also requires that such local planning must be "consistent with the 

15 requirements of all applicable titles of the [UGMFP]." Id. We do not understand the city to 

16 dispute that MC 3.07.430 requires that its Title 11 planning for the 453-acre concept plan 

17 area must protect the parts of that area that will ultimately retain the Industrial design type. 

18 We understand the city to concede that for those parts of the 453-acre concept planning area, 

19 the city must limit non-industrial uses to commercial uses that "serve primarily the needs of 

20 workers in the [industrial] area." Seen 7. 

21 On the other hand, we do not understand petitioner to dispute that the 175 acres that 

22 make up the North Employment Campus have been planned for industrial uses, in 

23 accordance with MC 3.07.430. 10 Petition for Review 6. Petitioner's dispute is with the 

9 As we have already explained, MC 3.07.430 only allows very limited non-industrial use of land that 
carries Metro's Industrial design type. 

10 As we explain later, those 175 acres include approximately 120 acres that are buildable. 
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I Industrially designated lands to the south of the North Employment Campus. Petitioner 

2 contends that those Industrially designated lands have been planned for uses that do not 

3 comply with MC 3.07.430. 11 We understand the city to concede that those lands have not 

4 been planned for industrial uses in accordance with MC 3.07.430. Respondent's Brief 6. 

5 But the city contends that it was not obligated by MC 3.07.1120 or 3.07.430 or any of the 

6 many other laws cited by petitioner, to plan all 308 acres that carry the Industrial design type 

7 in accordance with 3.07.430. 12 

8 A. The City's Preliminary Arguments 

9 The city offers two arguments that, if meritorious, would require that we deny the 

I 0 first assignment of error. We address those arguments first. 

11 I. MC 3.07.430 Applies Exclusively to Land Use Regulations 

12 As we noted earlier in this opinion, the challenged ordinance amends the city's 

13 comprehensive plan to adopt the concept plan. The city chose not to adopt contemporaneous 

14 amendments to its land use regulations that will be needed to implement the concept plan. 

15 Because the city's land use regulations will not be amended until a future date, we 

16 understand the city to argue that MC 3.07.430 does not apply. 

17 We reject the argument. It is true that MC 3.07.430 directs that local governments 

18 must "review their land use regulations and revise them, if necessary, to include measures to 

19 limit new buildings for retail commercial uses * * *." Seen 7. But the direction in MC 

20 3 .07.430 is broad enough to require that local governments also adopt any conforming 

21 comprehensive plan amendments that might be necessary to allow the local government to 

22 adopt revised land use regulations that are consistent with Title 4 and remain consistent with 

11 Determining the precise number of acres is not easy, but it appears clear that more than half of the 308 
acres that carry the Industrial design type have not been planned in accordance with MC 3.07.430. 

12 The city states ''the mixed use and employment areas are not required (and were never intended) to 
qualify as industrial areas protected by MC 3.07.430." Respondent's Brief9. 
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the local government's comprehensive plan. We conclude that the city may not adopt a 

2 concept plan for lands that are subject to MC 3.07.430, as part of its comprehensive plan, if 

3 that concept plan would allow uses that are inconsistent with MC 3.07.430. 

4 2. Petitioner's Failure to Appeal Metro's Decision 

5 MC 3.07.1130 requires that a local government give Metro 60 days prior notice 

6 before it adopts a comprehensive plan amendment. In addition, Title 8 of the UGMFP (MC 

7 3.07.810 through MC 3.07.890) sets out a process by which Metro can review city and 

8 county comprehensive plans and land use regulations to determine whether they are 

9 consistent with the requirements of the UGMFP. Respondent suggests that Metro issued a 

10 decision that approved the city's proposal to plan many of the 308 acres for non-industrial 

1 I uses. We understand respondent to argue that decision is final, and that LUBA must defer to 

12 that decision. Respondent's Brief 12-13. 

13 We reject this argument as well. The process that Metro has adopted in Title 8 has 

14 some similarities to LCDC acknowledgment review under ORS 197.251, but it also has some 

15 differences. An important difference is that compliance review under Title 8 is initiated by 

16 the Metro Chief Operating Officer. MC 3.07.820. If the Metro Chief Operating Officer 

17 believes a proposed comprehensive plan amendment complies with Metro's functional plan, 

18 the Chief Operating Officer does nothing. Only if the Chief Operating Officer believes the 

19 proposed amendment "does not comply with the functional plan," is the Chief Operating 

20 Officer required to advise the local government of any revisions that may be necessary. MC 

21 3.07.820(B). 13 If the Chief Operating Officer takes the position that the proposed 

13 MC 3.07.820(B) provides: 

"If the Chief Operating Officer concludes that the proposed amendment does not comply with 
the functional plan, the Chief Operating Officer shall advise the city or county that it may (I) 
revise the proposed an1endment as recommended in the Chief Operating Officer's analysis; 
(2) seek an extension of time, pursuant to Section 3.07.850, to bring the proposed amendment 
into compliance with the functional plan; or (3) seek review of the nonco1npliance by MPAC 
and the Metro Council, pursuant to Sections 3.07.830 and 3.07.840." 

Page 14 



amendment "does not comply with the functional plan," that decision is appealable and could 

2 ultimately result in a decision by the Metro Council regarding "compliance or 

3 noncompliance." MC 3.07.840(C). Such a Metro Council order is appealable to LUBA. 

4 MC 3.07.840(E). The Chief Operating Officer is also authorized to seek review of a 

5 proposed comprehensive plan amendment by the Metropolitan Policy Advisory Committee. 

6 MC 3.07.830(B). Such a review might also result in an appealable final order by the Metro 

7 Council under MC 3.07.840(C). 

8 In this case, it appears that Metro never had any objections to the city's proposal. 

9 The city cites no evidence that any review that Metro may have conducted under MC 

IO 3.07.1130 or MC Chapter 3.07 Title 8 resulted in an appealable decision by the Metro 

11 Council under MC 3.07.840(C). The letter signed by the Metro President and the statements 

12 of a Metro planner that the city cites are certainly not appealable Metro Council orders under 

13 MC 3.07.840(C) and (D). Record 566, 691. 

14 
15 

B. The City's Planning Obligation Concerning the 308 Industrially 
Designated Acres 

16 In support of its position that it need not plan all 308 Industrially designated acres in 

17 accordance with MC 3.07.430, the city relies on (1) MC language that it believes gives the 

18 city the flexibility to plan those acres for non-industrial uses, (2) its findings that Metro only 

19 planned for the 308 acres to result in 120 buildable acres and (3) a city study that determines 

20 that Oregon City only needs approximately 150 buildable acres of land for industrial 

21 development in the concept plan area in the next 20 years. Although those arguments are 

22 interrelated, we discuss them separately below. 

23 1. MC Text 

24 The city contends that the text of the MC supports its view that the city has flexibility 

25 under the MC to designate some of the 308 Industrially designated acres for uses that are not 

26 allowed under Title 4. The city points out that MC 3.07.1120(A) only requires that the city's 
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1 comprehensive plan designation be "derived from the general boundaries of design type 

2 designations assigned by the Council in the ordinance adding the territory to the UGB." 

3 (Emphasis added.) Seen 4. 14 We do not believe that any.flexibility that the city has under 

4 the "general boundaries" language allows the city to designate a substantial portion of the 

5 308 Industrially designated acres for non-industrial use, as the city has done here. 

6 The city next cites MC 3.07.1120(F), which the city contends establishes that the 

7 quantity of land that must be planned in accordance with Title 4 is to be based on the "needs 

8 of the area." See n 4. The city contends there is evidence in the record that the needs of the 

9 area can be accommodated on approximately 150 acres. 15 The problem with that argument is 

10 that MC 3.07.l 120(F) does not say the city need only consider the needs of the concept plan 

11 area or the needs of the city. The 308 acres are part of Metro's inventory oflndustrial land to 

12 meet regional needs. We conclude below that there is not substantial evidence in the record 

13 to support a conclusion that the portions of the 308 acres that the city has planned for non-

14 industrial development are not needed to meet the region's 20-year needs for industrial land. 

15 The city also cites and relies on MC 3.07.030, which expressly provides that local 

16 governments are to have "flexibility" in how they go about meeting UGMFP requirements. 16 

14 Similarly, MC 3.07.130 directs that comprehensive plans must be "consistent with the general locations 
shown on the 2040 Growth Concept Map or on maps adopted by ordinance adding territory to the UGB." 
(Emphasis added.) Seen 3. 

15 We address the city's reliance on that study to conclude that only 150 acres are needed for Industrial 
Development later in this opinion. 

16 MC 3.07.030 provides: 

"The Urban Growth Management Functional Plan is a regional functional plan which 
contains 'requirements' that are binding on cities and counties of the region as well as 
recommendations that are not binding. 'Shall' or other directive words are used with 
requirements. The words 'should' or 'may' are used with recommendations. In general, the 
plan is structured so that local jurisdictions may choose either performance standard 
requirements or prescriptive requirements. The intent of the requirements is to assure that 
cities and counties have a significant ainount of flexibility as to how they meet requirements. 
Perfonnance standards are included in most titles. If local jurisdictions demonstrate to Metro 
that they meet the performance standard, they have met that requirement of the title. Standard 
inethods of co1npliance are also included in the plan to establish one very specific way that 

Page 16 



1 But that flexibility is the flexibility to use performance standards rather than prescriptive 

2 requirements. MC 3.07.030 does not give the city the flexibility to simply plan Industrially 

3 designated land for non-industrial uses. 

4 Perhaps the MC text that potentially lends the most support to the city's position is 

5 MC 3.07.450(B), which requires that "after completion of Title 11 planning by the 

6 responsible city or county, the Chief Operating Officer shall issue an order to conform the 

7 map to the boundaries established by the responsible city or county." See Appendix. MC 

8 3.07.450(B) would not be necessary, unless local governments have some authority to 

9 deviate from the planning that is required by Metro's design types. 

10 Petitioner suggests that MC 3.07.450(B) only envisions minor changes that may be 

11 necessitated by the small scale of Metro's mapping (less detailed mapping) and the larger 

12 scale of local government planning maps (more detailed mapping). It is hard to imagine 

13 what purpose would be served by those kinds of scale-reconciling amendments and we reject 

14 the argument. We do not believe the changes envisioned by MC 3.07.450(B) are limited to 

15 reconciling differences that can be attributed to the different scales of Metro and local 

16 government mapping. But our conclusion that the city has some authority to plan the 308 

17 acres of Industrially designated lands for uses that are not allowed by Title 4 does not 

18 necessarily mean the city is free to plan significant portions of the land that carries the 

19 Industrial design type for whatever uses the city wishes or for whatever uses the city may 

20 determine there is a market. 

21 As we indicated earlier in this opinion, there is a significant question in our mind 

22 whether MC 3.07.450(C) through (H), which under limited circumstances allow a city or 

23 county to amend its comprehensive plan and land use regulations to allow use of lands that 

24 are on the E&IAs map that would otherwise be prohibited by Title 4, also apply to the city's 

jurisdictions may meet a title requirement, but these standard methods are not the only way a 
city or county 1nay show compliance. In addition, certain mandatory requirements that apply 
to all cities and counties are established by this functional plan." 
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initial Title 11 planning. It could be that the limited deviations authorized by those 

2 subsections of MC 3 .07.450 are the same changes to which the Metro Chief Operating 

3 Officer is to conform Metro's mapping under MC 3.07.450(B). We understand the city to 

4 take the position that those subsections of MC 3 .07.450 only apply after initial Title 11 

5 planning has been completed and that those subsections of MC 3.07.450 do not apply to 

6 constrain the city's initial Title 11 planning. 

7 MC 3.07.450(C) through (H) clearly apply to post-Title 11 plan and land use 

8 regulations amendments. It is much less clear whether they also apply to adoption of the 

9 city's initial Title 11 planning. Although we cannot think of a principled reason why MC 

10 3.07.450(C) through (H) should not apply to Title II planning, based on the text and 

11 structure of MC 3.07.450 viewed as a whole we conclude that MC 3.07.450(C) through (H) 

12 do not apply to limit initial Title 11 planning. Those subsections of MC 3.07.450 appear 

13 immediately after 3.07.450(B), which requires the Metro Chief Operating Officer to conform 

14 Metro's mapping to local government initial Title 11 mapping. The language of MC 

15 3.07.450(C) through (H) seems to be directed at post-Title 11 comprehensive plan 

16 amendments, and those subsections have their own separate subsection for conforming 

17 Metro's mapping to the plan amendments authorized by these subsections of MC 3.07.450. 

18 MC 3.07.450(E). See Appendix. To conclude that MC 3.07.450(C) through (H) apply to 

19 initial Title 11 planning would require us to overlook this text and structure. If Metro 

20 intended the limits in subsections (C), (D) and (H) of MC 3 .07.450 to apply to initial Title 11 

21 planning, Metro will need to amend the MC to more clearly state that intent. 

22 In conclusion, we agree with the city that nothing cited by petitioner necessarily 

23 obligates a local government, in its Title 11 planning, to in all cases plan every Industrially 

24 designated acre in accordance with MC 3.07.430. MC 3.07.450(B) seems to anticipate that 

25 the city has some authority to plan at least some part of those 308 acres for uses that are not 

26 allowed by Title 4. But that does not mean the city is necessarily free to plan a substantial 
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1 number of those 308 acres for uses that are not permitted under MC 3.07.430, which is what 

2 the city has done here. We consider that question next. 

3 
4 

2. Metro's Intent in Adding the 308 Acres and Designating Them for 
Industrial Uses 

5 The North Employment Campus apparently includes a total of 175 gross acres and of 

6 those 175 gross acres 120 are net buildable acres. Those 120 acres have been planned in 

7 accordance with MC 3.07.430. The city takes the position that when Metro amended the 

8 UGB in 2002 and 2004 to add the disputed 308 acres to the UGB, and applied the Industrial 

9 design type to those 308 acres, it only anticipated or intended that 120 of those 308 acres 

10 would be put to industrial use in accordance with MC 3.07.430. If the record established that 

11 such is the case, we likely would agree with the city that it need not plan all 308 acres for 

12 Industrial use. But as we explain below, the record does not establish that such is the case. 

13 The city adopted the following findings to explain its decision to only plan 127 acres 

14 in accordance with MC 3.07.430: 

15 "Metro brought 245 gross acres in the UGB in 2002 and an additional 63 
16 acres were added in 2004. The remaining acreage was in the UGB and/or 
17 Oregon City limits prior to 2002. These areas (308 gross acres) are 
18 designated as the Industrial Design Type on Metro's 2040 Growth Concept 
19 Map. Given the expected net acreage once non-buildable areas such as power 
20 lines, natural areas, were removed from the buildable lands inventory, Metro 
21 intended 120 net acres of the concept plan area would be used for employment 
22 uses. Metro noted that it was important to fulfill the original intent for 
23 providing industrial lands and that there was flexibility for the local process to 
24 evaluate creative ways to meet the intent. See Metro's vacant lands 
25 methodology.(17

] This approach was blessed by [the] Metro Council 
26 President, in a letter dated May 14, 2007 as well as [a] Metro planner*** in 
27 a letter dated March 19, 2008. 

28 "The [Citizen Advisory Committee] created several alternatives and finally 
29 chose a hybrid that included about 127 net acres of North Employment 
30 Campus (NEC), which is consistent with Metro's intent and similar to Oregon 
31 City's existing Campus Industrial designation, about 29 acres of Mixed 

17 Apparently this is a reference to the Metro vacant lands methodology that we discuss below. 
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1 Employment Village and Main Street, which allows a variety of uses in a 
2 village-oriented transit hub and mixed use neighborhoods to the south that 
3 also provide jobs tailored to the neighborhood setting. 

4 "The North Employment Campus is to provide for the needed family wage 
5 employment that strengthens and diversifies the economy and will be 
6 compliant with Metro's Title 4 regulations. The NEC allows a mix of clean 
7 industries, offices serving industrial needs, light industrial uses, research and 
8 development and large corporate headquarters. The uses permitted are 
9 intended to improve the region's economic climate, promote sustainable and 

I 0 traded sector businesses, and protect the supply of site for employment by 
11 limiting incompatible uses." Record 18. 

12 The first serious problem with the above findings is that they suggest that the 127 

13 buildable acres that are designated Industrial and included in the North Employment Campus 

14 and planned consistently with MC 3.07.430 were derived from the 308 acres that Metro has 

15 designated for Industrial use. That is not the case. Approximately 46 of the North 

16 Employment Campus's 127 buildable acres came from the part of the 453-acre concept plan 

I 7 area that was previously designated Employment design type by Metro, before the 2002 and 

18 2004 Industrial design type amendments. That means that only approximately 81 buildable 

19 acres in the North Employment Campus were derived from the 308 acres that carry the 

20 Industrial design concept. 

21 Petitioner estimates that only 54.7 of the 127 acres mentioned in the city's findings 

22 coincide with the 308 acres that carry the Industrial design type. Petitioner may not have the 

23 acreages exactly right, but she is correct that a substantial number of the 127 buildable acres 

24 in the North Employment Campus come from Employment design type lands, not the 308 

25 acres of Industrial design type land that were included in the UGB in 2002 and 2004. 

26 Therefore, even if the record established that it was Metro's intent that the 308 acres only 

27 result in 120 acres of buildable land to be developed in accordance with MC 3.07.430, the 

28 concept plan only plans about 81 of those 308 acres in accordance with MC 3.07.430. 

29 A second and more serious problem with the above findings is that the record does 

30 not include substantial evidence that Metro intended that only 120 acres of the 308 acres be 
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planned for Industrial use in accordance with MC 3.07.430. The record includes statements 

2 made in 2007 and 2008 to that effect by the Metro Council President and a Metro planner. 

3 Record 566; 691. The record also includes two staff reports, in which a city planner takes 

4 the position that only 120 acres were intended for industrial use and that Metro intended that 

5 the city have the flexibility to plan the other acres for non-industrial uses. Record 644-45; 

6 842-43. Finally, the record includes an e-mail message from a Metro planner with an 

7 attached five-step methodology that Metro uses for assessing buildable lands. Record 739-

8 42. This five-step methodology, or one like it, seems to be the basis for Metro's and the 

9 city's position that Metro assumed at the time the UGB was amended in 2002 and 2004 that 

IO only 120 acres of the 308 acres would actually be developed for Industrial use in accordance 

I I with MC 3.07.430. 

I 2 The statements by the Metro Council President and planner include no reference to 

I 3 the ordinances that added the 308 acres to the UGB and applied the Industrial designation or 

I 4 the findings in support of those ordinances that might support the statements. Those 

I 5 statements make no attempt to explain how the I 20-acre figure was computed. We do not 

I 6 believe a reasonable person would rely on those undocumented statements to conclude that 

I 7 Metro intended that only I 20 of the 308 acres be planned and developed in accordance with 

18 MC 3.07.430. See Younger v. City of Portland, 305 Or 346, 351-52, 752 P2d 262 (1988) 

I 9 (substantial evidence exists to support a finding of fact when the record, viewed as a whole, 

20 would permit a reasonable person to make that finding). For the same reason, the two city 

21 planner staff reports that rely on those letters are not substantial evidence that Metro intended 

22 that only 120 of the 308 acres it added to the UGB and designated for Industrial use be 

23 planned and developed in accordance with MC 3.07.430. 

24 Metro's and the city's apparent belief that the five-step methodology for assessing 

25 vacant buildable lands supports a conclusion that only 120 acres of the 308 acres were 

26 anticipated to be actually developed for industrial uses is particularly hard to understand. 
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1 Under that methodology, vacant lands are identified (Step 1 ), environmentally constrained 

2 lands are eliminated (Step 2), steeply sloped areas are eliminated (Step 3), lands needed for 

3 "streets, parks, schools and churches/fraternal organizations" are eliminated (Step 4) and 

4 vacant lands on tax lots with higher value homes are eliminated (Step 5). If either Metro or 

5 the city actually applied that five-step methodology to the 308 acres and determined that only 

6 120 acres ofbuildable land remained after Step 5 was completed, no one has identified where 

7 that exercise can be found in the record. Moreover, it seems highly unlikely to us that the 

8 mixed use residential and commercial development that the concept plan proposes for the 

9 large southern portion of the 308 acres is to be located on developed or constrained lands that 

10 would be eliminated by Steps 1 through 5. Petitioner contends that many of the Industrially 

11 designated acres in the southern part of the concept plan area that the concept plan designates 

12 for mixed commercial and residential uses are actually the flattest and best land for industrial 

13 development. The city's economic consultant appears to agree: "the south half of the 

14 property, flat and assembled, has no significant constraints on design and development." 

15 Record 1789-1790. 

16 3. The ECO Northwest Market Analysis 

17 The record includes a market analysis that was prepared by ECONorthwest. Record 

18 1781-1808. The city argues that study "concluded that 150 acres of industrial and 

19 employment lands would be sufficient to meet the regional demand over a 20 year period. R. 

20 1781 - 1808." Respondent's Brief 11. What the ECONorthwest market analysis actually 

21 concludes is that "( u ]nder the right conditions, it is not unreasonable to expect 150 acres of 

22 industrial and business park development to build out on the site over a 20-year period." 

23 Record 1800. If the ECONorthwest market analysis concludes that only 150 of the 308 acres 

24 are needed to meet regional demand for industrial and other employment development we 

25 have been unable to find that conclusion in the market analysis. In fact, the ECONorthwest 

Page 22 



analysis in several places states that the region currently does not have enough developable 

2 industrial land: 

3 "Metro's employment land needs analysis reports that about 9 ,300 net acres of 
4 industrial land is needed between 2002 and 2022. This includes about 3,000 
5 acres of 'refill' or existing developed land for future reuse, business 
6 intensification or relocation. Thus, about 6,300 net acres of vacant land is 
7 needed for industrial development between 2002 and 2022. Metro's analysis 
8 concludes that the region has a shortage of large and small industrial lots and 
9 has a significant shortfall of about 5, 700 net acres of both refill and vacant 

10 land through 2022. 

11 "Considering the amount of immediately developable land industrial land-
12 2,100 net acres-the vacant shortfall is about 4,200 net acres through 2022. 
13 With absorption at about 200 acres of industrial land per year, the existing 
14 supply of immediately developable net acres could be exhausted between 
15 2012 and 2015. Record 1791 (emphases in original; footnotes omitted). 

16 Although the ECONorthwest study may be substantial evidence that market demand 

17 for industrial land in Oregon City could be expected result in development of 150 of the 308 

18 acres, it is not substantial evidence that there is not a regional demand for the 308 acres that 

19 carry the Industrial design type. 

20 4. Conclusion 

21 On the one hand, MC 3.07.1120 commands that the city's Title 11 planning must 

22 "demonstrate compliance with * * * 2040 Growth Concept design types" and must be 

23 ''consistent with the requirements of all applicable titles of he Metro Urban Growth 

24 Management Functional Plan." On the other hand, MC 3.07.450(B) commands Metro to 

25 conform its mapping to local government mapping that is adopted under Title 11. We have 

26 had a great deal of difficulty reconciling those two commands. MC 3.07.450(B) seems to 

27 envision that local governments may plan property in ways that are inconsistent with the 

28 design types that Metro applied to those properties, whereas MC 3.07.1120 seems to 

29 command that Title 11 planning be consistent with Metro's design types. We can see three 
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1 possible explanations for this apparent inconsistency in the Metro Code, which give effect to 

2 both commands. We discuss each of those explanations below.18 

3 

4 

a. Non-developable Lands 

MC 3 .07.1120(F) directs local governments to identify unbuildable lands and other 

5 lands that will be protected from development. See n 5. Presumably lands that are 

6 unbuildable for industrial use and lands that will be protected from industrial development 

7 pursuant to other Metro environmental protection mandates, need not be planned for 

8 industrial development in accordance with MC 3.07.430, even if those lands carry Metro's 

9 Industrial design type. MC 3.07.450(B) could have been adopted in whole or in part to 

10 permit the Metro Chief Operating Officer to amend Metro's E&!As map to conform to a 

11 local government's more detailed mapping that identifies non-developable lands. 

12 However, even if this is a partial or complete explanation for MC 3.07.450(B), as we 

13 have already noted, the city did not establish in the decision that is before us in this appeal 

14 that the Industrially designated lands that have heen planned for non-industrial uses cannot 

15 be developed with industrial uses. Nor, based on this record, does it seem likely the city 

16 could establish that those lands are not suitable for the uses permitted by Title 4 ofUGMFP. 

17 b. The UGB Amendment and Industrial Designation 

18 If the Metro decisions that amended the UGB in 2002 and 2004 expressly envisioned 

19 that the 308 acres that now carry the Industrial design concept would not all be planned in 

20 accordance with MC 3.07.430, then we believe it would follow that the city would not have 

21 to plan and develop all 308 acres in accordance with MC 3.07.430. In that circumstance, so 

22 long as a concept plan that designated some of those 308 acres for uses that are not allowed 

23 by MC 3.07.430 was consistent with any limits that were placed on such non-industrial 

24 planning by the UGB amendment and Industrial designation decisions for the 308 acres, such 

18 As we noted earlier, Metro is not a party to this appeal. We do not mean to foreclose the possibility that 
there are additional explanations for the apparent inconsistency. 
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non-industrial planning would not violate MC 3.07.1120. In that circumstance, MC 

2 3 .07.450(B) would direct the Metro Chief Operating Officer to conform Metro's mapping to 

3 the local government's mapping at the end of the Title 11 planning process. But even if such 

4 express language in the 2002 and 2004 decisions might have permitted what the city has 

5 done here, no party has identified any such express language in those decisions, and we have 

6 found none. 

7 
8 

c. Lack of Regional Need for Land with the Industrial Design 
Type 

9 If the evidentiary record that supports the city's Title l l planning included substantial 

10 evidence that the Metro region has a 20-year surplus of land with the Industrial design type, 

11 such that all 308 acres are not needed to maintain a 20-year supply of developable industrial 

12 land, we believe the city might be able in its Title 11 planning to plan the unneeded acres for 

13 uses that are not allowed by MC 3.07.430. In that event, MC 3.07.450(B) would operate to 

14 allow the Metro Operating Officer to conform Metro's mapping to (I) the city's Title 11 

15 mapping and (2) Metro's actual 20-year need for land with the Industrial design type. 

16 But the evidentiary record does not establish that there is a surplus of industrial land 

17 to meet Metro's 20-year regional need for such lands. To the contrary, the ECONorthwest 

18 market analysis seems to conclude that there is a shortage oflndustrial land to meet Metro's 

19 20-year need for Industrial land. While the ECONorthwest market analysis concludes that 

20 under assumed market conditions there will be a market demand for only 150 acres of land 

21 for industrial development within the concept plan area, that does not show there is a 

22 regional surplus of Industrial land to meet the regional 20-year need. At most the 

23 ECONorthwest market analysis might support a conclusion that despite the existing shortage 

24 of Industrial land to meet the region's 20-year need for Industrial land, only 150 acres ofland 

25 within the concept plan area will likely be developed over the next 20 years under expected 

26 market conditions. That market analysis, if accurate, might provide a reason for Metro to 

27 reconsider whether the Industrial design concept should continue to apply to all 308 acres. 
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But the ECON orthwest market analysis is not a sufficient basis for the city to proceed with 

2 its Title 11 planning to divert some of the 308 Industrially designated acres to allow non-

3 industrial development of those acres. If the city were permitted to do so, and Metro simply 

4 conformed its mapping to the city's concept plan under MC 3.07.450(B), the regional 

5 shortage of Industrially designated land would simply be exacerbated. 

6 For the reasons explained above, we conclude above that the city's decision to 

7 designate only approximately 74 acres out of the total 308 acres that carry the Industrial 

8 design type for industrial use in accordance with MC 3.07.430 is not consistent with that 

9 design type and is not consistent with the city's obligation under MC 3.07.1140 to conduct 

10 its Title 11 planning consistently with Metro's design types. Remand is therefore required. 

11 We have addressed some, but not all of petitioner's arguments under her first 

12 assignment of error. The petition for review also includes two more assignments of error that 

13 we have not addressed. The issues presented by those arguments may or may not arise if the 

14 city on remand adopts a new concept plan that complies with MC 3.07.1120 and 3.07.430. 

15 ORS 197.835(1 l)(a) provides: 

16 "Whenever the findings, order and record are sufficient to allow review, and 
17 to the extent possible consistent with the time requirements of ORS 197 .830 
18 (14), the board shall decide all issues presented to it when reversing or 
19 remanding a land use decision described in subsections (2) to (9) of this 
20 section or limited land use decision described in ORS 197 .828 and 197 .195 ." 

21 The statutory deadline established by ORS 197.830(14) for LUBA's final opinion in this 

22 appeal expired some time ago. We therefore remand the decision without considering 

23 petitioner's remaining arguments. 

24 The city's decision is remanded. 
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The Employment and Industrial Areas Map is the official depiction of 
the boundaries of Regionally Significant Industrial Areas, Industrial 
Areas and Employment Areas. 

If the Metro Council adds territory to the UGB and designates all or 
part of the territory Regionally Significant Industrial Area, Industrial 
Area or Employment Area, after completion of Title 11 planning by 
the responsible city or county, the Chief Operating Officer shall issue 
an order to conform the map to the boundaries established by the 
responsible city or county. The order shall also make necessary 
amendments to the Habitat Conservation Areas Map, described in 
Section 3.07.1320 of Title 13 of this chapter, to ensure implementation 
ofTitle 13. 

A city or county may amend its comprehensive plan or zoning 
regulations to change its designation of land on the Employment and 
Industrial Areas Map in order to allow uses not allowed by Title 4 
upon a demonstration that: 

I. 

2. 

3. 

4. 

The property is not surrom1ded by land designated on the map 
as Industrial Area, Regionally Significant Industrial Area or a 
combination of the two; 

The amendment will not reduce the jobs capacity of the city or 
county below the number shown on Table 3.07-1 of Title I of 
the Urban Growth Management Functional Plan, or the amount 
of the reduction is replaced by separate and concurrent action 
by the city or county; 

If the map designates the property as Regionally Significant 
Industrial Area, the subject property does not have access to 
specialized services, such as redundant electrical power or 
industrial gases, and is not proximate to freight loading and 
unloading facilities, such as trans-shipment facilities; 

The amendment would not allow uses that would reduce off
peak performance on Major Roadway Routes and Roadway 
Connectors shown on Metro's 2004 Regional Freight System 
Map below standards in the Regional Transportation Plan 
("RTP"), or exceed volume-to capacity ratios on Table 7 ofilie 
1999 Oregon Highway Plan for state highways, unless 
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5. 

6. 

mitigating action is taken that will restore performance to RTP 
and OHP standards within two years after approval of uses; 

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

If the map designates the property as Regionally Significant 
Industrial Area, the property subject to the amendment is ten 
acres or less; if designated Industrial Area, the property subject 
to the amendment is 20 acres or less; if designated 
Employment Area, the property subject to the amendment is 40 
acres or less. 

A city or county may also amend its comprehensive plan or zoning 
regulations to change its designation of land on the Employment and 
Industrial Areas Map in order to allow uses not allowed by Title 4 
upon a demonstration that: 

I. 

2. 

3. 

The entire property 1s not buildable due to enviromnental 
constraints; or 

The property borders land that is not designated on the map as 
Industrial Area or Regionally Significant Industrial Area; and 

The assessed value of a building or buildings on the property, 
built prior to March 5, 2004, and historically occupied by uses 
not allowed by Title 4, exceeds the assessed value of the land 
by a ratio of 1.5 to I. 

The Chief Operating Officer shall revise the Employment and 
Industrial Areas Map by order to conform to an amendment made by a 
city or county pursuant to subsection C of this section within 30 days 
after notification by the city or county that no appeal of the 
amendment was filed pursuant to ORS 197.825 or, if an appeal was 
filed, that the amendment was upheld in the final appeal process. 

After consultation with Metropolitan Policy Advisory Committee, the 
Council may issue an order suspending operation of subsection C in 
any calendar year in which the cumulative amount of land for which 
the Employment and Industrial Areas Map is changed during that year 
from Regionally Significant Industrial Area or Industrial Area to 
Employment Area or other 2040 Growth Concept design type 
designation exceeds the industrial land surplus. The industrial land 
surplus is the amount by which the current supply of vacant land 
designated Regionally Significant Industrial Area and Industrial Area 
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exceeds the 20-year need for industrial land, as determined by the 
most recent 'Urban Growth Report: An Employment Land Need 
Analysis', reduced by an equal annual increment for the number of 
years since the report. 

The Metro Council may amend the Employment and Industrial Areas 
Map by ordinance at any time to make corrections in order to better 
achieve the policies of the Regional Framework Plan. 

Upon request from a city or a county, the Metro Council may amend 
the Employment and Industrial Areas Map by ordinance to consider 
proposed amendments that exceed the size standards of paragraph 6 of 
subsection C of the section. To approve an amendment, the Council 
must conclude that the amendment: 

1. 

2. 

3. 

4. 

5. 

6. 

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

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

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

Would not reduce the integrity or viability of a traded sector 
cluster of industries; 

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

If the subject property is designated Regionally Significant 
Industrial Area, would not remove from that designation land 
that is especially suitable for industrial use due to the 
availability of specialized services, such as redundant electrical 
power or industrial gases, or due to proximity to freight 
transport facilities, such as trans-shipment facilities. 
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Amendments to the Employment and Industrial Areas Map made in 
compliance with the process and criteria in this section shall be 
deemed to comply with the Regional Framework Plan. 

The Council may establish conditions upon approval of an amendment 
to the Employment and Industrial Areas Map under subsection F to 
ensure that the amendment complies with the Regional Framework 
Plan and state land use planning laws. 

By January 31 of each year, the Chief Operating Officer (COO) shall 
submit a written report to the Council and the Metropolitan Policy 
Advisory Committee on the cumulative effects on employment land in 
the region of the amendments to the Employment and Industrial Areas 
Map made pursuant to this section during the preceding year. The 
report shall include any recommendations the COO deems appropriate 
on measures the Council might take to address the effects. 
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Goals
1. Complete and Sustainable Community
2. Model of Sustainable Design
3. Green Jobs
4. Sustainable Industries
5. Natural Beauty
6. Multi-Modal Transportation
7. Safety Along Beavercreek Road
8. OCHS and CCC
9. Unique Sense of Place
10. Ecological Health



BEAVERCREEK ROAD
CONCEPT PLAN



BEAVERCREEK ROAD
CONCEPT PLANFigure 2: Beavercreek Zone Subdistricts 



BEAVERCREEK ROAD
CONCEPT PLAN

Current Status

• Overview of LUBA appeal, LCDC appeal and 
remand

• City Commission remanded to Planning 
Commission 

• Re-open the record for the limited purpose of 
addressing the protection of the Title 4 lands, 
inserting the recently implemented transportation 
system plan and public utility plans, identifying 
transportation improvements and addressing 
police and fire services.



BEAVERCREEK ROAD
CONCEPT PLAN

Limited Record

•Title 4 Industrial lands
•Transportation

– TSP adopted August 2013

•Utilities
– Sewer Master Plan adopted Nov 2014
– Water Master Plan adopted Feb 2012
– Stormwater standards adopted May 2015

• Police/ Fire Services
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Metro 2040 Concept 
Plan Design Types 

Metro Ord. 10-1244B
Dec. 12

151 ac. (121 net) of 
Industrial

Industrial

Outer 
Neighborhood
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2006 – 2007 Process Summary

• 12 CAC/ TAC meetings
• Study Area Site Visit
• 2 Open Houses
• Meeting with Metro – Employment Discussion
• Community Design Workshop Meeting
• Market Focus Group
• Sustainability Focus Group
• Website
• Project posters, signs, mailers
• 10 City Commission hearings
• 4 Planning Commission hearings
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Figure 5: Beavercreek Zone Connectivity Options
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Acres*         Gross                 Net

North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56
Total ~453
*Acres are preliminary and rounded
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023
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Next Steps
•Meetings:

– Citizen Involvement Committee 10/05
– Natural Resources Committee 10/14
– Transportation Advisory Committee 10/20
– Parks & Recreation Advisory Committee 10/22
– Caufield Neighborhood Association 10/27

•Planning Commission - 11/23/2015
•City Commission - 12/02/2015
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Thank You
•Website:
•http://www.orcity.org/planning/landuse

case/le-15-0003-re-adoption-
beavercreek-road-concept-plan
•Pete Walter, Associate Planner
• (503) 496-1568
•pwalter@orcity.org

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org
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Citizen Involvement Council Presentation October 5, 2015
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History

• The Beavercreek Road Concept Plan was developed with strong 
community input between 2007 and 2008, and was adopted by the City 
Commission in September 2008. 

• The plan was then appealed to LUBA, who remanded the plan back to the 
City and Metro to resolve employment (industrial) land mapping acreages.

• Metro adopted a revised title 4 Industrial Lands map in December 2010.

• Re-adoption was further delayed due to various legal objections to the 
larger Metro UGB Capacity Ordinance and urban reserves issues.

• These issues were finally settled by the State Legislature which resolved 
the UGB in 2014.

• In September 2014 the final appeal issues were dismissed and the City is 
free to proceed with re-adoption of the BRCP on remand.
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What is the basic approach?

• The final concept plan will not be revised - i.e. the vision, 

goals and policies, land use areas, general transportation 

system, etc. - BUT

• The recently updated public facilities plans and cost 

estimates for this area will be addressed in the City’s 

revised findings:

• Transportation System Plan (2013)

• Sewer Master Plan (2014)

• Water Master Plan (2010)

• Stormwater Design Standards (2015)
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BRCP Goals

• Complete and Sustainable Community

• Model of Sustainable Design

• Green Jobs

• Sustainable Industries

• Natural Beauty

• Multi-Modal Transportation

• Safety Along Beavercreek Road

• Connections to OCHS and CCC

• Unique Sense of Place

• Ecological Health
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What must a concept plan address?
• Natural Resources, Parks, and Open Space
• Employment Land (Title 4)
• Housing
• Schools
• Amenities
• Transportation (all modes)
• Zoning
• Infrastructure
• Financing
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Specific Re-adoption Items

• Metro Title 4 (employment land) 

• Title 11 (new urban areas) 

• Transportation System (2013 TSP)

• Sewer, Water, and Stormwater Updates

• Police & Fire services

• Comprehensive Plan Designations

• Zoning Map and Code
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2007 Community Engagement
• 12 Citizen Advisory / Technical Advisory Committee meetings

• Technical Advisory Committee meetings

• Study Area Site Visit

• 2 Open Houses

• Meeting with Metro – Employment Discussion

• Community Design Workshop Meeting

• Market Focus Group

• Sustainability Focus Group

• Website

• Project posters, signs, mailers

• 4 Planning Commission hearings

• 10 City Commission hearings
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Concept Plan: Land Use Areas
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~igure 2: Beavercreek Zone Subdistricts 
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Concept Plan: Land Use Areas

Acres*     Gross           Net
North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56

Total ~453
*Acres are preliminary and rounded
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Based on Hybrid Plan – See draft plan for all stated assumptions.

Jobs and Housing Estimates
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How is the plan implemented?

• Comprehensive Plan Map

• Code amendments (Zoning Map, Zoning Code & 
Development Standards)

• Financing

Policies and Ordinances
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What happens after re-adoption?

• More refined public facilities planning (Public 

Works studies and plans)

• Code Amendments

• Transportation Mobility Standards

• Update System Development Charges (SDCs)

• Applications for annexation

• Applications for zoning, development review, 

construction, etc. etc.
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• Planning Commission Work Session 09/28

• Citizen Involvement Committee 10/05

• Natural Resources Committee 10/14

• Transportation Advisory Committee 10/20

• Parks & Recreation Advisory Committee 10/22

• Caufield Neighborhood Association 10/27

• Hamlet of Beavercreek 10/28

• City Commission Work Session 11/10

• Planning Commission Hearing #1 11/23/2015

• City Commission Hearing #1 12/02/2015

Meetings
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How to do I stay involved?

Website: 

http://www.orcity.org/planning/landusecase/le-

15-0003-re-adoption-beavercreek-road-concept-

plan

Pete Walter, Associate Planner

PH: (503) 496-1568

Email: pwalter@orcity.org

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org
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Thank You
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Transportation Advisory Committee Presentation October 20, 2015
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History

• The Beavercreek Road Concept Plan was developed with strong 
community input between 2007 and 2008, and was adopted by the City 
Commission in September 2008. 

• The plan was then appealed to LUBA, who remanded the plan back to the 
City and Metro to resolve employment (industrial) land mapping acreages.

• Metro adopted a revised title 4 Industrial Lands map in December 2010.

• Re-adoption was further delayed due to various legal objections to the 
larger Metro UGB Capacity Ordinance and urban reserves issues.

• These issues were finally settled by the State Legislature which resolved 
the UGB in 2014.

• In September 2014 the final appeal issues were dismissed and the City is 
free to proceed with re-adoption of the BRCP on remand.

Presenter
Presentation Notes
Here is an overview of why it has taken so long for this plan to be adopted.
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Concept Plan: Land Use Areas
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~igure 2: Beavercreek Zone Subdistricts 

Presenter
Presentation Notes
This map illustrate the approximate extent of the land use subdistricts. The bright green areas illustrate natural and open spaces areas. The lighter green areas illustrate utility corridor easements.   The generalized transportation system is shown
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What is the basic approach?

• The draft plan – i.e. the vision, goals and policies, land 

use areas, transportation system, etc. will not be revised.

• Summarize the existing adopted plans and cost 

estimates for public improvements for the BRCP area:

• Transportation System Plan (2013)

• Sewer Master Plan (2014)

• Water Master Plan (2010)

• Stormwater Design Standards (2015)

Presenter
Presentation Notes
The scope of the re-adoption 
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What must a concept plan address?
• Natural Resources, Parks, and Open Space
• Employment Land (Title 4)
• Housing
• Schools
• Amenities
• Transportation (all modes)
• Zoning
• Infrastructure
• Financing

Presenter
Presentation Notes
Metro Title 11 and Title 4 requirements for this concept plan area.
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2007 Community Engagement
• 12 Citizen Advisory / Technical Advisory Committee meetings

• Technical Advisory Committee meetings

• Study Area Site Visit

• 2 Open Houses

• Meeting with Metro – Employment Discussion

• Community Design Workshop Meeting

• Market Focus Group

• Sustainability Focus Group

• Website

• Project posters, signs, mailers

• 4 Planning Commission hearings

• 10 City Commission hearings

Presenter
Presentation Notes
The 2007 community outreach efforts target a diverse set of community groups.  Participants were asked what they like about South End today, and what changes they would like to see to make it an even better place to live in the future.
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Concept Plan: Land Use Areas

Acres*     Gross           Net
North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56

Total ~453
*Acres are preliminary and rounded

Presenter
Presentation Notes
This chart indicates the acreages and job estimates for the various plan areas
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Based on Hybrid Plan – See draft plan for all stated assumptions.

Jobs and Housing Estimates
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Concept Plan: Land Use Areas
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~igure 2: Beavercreek Zone Subdistricts 

Presenter
Presentation Notes
This map illustrate the approximate extent of the land use subdistricts. The bright green areas illustrate natural and open spaces areas. The lighter green areas illustrate utility corridor easements.   The generalized transportation system is shown
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BRCP Transportation Goals and Policies
Goal 6 Multi-modal Transportation
Provide multi-modal transportation links (such as bus routes, trails, bikeways, 
etc.) that are connected within the site as well as to the surrounding areas.

Policy 6.1
Work with Tri-Met and stakeholders to provide bus service and other 
alternatives to the Concept Plan area.

Policy 6.2
As land use reviews and development occur prior to extension of bus service, 
ensure that the mix of land uses, density and design help retain transit as an 
attractive and feasible option in the future.

Policy 6.3
Ensure that local street connectivity and off-street pedestrian routes link 
together into a highly connected pedestrian system that is safe, direct, 
convenient, and attractive to walking.
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BRCP Transportation Goals and Policies

Policy 6.4
The “walkability” of the Concept Plan area will be one of its distinctive 
qualities. The density of walking routes and connectivity should mirror 
the urban form – the higher the density and larger the building form, 
the “finer” the network of pedestrian connections.

Policy 6.5
Require trails to be provided consistent with the Concept Plan 
Circulation Framework.

Policy 6.6
Provide bike lanes on Beavercreek Road and all collector streets, 
except for Main Street. The City may consider off-street multi-use 
paths and similar measures in meeting this policy. Bike routes will be 
coordinated with the trails shown on the Circulation Framework.
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BRCP Transportation Goals and Policies
Goal 7 - Safety Along Beavercreek Road
Implement design solutions along Beavercreek Road that promote pedestrian 
safety, control traffic speeds and access, and accommodate projected 
vehicular demand.

Policy 7.1
Design Beavercreek Road to be a green street boulevard that maximizes 
pedestrian safety.

Policy 7.2
Work with the County and State to establish posted speeds that are safe for 
pedestrians and reinforce the pedestrian-oriented character of the area.

Policy 7.3
Control access along the east side of Beavercreek Road so that full access 
points are limited to the intersections shown on the Circulation Framework. 
Right in-Right-out access points may be considered as part of master plans or 
design review.
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Likely to be Funded TSP Projects 
Project # Project 

Description
Project Extent Project Elements Priority

D47 Meyers Road 
East extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Meyers Road from Beavercreek Road to the Meadow Lane Extension as an 
Industrial Minor Arterial. Between the Holly Lane and Meadow Lane extensions, 
add a sidewalk and bike lane to the south side of the street, with a shared-use path 
to be added on north side per project S19. Modify the existing traffic signal at 
Beavercreek Road 

Medium-term 

D54 Clairmont Drive 
extension 

Beavercreek Road to Holly 
Lane South Extension 

Extend Clairmont Drive from Beavercreek Road to the Holly Lane South 
extension as an Industrial Collector. Add a sidewalk and bike lane to the south side 
of the street, with a shared-use path to be added on north side per project S17. 

Long-term 

D55 Glen Oak Road 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Glen Oak Road from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Install a roundabout at Beavercreek Road (per project D39) 

Long-term 

D56 Timbersky Way 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Timbersky Way from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Add a sidewalk and bike lane to the south side of the street, 
with a shared-use path to be added on north side per project S20. 

Long-term 

D57 Holly Lane South 
extension 

Maple Lane Road to Thayer 
Road 

Extend Holly Lane from Maple Lane Road to Thayer Road as a Residential 
Collector. Add a sidewalk and bike lane to the west side of the street, with a 
shared-use path to be added on east side per project S14. Install a roundabout at 
Maple Lane Road (per project D37). 

Medium-term 

D58 Holly Lane South 
extension 

Thayer Road to Meyers Road Extend Holly Lane from Thayer Road to the Meyers Road extension as an 
Industrial Collector. Add a sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per project S15. 

Medium-term 

D59 Holly Lane South 
extension 

Meyers Road to the Meadow 
Lane Extension 

Extend Holly Lane from the Meyers Road extension to the Meadow Lane 
Extension as a Mixed-Use Collector. Add a sidewalk and bike lane to the west side 
of the street, with a shared-use path to be added on east side per project S16. 

Long-term 

D60 Meadow Lane 
extension 

Meadow Lane to Meyers Road Extend Meadow Lane to the Meyers Road Extension as a Mixed-Use Collector. 
Between Old Acres Lane and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-use path to be added on east 
side per project S21. 

Long-term 

D61 Meadow Lane 
extension 

Meyers Road to UGB (north 
of Loder Road) 

Extend Meadow Lane from the Meyers Road Extension to the UGB (north of 
Loder Road) as an Industrial Collector 

Medium-term 

D81 Beavercreek 
Road Upgrade 

Clairmont Drive (CCC 
Entrance) to Meyers Road 

Improve to Industrial Major Arterial cross-section Medium-term 

D82 Beavercreek 
Road Upgrade 

Meyers Road to UGB Improve to Residential Major Arterial cross-section Long-term 
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TSP Street & Intersection Expansions  
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TSP Conceptual Walking Solutions  
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TSP Conceptual Biking Solutions  
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TSP Shared Biking and Walking Solutions  

ERS RD 



BEAVERCREEK ROAD
CONCEPT PLAN

Concept Plan: Land Use Areas
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Presenter
Presentation Notes
This map illustrate the approximate extent of the land use subdistricts. The bright green areas illustrate natural and open spaces areas. The lighter green areas illustrate utility corridor easements.   The generalized transportation system is shown
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• Planning Commission Work Session 09/28

• Citizen Involvement Committee 10/05

• Natural Resources Committee 10/14

• Transportation Advisory Committee 10/20

• Parks & Recreation Advisory Committee 10/22

• Caufield Neighborhood Association 10/27

• Hamlet of Beavercreek 10/28

• City Commission Work Session 11/10

• Planning Commission Hearing #1 11/23/2015

• City Commission Hearing #1 12/02/2015

Meetings
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How to do I stay involved?

Website: 

http://www.orcity.org/planning/landusecase/le-

15-0003-re-adoption-beavercreek-road-concept-

plan

Pete Walter, Associate Planner

PH: (503) 496-1568

Email: pwalter@orcity.org

Presenter
Presentation Notes
Comments from that event were used to develop a hybrid preferred concept presented at Part 2 of the Forum on the Future of South End, which was also a strawberry social at the request of one of the CAT members.

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org
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Thank You

Presenter
Presentation Notes
Comments from that event were used to develop a hybrid preferred concept presented at Part 2 of the Forum on the Future of South End, which was also a strawberry social at the request of one of the CAT members.



 

 

NOTE: Planning Staff provided a PowerPoint 
presentation on the Beavercreek Road Concept Plan to 

the Oregon City Natural Resources Committee on 
October 14, 2015. Staff used the same PowerPoint 

presentation that was presented to the Citizen 
Involvement Committee on October 22, 2015, which is 

in the record. 
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Parks and Recreation Advisory Committee Presentation, October 22, 2015
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Presenter
Presentation Notes
This map illustrate the approximate extent of the land use subdistricts. The bright green areas illustrate natural and open spaces areas. The lighter green areas illustrate utility corridor easements.   The generalized transportation system is shown
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History

• The Beavercreek Road Concept Plan was developed with strong 
community input between 2007 and 2008, and was adopted by the City 
Commission in September 2008. 

• The plan was then appealed to LUBA, who remanded the plan back to the 
City and Metro to resolve employment (industrial) land mapping acreages.

• Metro adopted a revised title 4 Industrial Lands map in December 2010.

• Re-adoption was further delayed due to various legal objections to the 
larger Metro UGB Capacity Ordinance and urban reserves issues.

• These issues were finally settled by the State Legislature which resolved 
the UGB in 2014.

• In September 2014 the final appeal issues were dismissed and the City is 
free to proceed with re-adoption of the BRCP on remand.

Presenter
Presentation Notes
Here is an overview of why it has taken so long for this plan to be adopted.
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What is the basic approach?

• The draft plan – i.e. the vision, goals and policies, land 

use areas, transportation system, etc. will not be revised.

• Summarize the existing plans and cost estimates for 

public improvements for the BRCP area:

• Transportation System Plan (2013)

• Sewer Master Plan (2014)

• Water Master Plan (2010)

• Stormwater Design Standards (2015)

Presenter
Presentation Notes
The scope of the re-adoption 
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2007 Community Engagement
• 12 Citizen Advisory / Technical Advisory Committee meetings

• Technical Advisory Committee meetings

• Study Area Site Visit

• 2 Open Houses

• Meeting with Metro – Employment Discussion

• Community Design Workshop Meeting

• Market Focus Group

• Sustainability Focus Group

• Website

• Project posters, signs, mailers

• 4 Planning Commission hearings

• 10 City Commission hearings

Presenter
Presentation Notes
The 2007 community outreach efforts target a diverse set of community groups.  Participants were asked what they like about South End today, and what changes they would like to see to make it an even better place to live in the future.
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What must a concept plan address?
• Natural Resources, Parks, and Open Space

• Employment Land (Title 4)

• Housing

• Schools

• Amenities

• Transportation (all modes)

• Zoning

• Infrastructure

• Financing

Presenter
Presentation Notes
Metro Title 11 and Title 4 requirements for this concept plan area.
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BRCP Goals

• Complete and Sustainable Community

• Model of Sustainable Design

• Green Jobs

• Sustainable Industries

• Natural Beauty

• Multi-Modal Transportation

• Safety Along Beavercreek Road

• Connections to OCHS and CCC

• Unique Sense of Place

• Ecological Health

Presenter
Presentation Notes
The goals of the BRCP are to create a complete…



BEAVERCREEK ROAD
CONCEPT PLAN

. 
• • • . 
• . .. . 

• . 
• • • . 

• • . • . 
• 

Environmentally Sensitive 
Resource Area. (ESRA} 

. '"\···· : .. .... ····· ... .. . ....••••..•. ....... ~ 
Or" 

l: • • • ~ , •• •••• ~·· I•" I t\ ' / ' , .. '<"·--.---'-·. !j 
X 'I ., /,~~ 

f / 

~~¢." 
.;:.'<- ,- J" -0'' 

~~~~. . 
\. 

"' ,, . 
" ~ g ~ • 

r CJ • 'JI 
"" 

,.,~, ., 
" 

~ 

0 ~ .. if. AMBRc:i ~ 

li < a 
ALAV:~A ~ 

r 

¢. 

" r 
~,~-·~ 

;'. 

' 
Figure 3: Beavercreek Zone Open Spaces and Natural Areas 

St>OOLE 



BEAVERCREEK ROAD
CONCEPT PLAN

BRCP Parks, Open Space & Recreation Goals and Policies

Open Space

• The Open Space Framework provides a network of green spaces intended to 

provide:

• A connected system of parks, open spaces and natural areas that link together 

and link to the Environmentally Sensitive Resource Areas, Scenic and open space 

amenities and community gathering places

• Access to nature

• Tree and natural area preservation

• Locations where storm water and water quality facilities can be combined with 

open space amenities, and opportunities to implement sustainable development 

and infrastructure

• Green spaces near the system of trails and pedestrian connections

• Open spaces which complement buildings and the urban, built environment

Presenter
Presentation Notes
The goals of the BRCP are to create a complete…
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South-Central Open Space Concept

• Park space will be provided consistent with the City’s Park and 

Recreation Master Plan standard of 6 to 10 acres per 1000 

population.

• The required acreage may be proposed to be distributed to a 

multiple park spaces, consistent with proposed land uses and 

master plan design.

• A central park will be provided. The location and linearity of the 

park was first indicated by Metro’s Goal 5 mapping. It was 

illustrated by several citizen groups during the design workshop 

held in October, 2006. This open space feature is intended as a 

connected, continuous and central green space that links the 

districts and neighborhoods south of Loder Road.

Presenter
Presentation Notes
The goals of the BRCP are to create a complete…
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East Ridge

• Establishes open 
space area w/ no 
development near 
the 490’ elevation

• Window to 
adjacent natural 
area

• 2 scenic views 
points (small 
public parks)

• Part of East Ridge 
Trail system

Presenter
Presentation Notes
The goals of the BRCP are to create a complete…
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Concept Plan: Land Use Areas

Acres*     Gross           Net
North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56

Total ~453
*Acres are preliminary and rounded

Presenter
Presentation Notes
This chart indicates the acreages and job estimates for the various plan areas
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Based on Hybrid Plan – See draft plan for all stated assumptions.

Jobs and Housing Estimates
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TSP Conceptual Walking Solutions  
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TSP Conceptual Biking Solutions  
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TSP Shared Biking and Walking Solutions  

ERS RD 
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Costs / Funding

• Park space will be provided consistent with the City’s Park and 

Recreation Master Plan standard of 6 to 10 acres per 1000 

population.

• The required acreage may be proposed to be distributed to a 

multiple park spaces, consistent with proposed land uses and 

master plan design.

• The 2007 plan estimates Parks SDC revenues between $4- $4.4M

• Additional analysis of SDCs and other Funding Sources will be done 

to support the City’s findings for re-adoption

• Funding sources still need to be found for Walking, Biking and 

Shared Use paths and trails
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• Planning Commission Work Session 09/28

• Citizen Involvement Committee 10/05

• Natural Resources Committee 10/14

• Transportation Advisory Committee 10/20

• Parks & Recreation Advisory Committee 10/22

• Caufield Neighborhood Association 10/27

• Hamlet of Beavercreek 10/28

• City Commission Work Session 11/10

• Planning Commission Hearing #1 11/23/2015

• City Commission Hearing #1 12/02/2015

Meetings
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How to do I stay involved?

Website: 

http://www.orcity.org/planning/landusecase/le-

15-0003-re-adoption-beavercreek-road-concept-

plan

Pete Walter, Associate Planner

PH: (503) 496-1568

Email: pwalter@orcity.org

Presenter
Presentation Notes
Comments from that event were used to develop a hybrid preferred concept presented at Part 2 of the Forum on the Future of South End, which was also a strawberry social at the request of one of the CAT members.

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org
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Thank You

Presenter
Presentation Notes
Comments from that event were used to develop a hybrid preferred concept presented at Part 2 of the Forum on the Future of South End, which was also a strawberry social at the request of one of the CAT members.
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Caufield Neighborhood Association Presentation October 27, 2015
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History

• The Beavercreek Road Concept Plan was developed with strong 
community input between 2007 and 2008, and was adopted by the City 
Commission in September 2008. 

• The plan was then appealed to LUBA, who remanded the plan back to the 
City and Metro to resolve employment (industrial) land mapping acreages.

• Metro adopted a revised title 4 Industrial Lands map in December 2010.

• Re-adoption was further delayed due to various legal objections to the 
larger Metro UGB Capacity Ordinance and urban reserves issues.

• These issues were finally settled by the State Legislature which resolved 
the UGB in 2014.

• In September 2014 the final appeal issues were dismissed and the City is 
free to proceed with re-adoption of the BRCP on remand.
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What is the basic approach?

• The 2007 draft plan will not be revised

• Oregon City will summarize the adopted public 

improvements plans for the area:

• Transportation System Plan (2013)

• Sewer Master Plan (2014)

• Water Master Plan (2010)

• Stormwater Design Standards (2015)

• The public record will be re-opened to address Title 4 

employment lands, transportation, infrastructure, school 

and service adequacy.  
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BRCP Goals

• Complete and Sustainable Community

• Model of Sustainable Design

• Green Jobs

• Sustainable Industries

• Natural Beauty

• Multi-Modal Transportation

• Safety Along Beavercreek Road

• OCHS & CCC Connections (Education / Employment)

• Unique Sense of Place

• Ecological Health
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What must a concept plan address?
• Natural Resources, Parks, and Open Space
• Employment Land (Title 4)
• Housing
• Schools
• Amenities
• Transportation (all modes)
• Zoning
• Infrastructure
• Financing
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2007 Community Engagement
• 12 Citizen Advisory / Technical Advisory Committee meetings

• Technical Advisory Committee meetings

• Study Area Site Visit

• 2 Open Houses

• Meeting with Metro – Employment Discussion

• Community Design Workshop Meeting

• Market Focus Group

• Sustainability Focus Group

• Website

• Project posters, signs, mailers

• 4 Planning Commission hearings

• 10 City Commission hearings
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Concept Plan: Land Use Areas

Acres*     Gross           Net
North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56

Total ~453
*Acres are preliminary and rounded
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Based on Hybrid Plan – See draft plan for all stated assumptions.

Jobs and Housing Estimates
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Likely to be Funded TSP Projects 
Project # Project 

Description
Project Extent Project Elements Priority

D47 Meyers Road 
East extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Meyers Road from Beavercreek Road to the Meadow Lane Extension as an 
Industrial Minor Arterial. Between the Holly Lane and Meadow Lane extensions, 
add a sidewalk and bike lane to the south side of the street, with a shared-use path 
to be added on north side per project S19. Modify the existing traffic signal at 
Beavercreek Road 

Medium-term 

D54 Clairmont Drive 
extension 

Beavercreek Road to Holly 
Lane South Extension 

Extend Clairmont Drive from Beavercreek Road to the Holly Lane South 
extension as an Industrial Collector. Add a sidewalk and bike lane to the south side 
of the street, with a shared-use path to be added on north side per project S17. 

Long-term 

D55 Glen Oak Road 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Glen Oak Road from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Install a roundabout at Beavercreek Road (per project D39) 

Long-term 

D56 Timbersky Way 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Timbersky Way from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Add a sidewalk and bike lane to the south side of the street, 
with a shared-use path to be added on north side per project S20. 

Long-term 

D57 Holly Lane South 
extension 

Maple Lane Road to Thayer 
Road 

Extend Holly Lane from Maple Lane Road to Thayer Road as a Residential 
Collector. Add a sidewalk and bike lane to the west side of the street, with a 
shared-use path to be added on east side per project S14. Install a roundabout at 
Maple Lane Road (per project D37). 

Medium-term 

D58 Holly Lane South 
extension 

Thayer Road to Meyers Road Extend Holly Lane from Thayer Road to the Meyers Road extension as an 
Industrial Collector. Add a sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per project S15. 

Medium-term 

D59 Holly Lane South 
extension 

Meyers Road to the Meadow 
Lane Extension 

Extend Holly Lane from the Meyers Road extension to the Meadow Lane 
Extension as a Mixed-Use Collector. Add a sidewalk and bike lane to the west side 
of the street, with a shared-use path to be added on east side per project S16. 

Long-term 

D60 Meadow Lane 
extension 

Meadow Lane to Meyers Road Extend Meadow Lane to the Meyers Road Extension as a Mixed-Use Collector. 
Between Old Acres Lane and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-use path to be added on east 
side per project S21. 

Long-term 

D61 Meadow Lane 
extension 

Meyers Road to UGB (north 
of Loder Road) 

Extend Meadow Lane from the Meyers Road Extension to the UGB (north of 
Loder Road) as an Industrial Collector 

Medium-term 

D81 Beavercreek 
Road Upgrade 

Clairmont Drive (CCC 
Entrance) to Meyers Road 

Improve to Industrial Major Arterial cross-section Medium-term 

D82 Beavercreek 
Road Upgrade 

Meyers Road to UGB Improve to Residential Major Arterial cross-section Long-term 
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TSP Multi-Modal Street System  
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TSP Conceptual Walking Solutions  
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TSP Conceptual Biking Solutions  
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TSP Shared Biking and Walking Solutions  

ERS RD 
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• Planning Commission Work Session 09/28

• Citizen Involvement Committee 10/05

• Natural Resources Committee 10/14

• Transportation Advisory Committee 10/20

• Parks & Recreation Advisory Committee 10/22

• Caufield Neighborhood Association 10/27

• Hamlet of Beavercreek 10/28

• City Commission Work Session 11/10

• Planning Commission Hearing #1 11/23/2015

• City Commission Hearing #1 12/02/2015

Meetings
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How to do I stay involved?

Website: 

http://www.orcity.org/planning/landusecase/le-

15-0003-re-adoption-beavercreek-road-concept-

plan

Pete Walter, Associate Planner

PH: (503) 496-1568

Email: pwalter@orcity.org

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org


BEAVERCREEK ROAD
CONCEPT PLAN

Thank You



BEAVERCREEK ROAD
CONCEPT PLAN

Hamlet of Beavercreek, October 28, 2015
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History

• The Beavercreek Road Concept Plan was developed with strong 
community input between 2007 and 2008, and was adopted by the City 
Commission in September 2008. 

• The plan was appealed to LUBA, which remanded the plan back to the City 
and Metro to resolve Title 4 employment (industrial) land mapping 
acreages.

• Metro adopted a revised title 4 Industrial Lands map in December 2010.

• Re-adoption was further delayed due to various legal objections to the 
larger Metro UGB Capacity Ordinance and urban reserves issues.

• These issues were finally settled by the State Legislature which resolved 
the Urban Growth Boundary in 2014.

• In September 2014 the final appeal issues were dismissed and the City is 
proceeding with adoption of the BRCP on remand.

Presenter
Presentation Notes
Here is an overview of why it has taken so long for this plan to be adopted.
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151 gross acres (121 net acres) of employment land – Metro Ord. 10-1244B, 
EXHIBIT D
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BRCP Goals
• Complete and Sustainable Community
• Model of Sustainable Design
• Green Jobs
• Sustainable Industries
• Natural Beauty
• Multi-Modal Transportation
• Safety Along Beavercreek Road
• OCHS & CCC Connections (Education / Employment)
• Unique Sense of Place
• Ecological Health

(The plan must also comply with Metro Title 4 & 11)

Presenter
Presentation Notes
The goals of the BRCP are to create a complete…
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What is the basic approach?

• The 2007 draft plan will not be revised

• Oregon City will summarize the adopted public 

improvements plans for the area:

• Transportation System Plan (2013)

• Sewer Master Plan (2014)

• Water Master Plan (2010)

• Stormwater Design Standards (2015)

• The public record will be re-opened to address Title 4 

employment lands, transportation, infrastructure, school 

and fire and emergency service adequacy.  

Presenter
Presentation Notes
The scope of the re-adoption 
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2007 Community Engagement
• 12 Citizen Advisory / Technical Advisory Committee meetings

• Technical Advisory Committee meetings

• Study Area Site Visit

• 2 Open Houses

• Meeting with Metro – Employment Discussion

• Community Design Workshop Meeting

• Market Focus Group

• Sustainability Focus Group

• Website

• Project posters, signs, mailers

• 4 Planning Commission hearings

• 10 City Commission hearings

Presenter
Presentation Notes
The 2007 community outreach efforts target a diverse set of community groups.  Participants were asked what they like about South End today, and what changes they would like to see to make it an even better place to live in the future.
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Concept Plan: Land Use Areas

PEl!BlE BEA('.J ~ ... 
lsi!-, GLASS I ~ 
' :e 

~STAt 

~igure 2: Beavercreek Zone Subdistricts 

Presenter
Presentation Notes
This map illustrate the approximate extent of the land use subdistricts. The bright green areas illustrate natural and open spaces areas. The lighter green areas illustrate utility corridor easements.   The generalized transportation system is shown
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Concept Plan: Land Use Areas

Acres*     Gross           Net
North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56

Total ~453
*Acres are preliminary and rounded

Presenter
Presentation Notes
This chart indicates the acreages and job estimates for the various plan areas
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Based on Hybrid Plan – See draft plan for all stated assumptions.

Jobs and Housing Estimates
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Beavercreek Road 
• The concept plan specifies that Beavercreek Road will be improved as 

a green boulevard that will be a 5-lane arterial section to Clairmont, 
then a 3-lane arterial, with room for 5 lanes if needed, from 
Clairmont to the UGB. These projects on Beavercreek Road are 
included in TSP Table 2: Likely to Be Funded Transportation System as 
project D81 and D82. 
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Transportation System Plan / Traffic 
• Transportation Projects within the concept plan area will be 

development-driven and funded
• The TSP expands upon the Concept Plan by including preliminary 

construction cost estimates & financing options
• Multi-modal transportation links will be connected within the site as 

well as to the surrounding areas
• Land use reviews will support bus service by ensuring a mix of land 

uses, densities and design options that support public transportation 
and other alternative transportation methods 

• Ensure that local connectivity and off-street pedestrian routes link 
together in a highly connected pedestrian system that is safe, direct, 
convenient and attractive and improves pedestrian and bicycle safety 
along Beavercreek Road.

• Transportation Planning Rule. To meet the requirements of OAR 660-
012-0060, needed improvements & funding mechanisms have been 
identified to mitigate impacts of development in the area and shows 
that the mobility standards prescribed by the TSP, except where 
exempted, will be met.
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Transportation System Plan (TSP)
• The 2013 TSP also recognizes the limitations brought about by the limited 

availability of funding. 

• Despite the investments to the transportation system, intersection operating 
conditions at a few intersections (including the OR 99E/I-205 Northbound, 
OR 99E/I-205 Southbound, OR 213/Beavercreek Road, and I-205/OR 213 
intersections) will be continue to be congested by 2035.

• For purposes of evaluating the impact of proposed development that is 
permitted, either conditionally, outright, or through detailed development 
master plan approval, the OR 99E/I-205 SB Ramps, OR 99E/I-205 NB Ramps, 
OR 213/ Beavercreek Road, and I-205/OR 213 intersections shall be exempt 
from meeting the state mobility targets until solutions (beyond those 
included in the TSP) or alternative mobility targets are explored for the 
intersections.

• City and ODOT are to work together with Clackamas County to prepare and 
adopt alternative mobility standards.
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• Planning Commission Work Session 09/28

• Citizen Involvement Committee 10/05

• Natural Resources Committee 10/14

• Transportation Advisory Committee 10/20

• Parks & Recreation Advisory Committee 10/22

• Caufield Neighborhood Association 10/27

• Hamlet of Beavercreek 10/28

• City Commission Work Session 11/10

• Planning Commission Hearing #1 11/23/2015

• City Commission Hearing #1 12/02/2015

Meetings
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How to do I stay involved / comment?

Website: 

http://www.orcity.org/planning/landusecase/le-

15-0003-re-adoption-beavercreek-road-concept-

plan

Pete Walter, Associate Planner

PH: (503) 496-1568

Email: pwalter@orcity.org

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org


BEAVERCREEK ROAD
CONCEPT PLAN

Thank You

Presenter
Presentation Notes
Comments from that event were used to develop a hybrid preferred concept presented at Part 2 of the Forum on the Future of South End, which was also a strawberry social at the request of one of the CAT members.
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Concept Plan: Land Use Areas

PEl!BlE BEA('.J ~ ... 
lsi!-, GLASS I ~ 
' :e 

~STAt 

~igure 2: Beavercreek Zone Subdistricts 

Presenter
Presentation Notes
This map illustrate the approximate extent of the land use subdistricts. The bright green areas illustrate natural and open spaces areas. The lighter green areas illustrate utility corridor easements.   The generalized transportation system is shown
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City Commission Work Session Nov. 10, 2015
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Goals
1. Complete and Sustainable Community
2. Model of Sustainable Design
3. Green Jobs
4. Sustainable Industries
5. Natural Beauty
6. Multi-Modal Transportation
7. Safety Along Beavercreek Road
8. OCHS and CCC
9. Unique Sense of Place
10. Ecological Health
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Current Status

• Overview of LUBA appeal, LCDC appeal and 
remand

• City Commission remanded to Planning 
Commission 

• Re-open the record for the limited purpose of 
addressing the protection of the Title 4 lands, 
inserting the recently implemented transportation 
system plan and public utility plans, identifying 
transportation improvements and addressing 
police and fire services.
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Limited Record

•Title 4 Industrial lands
•Transportation

– TSP adopted August 2013

•Utilities
– Sewer Master Plan adopted Nov 2014
– Water Master Plan adopted Feb 2012
– Stormwater standards adopted May 2015

• Police/ Fire Services
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Metro 2040 Concept 
Plan Design Types 

Metro Ord. 10-1244B
Dec. 16, 2010

151 ac. (121 net) of 
Industrial

Industrial

Outer 
Neighborhood
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2006 – 2007 Process Summary

• 12 CAC/ TAC meetings
• Study Area Site Visit
• 2 Open Houses
• Meeting with Metro – Employment Discussion
• Community Design Workshop Meeting
• Market Focus Group
• Sustainability Focus Group
• Website
• Project posters, signs, mailers
• 10 City Commission hearings
• 4 Planning Commission hearings
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Figure 5: Beavercreek Zone Connectivity Options
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Likely to be Funded TSP Projects 
Project # Project 

Description
Project Extent Project Elements Priority

D47 Meyers Road 
East extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Meyers Road from Beavercreek Road to the Meadow Lane Extension as an 
Industrial Minor Arterial. Between the Holly Lane and Meadow Lane extensions, 
add a sidewalk and bike lane to the south side of the street, with a shared-use path 
to be added on north side per project S19. Modify the existing traffic signal at 
Beavercreek Road 

Medium-term 

D54 Clairmont Drive 
extension 

Beavercreek Road to Holly 
Lane South Extension 

Extend Clairmont Drive from Beavercreek Road to the Holly Lane South 
extension as an Industrial Collector. Add a sidewalk and bike lane to the south side 
of the street, with a shared-use path to be added on north side per project S17. 

Long-term 

D55 Glen Oak Road 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Glen Oak Road from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Install a roundabout at Beavercreek Road (per project D39) 

Long-term 

D56 Timbersky Way 
extension 

Beavercreek Road to the 
Meadow Lane Extension 

Extend Timbersky Way from Beavercreek Road to the Meadow Lane Extension as 
a Residential Collector. Add a sidewalk and bike lane to the south side of the street, 
with a shared-use path to be added on north side per project S20. 

Long-term 

D57 Holly Lane South 
extension 

Maple Lane Road to Thayer 
Road 

Extend Holly Lane from Maple Lane Road to Thayer Road as a Residential 
Collector. Add a sidewalk and bike lane to the west side of the street, with a 
shared-use path to be added on east side per project S14. Install a roundabout at 
Maple Lane Road (per project D37). 

Medium-term 

D58 Holly Lane South 
extension 

Thayer Road to Meyers Road Extend Holly Lane from Thayer Road to the Meyers Road extension as an 
Industrial Collector. Add a sidewalk and bike lane to the west side of the street, 
with a shared-use path to be added on east side per project S15. 

Medium-term 

D59 Holly Lane South 
extension 

Meyers Road to the Meadow 
Lane Extension 

Extend Holly Lane from the Meyers Road extension to the Meadow Lane 
Extension as a Mixed-Use Collector. Add a sidewalk and bike lane to the west side 
of the street, with a shared-use path to be added on east side per project S16. 

Long-term 

D60 Meadow Lane 
extension 

Meadow Lane to Meyers Road Extend Meadow Lane to the Meyers Road Extension as a Mixed-Use Collector. 
Between Old Acres Lane and the Glen Oak Road extension, add a sidewalk and 
bike lane to the west side of the street, with a shared-use path to be added on east 
side per project S21. 

Long-term 

D61 Meadow Lane 
extension 

Meyers Road to UGB (north 
of Loder Road) 

Extend Meadow Lane from the Meyers Road Extension to the UGB (north of 
Loder Road) as an Industrial Collector 

Medium-term 

D81 Beavercreek 
Road Upgrade 

Clairmont Drive (CCC 
Entrance) to Meyers Road 

Improve to Industrial Major Arterial cross-section Medium-term 

D82 Beavercreek 
Road Upgrade 

Meyers Road to UGB Improve to Residential Major Arterial cross-section Long-term 
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TSP Street & Intersection Expansions  
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TSP Conceptual Walking Solutions  
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TSP Conceptual Biking Solutions  
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TSP Shared Biking and Walking Solutions  
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Beavercreek Road 
• The concept plan specifies that Beavercreek Road will be improved as 

a green boulevard that will be a 5-lane arterial section to Clairmont, 
then a 3-lane arterial, with room for 5 lanes if needed, from 
Clairmont to the UGB. These projects on Beavercreek Road are 
included in TSP Table 2: Likely to Be Funded Transportation System as 
project D81 and D82. 
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Transportation System Plan / Traffic 
• Transportation Projects within the concept plan area will be 

development-driven and funded
• The TSP expands upon the Concept Plan by including preliminary 

construction cost estimates & financing options
• Multi-modal transportation links will be connected within the site as 

well as to the surrounding areas
• Land use reviews will support bus service by ensuring a mix of land 

uses, densities and design options that support public transportation 
and other alternative transportation methods 

• Ensure that local connectivity and off-street pedestrian routes link 
together in a highly connected pedestrian system that is safe, direct, 
convenient and attractive and improves pedestrian and bicycle safety 
along Beavercreek Road.

• Transportation Planning Rule. To meet the requirements of OAR 660-
012-0060, needed improvements & funding mechanisms have been 
identified to mitigate impacts of development in the area and shows 
that the mobility standards prescribed by the TSP, except where 
exempted, will be met.
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Transportation System Plan (TSP)
• The 2013 TSP also recognizes the limitations brought about by the limited 

availability of funding. 

• Despite the investments to the transportation system, intersection operating 
conditions at a few intersections (including the OR 99E/I-205 Northbound, 
OR 99E/I-205 Southbound, OR 213/Beavercreek Road, and I-205/OR 213 
intersections) will be continue to be congested by 2035.

• For purposes of evaluating the impact of proposed development that is 
permitted, either conditionally, outright, or through detailed development 
master plan approval, the OR 99E/I-205 SB Ramps, OR 99E/I-205 NB Ramps, 
OR 213/ Beavercreek Road, and I-205/OR 213 intersections shall be exempt 
from meeting the state mobility targets until solutions (beyond those 
included in the TSP) or alternative mobility targets are explored for the 
intersections.

• City and ODOT are to work together with Clackamas County to prepare and 
adopt alternative mobility standards.
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Acres*         Gross                 Net

North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56
Total ~453
*Acres are preliminary and rounded
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Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Source:  Table 2. BRCP Job & Housing Density Assumptions 7/10/2007
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Meetings
– Citizen Involvement Committee 10/05
– Natural Resources Committee 10/14
– Transportation Advisory Committee 10/20
– Parks & Recreation Advisory Committee 10/22
– Caufield Neighborhood Association 10/27
– Hamlet of Beavercreek 10/28

•Planning Commission - 11/23/2015
•City Commission - 12/02/2015
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Concept Plan: Land Use Areas

~igure 2: Beavercreek Zone Subdistricts 
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Thank You
•Website:
•http://www.orcity.org/planning/landuse

case/le-15-0003-re-adoption-
beavercreek-road-concept-plan
•Pete Walter, Associate Planner
• (503) 496-1568
•pwalter@orcity.org

http://www.orcity.org/planning/landusecase/le-15-0003-re-adoption-beavercreek-road-concept-plan
mailto:pwalter@orcity.org


17.04.580 - Home occupation. 

"Home occupation" means an occupation carried on solely by the resident or residents of a dwelling 
unit as a secondary use, in connection with which no assistants are employed, other than residents of the 
home, no commodities are sold other than services, no sounds are heard beyond the premises, and there 
is no display, advertisement or sign board except such signs as by this title may be permitted in the district 
where the home or occupation is situated, including such occupations as lawyer, public accountant, artist, 
writer, teacher, musician, home office of a physician, dentist or other practitioner of any of the healing arts, 
or practices of any art or craft of a nature to be conveniently, unobstructively and inoffensively pursued in 
a residential dwelling or accessory building of a residence, and not more than one-half of the square-footage 
is devoted to such use. The business may have off-site employees or partners provided that they do not 
report for work at the subject residence. No outdoor storage of materials or commercial vehicles associated 
with the business shall occur on-site. 

(Ord. No. 08-1014, §§ 1- 3(Exhs. 1- 3), 7-1-2009) 
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600 NE Grand Ave. www.oregonmetro.gov 

~ Metro I Making a great place 

November 23, 2015 

Charles Kidwell, Chair 
Oregon City Planning Commission 
625 Center Street 
Oregon City, OR 97045 

Dear Chair Kidwell: 

Portland, OR 97232-2736 

Thank you for providing the opportunity to comment on the city's re-adoption of the Beavercreek Road 
Concept Plan (LE-15-0003). 

As you know, Metro staff was deeply involved with the development of the Beavercreek Road Concept Plan 
and supported the city's 2008 adoption of the concept plan through Oregon City Ordinance No. 07-1008. At 
that time, Metro provided a letter of support indicating the concept plan as proposed was in compliance 
with the Urban Growth man·agement Functional Plan (Functional Plan). In addition, Metro amended its 
Title 4 Employment and Industrial Lands Map in 2010 to be consistent with the Beavercreek Road Concept 
Plan. 

Metro appreciates the hard work s taff, committee members and the community has undertaken to update a 
number of the city's public facilities plans including sewer, storm water, water and the transportation 
system plan, resulting in refined public facility plans for the concept plan area. After reviewing the findings 
for LE-15-0003 and noting that no new amendments are proposed, staff has determined that the 
Beavercreek Road Concept Plan will continue to be in substantial compliance with Metro's Functional Plan. 

Sincerely, 

~~ 
Tim O'Brien, AICP 
Principal Regional Pl anner 

c: Councilor Carlotta Collette, District No. 2 
Jennifer Donnelly, Oregon Department of Land Conse rvation and Development 
Roger Alfred, Metro Senior Assistant Attorney 
Tom Kloster, Manager, Metro Planning & Development 
Jeff Raker, Metro Associate Planner 
john Williams, Deputy Director, Met ro Planning & Development 
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Embrace the Vision, Goals and Principles 
OveraU Vision: "Create A Complete and Sustainable Community" 

CAC Goals: 
0 "Be a model of sustainable design, development practices, planning and innovative thinking" 
• "Incorporate the area's natural beauty into an ecologically compatible built environment" 
0 "Integrate Systems - Integrate ecological and man-made systems to maximize function, efficiency and 

health" 
0 "Have a unique sense of place created by the mix of uses, human scale design, and commitment to 

sustainability" 
0 "Ecological Health - Manage water resources on site to eliminate pollution to watersheds and lesson impact 

on municipal infrastructure by integrating ecological and man-made systems to maximize function, efficiency 
and health" 

Principles and Strategies: 
0 "A sustainable stormwater management plan that supports low impact development, open conveyance 

systems, regional detentionl and adequate sizing to avoid downstream flooding" 
0 "Open Space - Protect and Maintain a functioning green space network for a variety of uses:' 
0 "Integrate Systems - Integrate ecological and man-made systems to maximize function, efficiency and 

health" 
0 "Watershed Health - Manage water resources on site to eliminate pollution to watershed and lesson impact 

on municipal infrastructures" 
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Figure 2: Beavercreek Zone Subdistricts 
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Consistent grid Parallel to Beavercreek Road on West 
Off-set grid solar orientation on east 

Figure 5: Beavercreek Zone Connectivity Options 

Curved network responds 
to site topography 



Likely o be Fun 
Project# Project Projecr Extent Project Elemenrs Priority 

Description 
D47 Meyers Road Beavercreek Road to the Extend 1\Ieyers Road from Beavercreek Road to t11e Meadow Lane Extension as an Medium-term 

East extension 1\[eadow Lane Extension Industrial Minor Arterial. Between ilie Holly Lane and Meadow Lane extensions, 
add a sidewalk and bike lane to ilie south side of ilie street, wiili a shared-use paili 
to be added on nort11 side per project S19. j\.[odify the existing traffic signal at 
Beavercreek Road 

D54 Clairmont Drive Beavercreek Road to Holly Extend Clairmont Drive from Beavercreek Road to the Holly Lane South Long-term 
extension Lane Souili Extension extension as an Industrial Collector. Add a sidewalk and bike lane to ilie souili side 

of the street, wiili a shared-use paili to be added on north side per project S17. 

D55 Glen Oak Road Beavercreek Road to the Extend G len Oak Road from Beavercreek Road to ilie Meadow Lane Extension as Long-term 
extension Meadow Lane Extension a Residential Collector. Install a roundabout at Beavercreek Road (per project D39) 

D56 Timbersky Way Beavercreek Road to the Extend Timbersky Way from Beavercreek Road to ilie l\Ieadow Lane Extension as Long-term 
extension Meadow Lane Extension a Residential Collector. Add a sidewalk and bike lane to t11e sout11 side of ilie street, 

with a shared-use paili to be added on norili side per project S20. 

D57 Holly Lane SoutJ1 Maple Lane Road to 111ayer Extend Holly Lane from l\laple Lane Road to 111ayer Road as a Residential ~Medium-term 

e.xtension Road Collector. Add a sidewalk and bike lane to ilie west side of ilie street, wit11 a 
shared-use pad1 to be added on east side per project S14. Install a roundabout at 
1\Iaple Lane Road (per project D37). 

D58 Holly Lane South 111ayer Road to Meyers Road Extend Holly Lane from Thayer Road to the Meyers Road extension as an Medium-term 
extension Industrial Collector. Add a sidewalk and bike lane to the west side of ilie street, 

with a shared-use paili to be added on east side per project Sl 5. 

D59 Holly Lane South Meyers Road to the Meadow Extend Holly Lane from me Meyers Road extension to die Meadow Lane Long-term 
extension Lane Extension Extension as a Mixed-Use Collector. Add a sidewalk and bike lane to tJ1e west side 

of the street, wid1 a shared-use paili to be added on east side per project 516. 

D60 l\ [eadow Lane Meadow Lane to 1\Ieyers Road Extend 1\Ieadow Lane to d1e Meyers Road Extension as a 1\Iixed-Use Collector. Long-term 
extension Between Old Acres Lane and ilie Glen Oak Road extension, add a sidewalk and 

bike lane to ilie west side of me street, with a shared-use paili to be added on east 
side per project S21. 

D61 Meadow Lane l\Ieyers Road to UGB (norili Extend l\Ieadow Lane from ilie l\ Ieyers Road Extension to ilie UGB (north of l\ledium-term 
extension of Loder Road) Loder Road) as an Industrial Collector 

D81 Beavercreek Clairmont Drive (CCC Improve to Industrial l\Iajor Arterial cross-section Medium-tenn 
Road U o!lrade Entrance) to Meyers Road 

D 82 Beavercreek Meyers Road to UGB Improve to Residential Major Arterial cross-section Long-term 
Road Uo!lrade 
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• The concept plan specifies that Beavercreek Road will be improved as 
a green boulevard that will be a 5-lane arterial section to Clairmont, 
then a 3-lane arteria l, with room for 5 lanes if needed, from 
Cla irmont to the UGB. These projects on Beavercreek Road are 
included in TSP Table 2: Likely to Be Funded Transportation System as 
project 081 and 082. 

Beavercreek Road Greenstreet - Option 3 
5-lane Right-of-way 

(Looking North) .r; . 
. ( . ·. 

~ ..... 
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m Plan I Traffic 
• Transportation Projects within the concept plan area will be 

development-driven and funded 

•The TSP expands upon the Concept Plan by including preliminary 
construction cost estimates & financing options 

• Multi-modal transportation links will be connected within the site as 
well as to the surrounding areas 

• Land use reviews will support bus service by ensuring a mix of land 
uses, densities and design options that support public transportation 
and other alternative transportation methods 

• Ensure that loca l connectivity and off-street pedestrian routes link 
together in a highly connected pedestrian system that is safe, direct, 
convenient and attractive and improves pedestrian and bicycle safety 
along Beavercreek Road. 

• Transportation Planning Rule. To meet the requirements of OAR 660-
012-0060, needed improvements & funding mechanisms have been 
identified to mitigate impacts of development in the area and shows 
that the mobil ity standards prescribed by the TSP, except where 
exempted, wil l be met. 



Tra sportation Sys em Plan {TSP) 
• The 2013 TSP also recognizes the limitations brought about by the limited 

availability of funding. 

• Despite the investments to the transportation system, intersection operating 

conditions at a few intersections (including the OR 99E/l-205 Northbound, 

OR 99E/l-205 Southbound, OR 213/Beavercreek Road, and 1-205/0R 213 

intersections) will be continue to be congested by 2035. 

• For purposes of evaluating the impact of proposed development that is 

permitted, either conditionally, outright, or through detailed development 

master plan approval, the OR 99E/l-205 SB Ramps, OR 99E/l-205 NB Ramps, 

OR 213/ Beavercreek Road, and 1-205/0R 213 intersections shall be exempt 

from meeting the state mobility targets until solutions (beyond those 

included in the TSP) or alternative mobility targets are explored for the 

intersections. 

• City and ODOT are to work together with Clackamas County to prepare and 

adopt alternative mobility standards. 
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From: 
To: 
Cc: 
Subject: 
Date: 

Wes Rogers 

Pete Walter 

Larrv Didway 
Additional Info for Tonight 

Monday, November 23, 2015 4 :38:23 PM 

Larry is hoping to be at the Planning Commission meeting tonight. He is coming from 

parent/teacher conferences at Gardiner. 

Some additiona l info that may be helpful (if someone asks and Larry is not there) about timing of the 

District's abil ity to bring additional school capacity online. The perfect scenario would be for District 

voters to approve a bond renewal in November 2017. Design/build process would start soon after. 

With a very aggressive construct ion window of 18 months, we could have additional capacity open 

Fall of 2019. That is the soonest. Otherwise it will be t he following Fall of 2020. Hope that helps . 

.. wes 

Wes Rogers, Di rector of Operations 

Oregon City School District 62 

PO Box 2110 

Oregon City, OR 97045 

503-785-8426 phone 

503-657-2518 fax 

wes.rogers@orecity.k12.or.us 
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From: 
To: 
Cc: 
Subject: 
Date: 
Attachments: 

Laura and Pete, 

Kattie Rjggs 
Laura Terway; Pete Walter 
Jaime Reed; Tony Konkol 
FW: Planning File PC 15-229 
Monday, November 23, 2015 1:27:51 PM 
OCCCMjnutes07202011.pdf 

Please see the e-mail below form Jim Nicita. 

Thanks, 

Kattie 

From: James Nicita [mailto:james.nicita@gmail.com] 

Sent: Monday, November 23, 2015 1:21 PM 

To: Tony Konkol <tkonkol@ci.oregon-city.or.us>; Kattie Riggs <kriggs@ci.oregon-city.or.us> 

Subject: Planning File PC 15-229 

Greetings: 

I write to request that the attached minutes be entered into the record for the above-referenced 
hearing this evening on readoption of the Beavercreek Road concept plan. 

Thank you, 

James Nicita 
Oregon City 
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DATE RECEIVED: N OJ. 2.. 'SI ')..o Is 
SUBMITTED BY: TPt/'11.GS t\J tc i rA 
SUBJECT: 6€- 1 S - c:>~o 3. 

EX tlH?!T 6-



CITY OF OREGON CITY 
CITY COMMISSION 
MEETING MINUTES 

July 20, 201 1 

1. Convene Regular Meeting of July 20, 2011, and Roll Call 

Mayor Neeley called the meeting to order at 7 p.m. 

Roll Call: Mayor Doug Neeley; Commissioner Betty Mumm; Commissioner James Nicita; 
Commissioner Kathy Roth; and Commissioner Rocky Smith, Jr. 

Staff David Frasher, City Manager; Ed Sullivan, City Attorney; Mike Conrad, Police Chief & 
Present: Public Safety Director; Scott Archer, Community Services Director; Tony Konkol , 

Community Development Director; David Wimmer, Finance Director; Jim Loeffler, 
Human Resources Director; Maureen Cole, Library Director; Nancy Ide, City 
Recorder; and Erik Wahrgren, Associate Engineer. 

2. Flag Salute 

3. Ceremonies, Proclamations, Presentations 

4 . Citizen Comments 

Nathan Modlin, resident of Oregon City, was a Life Scout of Troop 258. His next step was to become 
an Eagle Scout and one of the requirements was to lead a service project. He proposed collaboration 
with the City to build and design a dog park. 

Scott Archer, Community Services Director, stated the Parks and Recreation Advisory Committee 
had formed a dog park task force. An open house was scheduled in August. There was also a 
Friends of the Dog Park facebook page. He would help connect Mr. Modlin with the project. 

Tom Geil, resident of Oregon City, presented Commissioner Smith a certificate from the Rose 
Festival Foundation for being an announcer at the Starlight Parade. He said there would be a change 
to the CIC bylaws to add a neighborhood association grievance process. 

Christine Kosinski, resident of unincorporated Clackamas County, discussed safe and livable 
communities. She referred to a map as an example of several subdivisions in the City that would be 
affected by future development and cut through traffic. There was no park for these families. She 
wanted the Commission to think about the future for this area and to notify each homeowner in the 
Trail View subdivision of the City's plans for future development. 

Amber Holveck, Chamber Director, announced the Oregon City Chamber of Commerce office move 
and ribbon cutting. She listed the elected leaders and community members who participated. 

Rex Parks, resident of Oregon City, thought Commissioner Nicita's actions had been less than 
honorable especially in regard to the outcome of the Rivers project and the killing of Cabela's that 
would have brought jobs to the City. He submitted a petition for recall to the City Recorder. 
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Dan Holladay, resident of Oregon City, read an email from Scott Parker, owner of the Rossman 
Landfill , who discussed Commissioner Nicita's actions regarding the Rivers project and Mr. Parker's 
concern about the ability for any development on the property. 

James Hamilton, resident of Oregon City representing the Common People of Oregon City, had 
previously proposed a charter amendment to elect the Municipal Court Judge and requested a public 
hearing to hear testimony regarding Code Enforcement practices. He took exception to Mr. Frasher's 
comments that the Commission could not protect the people's rights. He read from the Oregon 
Constitution and an email from Mr. Archer regarding this situation. They were asking for reform and 
an open forum to discuss these issues. 

Elizabeth Graser-Lindsey, resident of Beavercreek, was surprised about the speakers stating one 
Commissioner was responsible for a decision that was made by the whole Commission and that 
someone thought Cabela's would bring career jobs to the City because these were retail jobs. 

Mayor Neeley clarified the Commission did not make a decision on the Rivers project. 

5. Adoption of the Agenda 

The agenda was adopted as presented. 

6. Public Hearings 

7 . General Business 

a. Ordinance for Introduction, No. 11-1008, Granting a Telecommunications 
Franchise to TCG Oregon to Occupy Certain Rights of Way within the City of 
Oregon City 

Nancy Ide, City Recorder, introduced Nancy Werner, Franchise Attorney. 

Ms. Warner said this agreement was similar to those done in the past. It would be a ten-year term to 
allow telecommunications facilities for TCG Oregon to serve customers in the City. The franchise 
fees were similar to other telecommunication franchises in the City. 

Motion by Commissioner Kathy Roth, second by Commissioner Rocky Smith, Jr. to 
approve Ordinance No. 11-1008, granting a telecommunications franchise to TCG Oregon to occupy 
certain rights of way within the City of Oregon City. 

A roll call was taken and the motion passed with Mayor Doug Neeley, Commissioner Betty Mumm, 
Commissioner James Nicita, Commissioner Kathy Roth, and Commissioner Rocky Smith, Jr. voting 
aye. [5:0:0] 

b. Beavercreek Road Concept Plan Adoption Process 

Tony Konkol, Community Development Director, said this was continued from the last Commission 
meeting to allow for public comment. He summarized the three options and stated staff's 
recommendation was still the same, to remand the Beavercreek Concept Plan back to the Planning 
Commission with limited issues to address. 
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Christine Kosinski, resident of unincorporated Clackamas County, discussed her concern 
regarding traffic. The traffic plan proposed creating another thoroughfare was development the 
citizens did not want and would continue to vote down. Oregon City needed no more homes, but 
needed jobs. She continued to support an alliance between Clackamas Community College and 
Concordia which would help produce programs for incubator and local businesses. 

Rose Holden, resident outside of Oregon City, was uncomfortable with Commissioner Nicita being a 
paid professional and interested party to the Beavercreek area annexation appeals and concept plan 
appeals. She explained the relevance of documents she had forwarded to the 
Commission which demonstrated the public involvement and positive development impacts of the 
Beavercreek Road Concept Plan. She thought it would be fiscally responsible to remand this issue 
to the Planning Commission on a limited basis to get this approved as soon as possible. 

Paul Edgar, resident of Oregon City, said a lot of developers had looked at the area and the current 
industrial zoning might not be the right fit for Beavercreek. He thought they needed to take a more 
serious look at the appropriate zoning. He was in favor of a more open remand. 

Elizabeth Graser-Lindsey, Beavercreek resident, stated this was an opportunity to get industrial land 
for good jobs and taxes. She passed out a handout that showed the lack of yield that came from the 
2002 and 2004 expansions. The City's current Home Occupation Code allowed professionals to 
work at home providing services, but did not allow for occupations resulting in commodities. There 
was strong opposition from the Caufield Neighborhood to the dense residential proposed and 
consequences that could be expected such as crowding of roads and schools. If the City Code was 
modified to have a buffer, segregate compatible uses, and include provisions to protect neighbors 
from noise or toxins, that would make the neighbors feel more comfortable. The Citizen Advisory 
Committee that addressed the Concept Plan scarcely had any citizens on it and citizens did not have 
a chance to speak at meetings. 

Ms. Holden requested the documents she gave to the Commission be included in the record. 

Commissioner Nicita thought there was opportunity to come up with something new and different for 
this area and thought the Concept Plan needed to be revised. He suggested a new kind of mixed 
industrial and employment zoning and to examine the uses currently in the Concept Plan. 

Ms. Holden thought a lot of time had been taken to address these issues with specialists' input. The 
framework was already there in the Concept Plan and the zoning that would be written could 
incorporate everything Commissioner Nicita was talking about. 

The Commission reviewed the adopted Concept Plan map. There was discussion regarding the 
vision of the plan and future zoning. 

Ms. Kosinski stated the economy and retail were in a different place than when the Concept Plan 
was done and might not be appropriate for the present day. They needed to build in more vitality and 
visionary thinking for what was needed in Oregon City. 

Mr. Holladay was frustrated that they were still talking about this. Multiple Commissioners had 
looked over this plan. Those who created jobs needed certainty and it was time to move forward. 

Mr. Edgar said the Commission was not in a position to make a decision until they knew what LCDC 
decided. He suggested ironing out the little differences there were and coming back to the next 
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meeting with a plan for how to proceed. 

Ms. Graser-Lindsey said Oregon City and the region needed good jobs and local production. The 
Concept Plan did not envision having product making jobs in this area. The densities planned for the 
yellow areas were part of the appeal that questioned the ability of the infrastructure to support the 
high densities. They needed to consider how to have industry in this area. 

Commissioner Nicita thought the plan should be more amenable to cottage industry and 
manufacturing and less of an emphasis on residential. 

Ms. Holden said this Concept Plan was visionary and allowed for change. They had to be adaptable 
and should not get stuck in a decade old paradigm. 

Commissioner Nicita suggested having an Option A. the Concept Plan proposal, and Option B, less 
dense but more cottage industry model, for the west and east mixed use neighborhoods. 

Ed Sullivan, City Attorney, explained the reason the Concept Plan was remanded was the City relied 
on Metro staff regarding residential and industrial land, and LUBA found even though Metro said it 
was ok, Metro never changed their map. Staff asked for the limited remand because things had 
changed since the original adoption that needed to be included in the plan. 

MAIN MOTION: 
Motion by Commissioner Betty Mumm, second by Mayor Doug Neeley to remand the Beavercreek 
Road Concept Plan to the Planning Commission and reopen the record for a limited purpose of 
addressing the protection of industrial lands, transportation, utility and service adequacy, and that the 
public hearings would not commence until the Department of Land Conservation and Development 
staff report had been issued. 

AMENDMENT #1: 
Motion by Commissioner James Nicita, second by Commissioner Kathy Roth to amend the motion to 
add reconsideration of the yellow areas for greater cottage manufacturing in those zones. 

VOTE ON AMENDMENT #1: 
A roll call was taken and the motion passed with Commissioner James Nicita, Commissioner Kathy 
Roth, and Commissioner Rocky Smith, Jr. voting aye and Mayor Doug Neeley, Commissioner Betty 
Mumm voting no. [3:2:0] 

VOTE ON MAIN MOTION, AS AMENDED: 
A roll call was taken and the motion passed with Mayor Doug Neeley, Commissioner Betty Mumm, 
Commissioner James Nicita, Commissioner Kathy Roth, and Commissioner Rocky Smith, Jr. voting 
aye. (5:0:0) 

c. Canemah Neighborhood Park Playground Equipment Purchase and Install 
Agreement 

Mr. Archer stated construction was underway at Canemah Park. The playground was being done as 
a separate item to involve the neighborhood in the design. The neighborhood volunteered to install 
the playground equipment which would save $12,000. The purchase of the equipment was being 
done through the State procurement process. The total cost of the project was $92, 118 and was well 
within the budget. 
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Paul Edgar, Land Use Chair of the Canemah Neighborhood Association, said the neighborhood 
appreciated the opportunity to install the equipment and encouraged the Commission to approve the 
agreement. 

Motion by Commissioner Kathy Roth, second by Commissioner Rocky Smith, Jr. to approve 
the Canemah Neighborhood Park playground equipment purchase and install agreement. 

A roll call was taken and the motion passed with Mayor Doug Neeley, Commissioner Betty Mumm, 
Commissioner James Nicita, Commissioner Kathy Roth, and Commissioner Rocky Smith, Jr. voting 
aye. [5:0:0] 

8. Consent Agenda 

a. Contract for Construction 2011 Paving Projects 

b. Public Improvement Contract for the Main Street Improvement Projects 

c. Minutes of the July 6, 2011 Regular Meeting 

Motion by Commissioner Rocky Smith, Jr., second by Commissioner Betty Mumm to approve the 
Consent Agenda. 

A roll call was taken and the motion passed with Mayor Doug Neeley, Commissioner Betty Mumm, 
Commissioner James Nicita, Commissioner Kathy Roth, and Commissioner Rocky Smith, Jr. voting 
aye. [5:0:0] 

9. Communications 

a. City Manager 

Mr. Archer updated the Commission on permit parking for homeowners on residential streets. There 
was a residential parking permit program mainly around the Mcloughlin neighborhood area. There 
was also a petition process for applying to the program. It did not give the permit holder the ability to 
violate other parking laws. 

Mayor Neeley suggested this information be presented to the Mcloughlin Neighborhood Association. 

Mr. Archer reminded the Commission of upcoming meetings regarding the downtown parking plan 
implementation on July 26 and 27. 

Mike Conrad, Police Chief and Public Safety Director, described a weeklong camp for disadvantaged 
youth in Oregon City. 

David Frasher, City Manager, reported on a meeting with the bankruptcy trustee and marketing firm 
for the Blue Heron site. He had suggested calling this site the Willamette Falls property. He also 
discussed the reasons for Code Enforcement to be placed under the Police Department. This 
change would be effective August 1. He would be going on vacation beginning July 22 and Mr. 
Archer would be acting as City Manager in his absence. 
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b. Mavor 

Mayor Neeley reported on the Metro Advisory Committee meeting. 

c. Commissioners 

Commissioner Smith reported on the O.C. Together meeting. He announced the fundraiser for 
infrastructure needs at the Rose Farm site with the production of Oklahoma on August 10. He 
thought Code Enforcement should be under the Police Department. 

Commissioner Roth reported on a meeting between Clackamas Community College, Concordia, and 
the School District. 

Commissioner Nicita also was in favor of the move of Code Enforcement and also attended the 
meeting of Clackamas Community College and Concordia. 

Commissioner Mumm said there was a Concert in the Park on July 21. She would be at a C4 
meeting and would not be able to attend. 

10. Adiournment 

Mayor Neeley adjourned the meeting at 9:34 p.m. 

Respectfully submitted, 

/ 

Na~~ 
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From: 
To: 
Cc: 
Subject: 
Date: 
Attachments: 
Importance: 

Kattie Riggs 

Pete Walter: Laura Teiway 
Tony Konkol; Jaime Reed 

FW: Planning File PC 15-229 

Monday, November 23, 2015 2:20:53 PM 
NorthP!ains.docx 

High 

Please see the additional item for tonight's Planning Commission meeting. 

From: James Nicita [mailto:james.nicita@gmail.com] 

Sent: Monday, November 23, 2015 1:54 PM 

To: Kattie Riggs <kriggs@ci.oregon-city.or.us> 

Subject: Re: Planning File PC 15-229 

Thanks, Kattie, 

After further thought, I would also like to request that the attached LUBA case be entered into 
tonight's record on the Beavercreek Concept Plan file as well. 

Thanks, 

James Nicita 

On Mon, Nov 23, 2015 at 1:28 PM, Kattie Riggs <kriggs@ci oregon-city.or us> wrote: 

James, 

Thank you. I have forwarded this to Laura Terway and Pete Walter in the Planning Department. 

Thanks, 

Kattie 

Kattie Riggs 
City Recorder 

kriggs@orcity.org 
City of Oregon City 
PO Box 3040 
625 Center Street 
Oregon City, Oregon 97045 
503-496-1 SOS Direct phone 
503-657-0891 City phone 
503-657-7026 fax 

Website: www.orcity.org I Recorder Page I Facebook! I Iwill..e.r 
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the 
State Retention Schedule and may be made available to the pub/fc. 

From: James Nicita [mailto:james.nicita@gmail.com] 
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Sent: Monday, November 23, 2015 1:21 PM 

To: Tony Konkol <tkonkol@ci.oregon-city.or.us>; Kattie Riggs <kriggs@ci.oregon-city.or.us> 

Subject: Planning File PC 15-229 

Greetings: 

I write to request that the attached minutes be entered into the record for the above
referenced hearing this evening on readoption of the Beavercreek Road concept plan. 

Thank you, 

James Nicita 
Oregon City 



1000 FRIENDS OF OREGON v. CITY OF NORTH PLAINS, LUBA No. 93-154 (Or. LUBA 6123/1994) (Or. LUBA, 1994) 

Pagel 

1000 FRIENDS OF OREGON, Petitioner, 
v. 
CITY OF NORTH PLAINS, Respondent. 
DEPARTMENT OF LAND CONSERVATION 
AND DEVELOPMENT, Petitioner, 
v. 
CITY OF NORTH PLAINS, Respondent. 
OREGON DEPARTMENT OF 
TRANSPORTATION, Petitioner, 
v. 
CITY OF NORTH PLAINS, Respondent. 
LUBA No. 93-154. 
LUBA No. 93-159. 
LUBA No. 93-160. 
Oregon Land Use Board of Appeals. 
June 23, i994. 

Header ends here. 
North Plains. 

Appeal from City of 

Mary Kyle Mccurdy, Portland, filed a 
petition for review and argued on behalf of 
petitioner 1000 Friends of Oregon. 

Celeste J. Doyle, Assistant Attorney 
General, Salem, filed a petition for review and 
argued on behalf of 
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petitioner Department of Land Conservation 
and Development (DLCD). With her on the 
brief was Theodore R. Kulongoski, Attorney 
General; Thomas A. Balmer, Deputy Attorney 
General; and Virginia L. Linder, Solicitor 
General. 

Lucinda Moyano, Assistant Attorney 
General, Salem, filed a petition for review and 
argued on behalf of petitioner Oregon 
Department of Transportation (ODOT). With 
her on the brief was Theodore R. Kulongoski, 
Attorney General; Thomas A. Balmer, Deputy 
Attorney General; and Virginia L. Linder, 
Solicitor General. 
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James M. Coleman, Portland, filed the 
response brief and argued on behalf of 
respondent. With him on the brief was 
0' Donnell, Ramis, Crew & Corrigan. 

KELLINGTON, Chief Referee; 
HOLSTUN, Referee; SHERTON, Referee, 
participated in the decision. 

REMANDED. 

You are entitled to judicial review of this 
Order. Judicial review is governed by the 
provisions of ORS 197.850. 

FINAL OPINION AND ORDER 
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Opinion by Kellington. 

NATURE OF THE DECISION 

Petitioners appeal a city ordinance 
approving a comprehensive plan text 
amendment reVIsmg plan urbanization 
policies, approving a plan map amendment 
expanding the city's urban growth boundary 
(UGB) to add 306 acres, and amending the 
city's Urban Planning Area Agreement with 
Washington County. 

FACTS 

The petition for review of 1000 Friends of 
Oregon sets out the relevant facts as follows: 

"This is a proposal to almost double the 
size of the North Plains [UGB], by adding 306 
acres to its existing 418 acres. The 306 acres 
consists of farmland located west of the 
existing UGB. Currently, this land is 
designated Rural Resource Land in the 
Washington County Plan and is zoned for 
exclusive farm use (EFU). It consists 
primarily of Class I and II soils, is irrigated, 
and is presently in agricultural production. 
Crops grown on the land include wheat, corn, 
hay, clover, beans and vetch. There is one 
farm-related dwelling. 
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"The [challenged] decision does not 
change the existing county plan and zone 
designations on the property; rather, re
designation will be made as the city annexes 
the land. 

"The subject property is generally 
surrounded by other EFU lands. The land is 
bordered on the south by State Highway 26, 
and on a portion of its eastern border by the 
existing North Plains UGB. 

"The city's * * * comprehensive land use 
plan * * * was updated through the periodic 
review process in 1988. It anticipated a year 
1990 population of 1,110 and a year 2000 
population of 1,720, using 
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an annual growth rate of 4.5%. In fact, in 
1990, the population of North Plains had 
reached only 972. 

"The city's plan finds that the current 
UGB can accommodate a population of 4197, 
meaning the city has sufficient residential 
capacity until the year 2025. The plan also 
finds that there is enough land zoned 
commercial, and unconstrained by flood 
plain, to accommodate the 20 year planning 
period. 

"In the periodic review process, the city 
also concluded that it lacked sufficient 
industrial land for the planning period; it 
could expect a shortfall of about 9.5 acres. 
Therefore, as part of periodic review, the city 
expanded its UGB to add 70 acres east of the 
city for industrial use. However, as the plan 
states, '[ d]ue to an inadequate [water] storage 
and distribution system, industrial 
development will be somewhat restricted 
within the city limits.' This 70 acre parcel 
does not now have water or sewer services. 
The parcel has not yet been annexed to the 
city. 
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"Currently, not including this proposed 
UGB expansion, North Plains has more 
undeveloped land inside its UGB, in all use 
categories, than developed land. 

"North Plains is not within the 
[Metropolitan Service District] regional urban 
growth boundary, but rather has its own 
UGB. 

"The North Plains Planning Commission 
and City Council held hearings on this 
proposal, and adopted [the challenged 
decision] on September 7, 1993. * * *" 
(Record citations omitted.) 

Petition for Review (1000 Friends) 3-5. 

PRELIMINARY ISSUE 

Petitioners contend, among other things, 
that the challenged decision is subject to 
reversal or remand because it is not 
supported by substantial evidence in the 
whole record. The city argues the proposal is 
a legislative 

Pages 

planning action and, therefore, need not be 
supported by substantial evidence. We resolve 
this scope of review issue before addressing 
the merits of petitioners' claims. 

ORS 197.835(7) makes no distinction 
between legislative and quasi-judicial land 
use decisions.' However, the Oregon Court of 
Appeals has held that the predecessor to 0 RS 
197.835(7), written in substantially identical 
terms, does not, in itself, impose a 
substantive requirement that legislative 
decisions be supported by substantial 
evidence. Lima v. Jackson Countv. 56 Or App 
619, 625, 643 P2d 355 (1982). Specifically, in 
Lima, the court determined that in the 
absence of an independent requirement that a 
legislative decision be supported by 
substantial evidence in the record, legislative 
planning and zoning decisions affecting 
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numerous individual parcels are not subject 
to review for substantial evidence. 

However, Lima says nothing about the 
independent requirement of Statewide 
Planning Goal 2 (Land Use Planning)' that 
planning actions have an adequate factual 
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base.3 The Goal 2 requirement for an 
adequate factual base applies regardless of 
the legislative or quasi-judicial nature of the 
challenged decision. Oregon Electric Sign 
Association v. Beaverton, 7 Or LUBA 68 
(1982), rev'd on other grounds 66 Or App 
436, rev den 296 Or 829 (1984). In addition, 
in League of Women Voters v. Klamath 
County, 16 Or LUBA 909, 914 (1988), this 
Board determined the Goal 2 requirement for 
an adequate factual base requires a legislative 
land use decision to be supported by 
substantial evidence: 

"We do not agree with respondent's claim 
that there is no requirement that the 
[challenged legislative plan amendment 
decision] be supported by substantial 
evidence. [G]oal 2 • • • requires that there be 
an ·adequate factual base' for any land use 
decision. Arguably, this adequate factual base 
may be different than substantial evidence. 
However, the parties do not argue that there 
is any such difference, and we do not see 
much point in making any such distinction. 
We conclude for the purposes of this review 
proceeding, that our responsibility is to 
review the decision for substantial evidence." 

Here, as in League of Women Voters v. 
Klamath County. m, the city does not 
explain the difference between a 
determination that the challenged decision is 
supported by an adequate factual base or that 
it is supported by substantial evidence in the 
whole record. Further, we find no principled 
basis upon which to distinguish these two 
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concepts. Substantial evidence is evidence a 
reasonable decision maker would rely upon to 
support a conclusion. Younger v. City of 
Portland, 305 Or 346, 752 P2d 262 (1988). 
We see no reason to conclude that the Goal 2 
requirement for an adequate factual base 
requires any less. We conclude the legislative 
or quasi-judicial nature of the challenged 
decision has no particular bearing on our 
review of the evidentiary support for the 
challenged decision,4 

FIRST ASSIGNMENT OF ERROR (1000 
FRIENDS) 

"The city misconstrued the applicable 
law, failed to make adequate findings, and 
made a decision not supported by substantial 
evidence in determining that the expansion of 
the urban growth boundary satisfies factors 1 
and 2 of Goal 14 [Urbanization]." 

SECOND ASSIGNMENT OF ERROR 
(1000 FRIENDS) 

"The city misconstrued the applicable 
law, failed to make adequate findings, and 
made a decision not supported by substantial 
evidence in the whole record in determining 
that the expansion of the urban growth 
boundary satisfies factors 3-7 of Goal 14." 

FOURTH ASSIGNMENT OF ERROR 
(ODOT) 

"The city failed to comply with the 
requirements of Goal 14 as it relates to 
transportation impacts. 11 

Pages 

SEVENTH ASSIGNMENT OF ERROR 
(DLCD) 

"The city misconstrued the applicable law 
and failed to comply with the requirements 
and criteria of Goal 14 in expanding its urban 
growth boundary by 306 acres." 
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Petitioners contend the proposal to 
expand the city's UGB violates Goal 14 
(Urbanization). To establish or change a 
UGB, Goal 14 requires consideration of seven 
factors.' The first two of those factors are 
called "need" factors. The remaining five 
factors are called "locational" factors. We 
address the "need" and "locational" factors 
separately below. 

A. Goal 14, Factors 1 and 2 (Need 
Factors) 

The Goal 14 need factors require the city 
to base a UGB 
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amendment upon consideration of the 
following: 

"(1) Demonstrated need to accommodate 
long-range urban population growth 
requirements consistent with [Land 
Conservation and Development (LCDC)] 
goals[.] 

"(2) Need for housing, employment 
opportunities, and livability[.]" 

The challenged decision determines that 
under the Goal 14 need factors, the proposed 
UGB amendment is required to enable the 
city to provide housing and employment 
opportunities for anticipated growth, to 
improve the livability of the community and 
to increase the city's tax base. Specifically, the 
challenged decision determines: 

"[T]he proposed UGB expansion is 
necessary in order to improve the availability 
of housing and employment opportunities 
and improve the overall livability in North 
Plains. The reason is simple: the existing 
supply of land within the [North Plains] UGB 
is not sufficient, nor configured in large 
enough parcels, nor located to attract the new 
business and industry required to improve 
livability in North Plains." Record 32. 

The determinations concerning 
anticipated growth relied on in the challenged 
decision are based on (1) projections of 
enhanced city growth assuming the proposed 
enlarged UGB will attract commerce and 
industry to the city, and (2) undisputed 
population growth projections for the 
Metropolitan Service District (Metro) UGB. 
Although the city is not located within the 
Metro UGB, the decision nevertheless relies 
upon the city's close proximity to the Metro 
UGB to justify the conclusion in the 
challenged 
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decision that some of the anticipated Metro 
UGB growth can be captured by the city.6 

Petitioners argue it is improper for the 
city to plan to capture growth otherwise 
planned to occur within the Metro UGB. 
Petitioners contend the city must establish it 
has a specific need for the proposed 
additional urbanizable land, at the proposed 
expansion site. Petitioners argue it is 
improper for the city to justify the proposed 
UGB amendment based on the theory that if 
the city has large blocks of undeveloped land, 
industry and people will move to the city. 

The challenged decision determines: 

"Opponents have said that the expansion 
creates the demand for more urban land, that 
without the expansion, there would be no 
need for more urban land. Opponents have 
said the City's experts say there is enough 
land already to serve the North Plains future 
needs. 

"The [City] Council finds these 
arguments miss the point: the demand exists, 
without UGB expansion the City's status quo 
will be maintained and the status quo is not 
acceptable. Because of its prime location on a 
high capacity transportation corridor and just 
outside the Metro UGB, North Plains is going 
to grow along with the Metro region if urban 
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land is available in the City UGB, but how the 
City grows up is up to the City. The City has 
the same obligation to plan for the future as 
Metro. The people of North Plains have 
problems. Solutions to those problems take 
public money. One piece of the solution is 
through a 
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growth strategy that includes an expanded 
urban area with more and larger commercial 
and industrial sites to provide employment 
and services. The changes also include more 
residential property for more diverse housing 
opportunities. This addition to the City's land 
base will lead to a higher per capita tax base 
resulting from the larger urban land base. 
After the change, North Plains will be in a 
better position to compete with other 
communities in the Portland Metropolitan 
area for its fair share of economic 
opportunities that can translate into jobs, 
expanded commercial and retail services and 
a wider mix of housing; leading to enhanced 
livability." (Emphasis in original.) Record 31. 

The city further explains in its brief: 

"[T]he record shows a need for more 
urbanizable land in order to provide housing 
and employment opportunities necessary to 
enhance the City's livability.*•* 

"* • • The city's property values are low. 
More important from a planning standpoint, 
they are stagnant even with the City's high 
growth.*** 

"The implications of this for the City's 
finances are clear. Depressed property values 
give the city a lower tax capacity than other 
governments in the region. This puts the City 
on a vicious cycle; having to overcome greater 
social problems with fewer resources. * * *" 
Respondent's Brief 35-36. 

Reduced to its essentials, the parties' 
dispute under these assignments of error 
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centers on two things. First, the dispute 
concerns whether the city may attempt to 
enhance its livability by expanding its UGB to 
create large blocks of land to attract 
commerce and industry to the city. Second, 
the dispute concerns whether the city may 
justify expanding its UGB by relying on 
growth planned to occur 
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within the Metro UGB.7 

Clearly, as a general proposition, a need 
to improve the livability of the city may 
provide a reason for adding land to the city's 
UGB. 1000 Friends of Oregon v. Metro 
Service Dist., 18 Or LUBA 311 (1989). 
Further, increased city population projections 
are not the only basis upon which the city 
may expand its UGB. Rather, we have stated: 

"We find nothing in Goal 14 to suggest 
that enlargement of the acknowledged UGB 
necessarily must be preceded by an increase 
in projected population. We are cited to no 
authority holding otherwise. We believe that 
[a need consistent with Goal 14 factors 1 and 
2] could be demonstrated by (1) increasing 
population projections; (2) amending the 
economic, employment and other 
assumptions [the local government] applied 
to those population figures in originally 
justifying the UGB, or (3) doing both." 
(Footnote and citation omitted.) BenjFran 
Development v. Metro Service Dist., 17 Or 
LUBA 30, 41-42, llfN 95 Or App 22 (1988). 

Here, the city undertook the third 
alternative identified by the above quoted 
portion of our decision in BenjFran to 
establish a need to enlarge the city's UGB. 

The proper application of the livability 
element of the Goal 14 need analysis: 

"* * * requires, in addition to 
identification of 
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a significant livability problem, an evaluation 
of probable positive and negative livability 
impacts that may occur if the UGB is 
amended to solve the identified livability 
problem. Once the probable positive and 
negative livability impacts are identified [the 
local government] would be in a position to 
explain why the probable livability benefits of 
the UGB amendment outweigh any negative 
impacts on livability that could be expected if 
the amendment were approved." (Footnote 
omitted.) 1000 Friends of Oregon v. Metro 
Service Dist., 18 Or LUBA 311, 320 (1989). 

The city identifies a number of socio
economic problems it hopes will be solved by 
the proposed UGB amendment. These 
problems include high unemployment of, and 
low job market participation by, city 
residents. The city essentially determines it 
must increase employment opportunities and 
its tax base to improve the quality of life 
enjoyed by city residents and its ability to 
deliver city services to residents.' The 
challenged decision reflects the city 
considered both the benefits of the proposed 
UGB expansion and the negative impacts 
associated with the proposal. Negative 
impacts are identified in the city decision as 
loss of resource land and "loss of small town 
feeling." Record 39-40. After balancing the 
benefits and burdens of the proposal, the 
challenged decision concludes that converting 
the subject rural land to 

Page 14 

urbanizable land outweighs the identified 
negative impacts associated with the 
proposal. 

While the challenged decision follows the 
analytical mechanics required under 1000 

Friends of Oregon v. Metro. Service Dist., 
supra, the factual base for the challenged 
decision is inadequate to support the city's 
analysis. The city decision relies in large part 
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upon a study assuming a particular 
combination of land uses within the proposed 
UGB expansion area - housing (52 acres), 
commercial uses (150 acres) and industrial 
uses (104 acres).• Record 54. The city decision 
justifies the proposed UGB expansion based 
on the subject land becoming available for 
commercial and industrial development and, 
to a lesser extent, residential development. 
However, the challenged decision does 
nothing to ensure the planning designations 
and zoning districts applied to the land within 
the proposed UGB expansion area will 
accommodate those uses.10 Instead, the 
challenged decision simply includes the 
following "condition": 

"***The land use for the UGB area shall 
bea 
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mixed use designed to implement the 
employment center concept. Land use shall 
be allocated for multi-family residential, 
industrial, and all types of commercial uses. 
The zoning for the area shall be fixed at 
annexation. * * *" Record 103. 

This condition is inadequate. As stated 
above, the city's livability analysis is 
dependent upon a particular mix of uses. If it 
is contemplated that the proposed UGB 
expansion will provide large blocks of land for 
new commercial and industrial uses 
(employment center model), then the 
decision must limit the subject land to those 
uses.n If, on the other hand, the idea is to 
provide land for new housing developments 
and commercial uses (other than proposed 
under the employment center model), then 
the decision must limit the subject land to 
those uses. However, it is not possible for the 
city to justify a need to nearly double its UGB 
to solve a particular set of livability problems, 
when the decision provides no basis to 
conclude the UGB expansion area will 
actually be used to address those livability 
problems." See Johnson v. 
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Tillamook County. m. 

On a related issue, as indicated above, the 
challenged decision states the proposed UGB 
expansion is needed, in part, to provide more 
housing for city residents. However, there is 
no dispute there is currently a surplus of 
residentially zoned land within the city. The 
challenged decision fails to explain why the 
existing residentially zoned land located 
within the city's existing UGB cannot satisfy 
the need for housing that the challenged 
decision identifies. 

Further, the challenged decision's Goal 14 
need analysis is flawed because it relies, in 
large part, upon growth otherwise planned to 
occur within the Metro UGB, of which the city 
is not a part. It is impermissible for one local 
government, such as the city, unilaterally to 
decide to capture growth otherwise planned 
to occur within another planning jurisdiction. 
If the city v.,ishes to plan to capture grov.,th 
currently anticipated to occur within the 
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Metro UGB, it must specifically coordinate 
that desire with the affected units of 
government within the Metro UGB. See City 
of Portland v. City of Beaverton, __ Or 
LUBA_ (LUBA No. 92-225, May 6, 1994); 
City of Portland v. Washington County. __ 
Or LUBA __ (LUBA No. 93-195, May 6, 
1994); Washington County v. City of Portland, 
_ Or LUBA __ (LUBA No. 93-142, 
May 6, 1994). Such coordination is 
particularly important within the Metro UGB, 
as the Metro UGB is based on a complex 
comprehensive planning scheme for three 
counties, as well as various cities and special 
districts, based upon a set of assumptions 
which may or may not include planned 
growth being captured by local governments 
located outside of the Metro UGB.'3 Because 
the city's proposed UGB amendment 
erroneously relies upon capturing growth 
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otherwise planned for the Metro UGB, the 
city's decision must he remanded to allow the 
city either to coordinate its expanded UGB 
plan with Metro and other affected units of 
government or to attempt to justify the 
enlargement of its UGB without relying upon 
growth anticipated to occur within the Metro 
UGB. 

We conclude the city's Goal 14 need 
analysis is 
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inadequate.14 

This subassignment of error is sustained. 

B. Goal 14, Factors 3-7 (Locational 
Factors) 

1. Preliminary Issue - Effect of U rhan 
Planning Area Agreement (UP AA) 

The challenged decision determines the 
proposed UGB amendment is consistent with 
UGB expansion criteria contained in the 
acknowledged UP AA between the city and 
Washington County. Record 30-31. The 
property to be added to the UGB under the 
challenged decision is identified as an "area of 
interest" under the UPAA,>s Respondent's 
brief assigns special significance to the fact 
that the subject property is included within an 
area of interest under the UPAA. We resolve 
what bearing, if any, the subject property's 
designation as an "area of interest 11 under the 
UP AA has on the application of the Goal 14 
locational factors to the proposed UGB 
amendment. 

Section III of the UP AA agreement 
includes policies and definitions governing 
city UGB amendments as follows: 

"Special Policies 
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"A. Definitions 
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"i. Urban Growth Boundarv means the 
area within which urban development will 
occur as represented in the City of North 
Plains' Comprehensive Plan. The CITY is 
responsible for comprehensive planning 
within the Urban Growth Boundary. 

"2. Area of Interest means the area 
adjacent to but outside of the existing Urban 
Growth Boundary which is not currently 
identified as needed for urban development 
by the CITY but is the most logical area for 
urban expansion should a future need be 
demonstrated. The COUN'IY is responsible 
for comprehensive planning and development 
actions within the area of interest until such 
time as the CI'IY Urban Growth Boundary is 
expanded and the area annexed to the CITY. 

"3. Urban Planning Area means the 
combined area of the Urban Growth 
Boundary and the Area of Interest. The CI'IY 
and the COUN'IY shall notify one another of 
proposed comprehensive planning and 
development actions within the Urban 
Planning Area according to the provisions of 
this Agreement. 

"B. Approval of any annexations outside 
the CI'IY's Urban Growth Boundary must be 
preceded by or in conjunction with a 
comprehensive plan amendment to the 
CI'IY's Urban Growth Boundary. Such 
amendments shall be subject to the major 
amendment proVIs10ns of the CI'IY 
Comprehensive Plan and shall adequately 
address all applicable LCDC Statewide 
Planning Goals. 

"C. Amendments to the CI'IY Urban 
Growth Boundary within the identified Area 
of Interest shall not require an amendment to 
Exhibit 'A' of this Agreement. Amendments 
to the Urban 
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to Exhibit 'A' as outlined in Section IV of this 
Agreement." (Emphases supplied.) 

In its brief, the city contends the 
acknowledged UP AA creates a presumption 
that once a need is shown to exist for a UGB 
amendment, areas within an "area of interest" 
are proper locations for that UGB 
amendment. As we understand it, the city 
contends this alleged presumption means the 
Goal 14 locational factors are applied only to 
determine whether the Goal 14 factors 
undermine this presumption created by the 
UPAA. 

In League of Women Voters v. Metro 
Service Dist., 17 Or LUBA 949, 965-68, affd 
99 Or App 333 (1989), rev den 310 Or 70 
(1990) (League), we determined that where a 
local government has an acknowledged 
process intended to implement the 
requirements of Goal 14 for certain UGB 
amendments, it is appropriate for the local 
government to apply that process in 
determining whether the UGB amendment 
complies with Goal 14, rather than to apply 
the Goal 14 factors directly to the proposal. 
Specifically, we stated: 

"LCDC acknowledged the local 
adjustment ordinance as the chosen 
mechanism to carry out the goals for small 
locational adjustments of the Metro UGB. The 
ordinance does not apply factors 1 and 2 of 
Goal 14, does not require an exception 
pursuant to Goal 2, Part II and ORS 197.732 
and does not apply the exact text of factors 3-
7 of Goal 14. However, LCDC specifically 
concluded in the findings supporting its * * * 
order acknowledging the locational 
adjustment ordinance that '[t]he 
Metropolitan Service District complies with 
Goal 
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14, Factors 1-7, * * *and Goal 2: Part II(C).' * 
Growth Boundary outside of the identified • * 
Area of Interest shall require an amendment 

-8-
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"The time for appealing LCDC' s 
determination of the goal compliance of the 
locational adjustment ordinance has passed. 
ORS 197.650, ORS 183.482. If 
acknowledgment is to have any function it 
must mean that application of unamended 
and acknowledged plan or land use regulation 
criteria continues to ·comply with the goals' 
until periodic review or some other event 
changes the acknowledged provisions. * * *" 
League, supra, 17 Or LUBA at 967-68. 

We believe ~ is distinguishable 
from this case. In League, it was clear the 
Metro UGB adjustment process was 
acknowledged as the methodology for 
establishing the Goal 14 compliance of certain 
kinds of UGB amendments. Further, the UGB 
amendment provisions at issue in Learue 
made it clear they were intended to replace 
direct application of Goal 14 to certain Metro 
UGB amendments. In contrast, we are aware 
of nothing in the UP AA, or in any other 
document, establishing that the designation 
of a particular area as an "area of interest" is 
intended to replace the direct application of 
Goal 14 to a proposed UGB amendment, or to 
create any sort of presumption, as the city 
alleges in its brief. As far as we can tell, the 
UP AA does not clearly establish any 
standards other than Goal 14 to govern the 
addition of land, within an "area of interest, 
to the city's UGB." 

In addition, the challenged decision 
directly applies the Goal 14 locational factors 
to the proposed UGB amendment. The 
challenged decision gives no indication the 
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city interprets the UP AA to replace the direct 
application of any of the Goal 14 factors to the 
proposed UGB amendment, or to create a 
particular presumption concerning how those 
factors are to be applied.'6 Rather, the 
challenged decision specifically discusses the 
UP AA area of interest designation and 
directly applies the Goal 14 locational factors. 
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This strongly suggests the city determined in 
the challenged decision that the UPAA area of 
interest designation creates neither a 
presumption concerning the manner in which 
the Goal 14 locational factors are to be 
applied, nor replaces the direct application of 
the Goal 14 locational factors to the proposed 
UGB amendment. 

Even if the challenged decision does 
support the arguments advanced by the city 
in its brief, the argument that designation of 
land under the UP AA as an area of interest 
means the land is presumptively appropriate 
for a proposed UGB amendment under the 
Goal 14 locational factors, is unpersuasive. 
The city simply provides no legal basis for 
determining such a presumption is created by 
the UPAA "area of interest" designation, and 
we do not see any basis 
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in the UP AA for such a conclusion. 

Therefore, as relevant here, we determine 
no particular significance is attached to land 
being designated an "area of interest" under 
theUPAA. 

2. Factor 3 

Petitioners contend the challenged 
decision erroneously applies Goal 14, factor 3, 
requiring orderly and economic provision for 
public facilities and services, because the 
nature and intensity of the uses ultimately to 
be made of the subject land are uncertain. 
Specifically, petitioners contend the city 
cannot claim it is currently able, or in the 
future will become able, to provide public 
facilities and services to the UGB expansion 
area in an orderly and economic fashion. 
Petitioners contend this is so because the 
challenged decision provides no limitation on 
the planning designations and zoning 
districts that can ultimately be applied to the 
subject property. Petitioners contend the 
city's ability to provide public facilities and 
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services depends upon it specifying the type 
and intensity of uses which may occur within 
the UGB expansion area. We agree with 
petitioners. Johnson v. Tillamook County, 
supra. 

Petitioners also suggest the city is 
required to establish it currently has adequate 
capacity to serve uses to be made of the 
proposed UGB expansion area in the future. 
We are aware of no such requirement. Rather, 
we stated in City of La Grande v. Union 
County, supra, 25 Or LUBA at 60, 
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that to justify a UGB amendment under Goal 
14, factor 3, a local government must show its 
public facilities will have adequate capacity to 
serve the uses contemplated within a UGB 
expansion area over the local government's 
planning period. In addition, we stated a local 
government must establish that: 

"* * * providing water and sewerage 
service to the subject property will not leave 
the Oocal government] unable to provide 
water and sewerage service to the land 
already included within the UGB." Id. 

Thus, the city need only establish an 
adequate factual basis to conclude that public 
facilities and services can reasonably be 
provided to the UGB expansion area over the 
planning period, without leaving the area 
already included within the UGB with 
inadequate facilities and services. 

The challenged decision includes findings 
that existing public facilities are adequate to 
"reasonably accommodate future 
development of the site." Record 43. 
Conversely, other findings state the existing 
capacity of public facilities and services will 
likely require enhancement to enable 
adequate service to accommodate 
development of the UGB expansion area. This 
apparent inconsistency between the findings 
may be attributable to the lack of specificity in 
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the challenged decision (discussed above) 
concerning the type and intensity of 
development proposed for the subject UGB 
expansion area. On remand, consistent with 
our discussion above, the city must identify 
and limit the type 
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and intensity of development allowable 
within the proposed UGB amendment area. 
Once the city takes that step, then it may be iu 
a position to determine whether public 
facilities and services can be provided to serve 
those uses in an orderly and economic 
fashion, while maintaining adequate public 
facilities and services for the land already 
included within the existing UGB. 

This subassignment of error is sustained. 

Goal 14, factor 4 requires the city to 
establish the proposed UGB amendment 
maximizes the efficiency of land uses within, 
and on the fringe of, the existing urban area. 
We have previously determined this requires 
"the encouragement of development within 
urban areas before the conversion of 
urbanizable areas." Turner v. Washington 
County, 8 Or LUBA 234, 258 (1982). 

The city concedes that 44% of its 
"developable property is currently available 
for development."17 Further, an area recently 
added to the city's UGB (referred to by the 
parties as the eastside UGB), is not now 
currently developed or served with public 
facilities. As we explain above, the proposal 
does not specify the type or intensity of uses 
to be made of the subject land. Under these 
circumstances, we 
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do not understand how the city can establish 
the proposed UGB amendment encourages 
development in urban areas of the city and 
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will not result in the premature conversion of 
urbanizable areas to urban uses that Goal 14, 
factor 4 seeks to avoid. 

This subassignment of error is sustained. 

This subassignment of error is sustained. 

4. Factor 5 

Petitioners contend the challenged 
decision fails to include an adequate analysis 
of the proposal's environmental, social, 
energy, and economic (ESEE) consequences 
under Goal 14, factor 5. Petitioners contend 
the city's ESEE analysis is inadequate because 
the challenged decision does not limit the 
type of uses or identify the nature or intensity 
of the uses to be made of the subject land. We 
agree. Halvorson v. Lincoln Countv. 14 Or 
LUBA 730, 738, affd 82 Or App 302 (1986). 

This subassignment of error is sustained. 

5. Factor6 

Goal 14, factor 6 requires a determination 
that the proposal provides for retention of 
high priority agricultural land. There is no 
dispute the subject land consists of 20% U.S. 
Soil Conservation Survey Class I soils and 
70% Class II soils, and that class I and II soils 
are the highest priority agricultural land. 

The findings do not address whether 
there may be other 
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less valuable agricultural land available 
elsewhere to accommodate the proposed UGB 
amendment. Instead, the findings simply 
determine UGB expansion must occur within 
the UPAA area of interest. However, we state 
above the fact that the subject land is 
included within the UP AA area of interest 
does not replace the necessity of the city 
determining the proposal is consistent with 
the Goal 14 factors. Simply put, the UP AA 

-11-

area of interest designation covering the 
subject land is not the equivalent of a 
determination that the proposal retains high 
priority agricultural land as required by Goal 
14, factor 6. 

We conclude the challenged decision fails 
to determine that other sites with less impact 
on high priority resource land are unavailable 
or unsuited to satisfy a particular need which 
justifies the proposed UGB amendment. 

This subassignment of error is sustained. 

6. Factor? 

This factor requires a determination 
concerning the proposed UGB expansion's 
compatibility with nearby farming activities. 
We agree with petitioners that a 
determination cannot be made under this 
factor regarding compatibility between the 
proposed UGB expansion and nearby farming 
activities until the city identifies and limits 
the type and intensity of uses allowed in the 
UGB expansion area. 

This subassignment of error is sustained. 

These assignments of error are sustained. 
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FIRST ASSIGNMENT OF ERROR 
(DLCD) 

"The City did not comply with the 
requirements of Goal 2 in that it • * * 
misconstrued the Goal 2 exceptions criteria." 

THIRD ASSIGNMENT OF ERROR (1000 
FRIENDS) 

"The city misconstrued the applicable 
law, failed to make adequate findings, and 
made a decision not supported by the whole 
record in determining that the UGB 
amendment satisfied the requirements of 
Goal 2, Part II(c), ORS 197.732(1), and OAR 
660-04-010(1)(c)(B)." 
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Goal 14 includes a requirement that to 
approve an amendment to an acknowledged 
UGB, a local government must follow the 
procedures and requirements for a statewide 
planning goal exception. Those procedures 
and requirements are set out at ORS 197.732, 
Goal 2, Part II, and OAR 660-04-000 through 
660-04-035. Among the requirements for a 
statewide planning goal exception of the type 
adopted here, is the requirement that the 
county determine that "[a]reas within the 
ex1stmg UGB cannot reasonably 
accommodate the use[.]" OAR 660-04-
010(1)(c)(B)(ii); ORS 197.732(1)(c)(B); Goal 
2, Part II(c)(2). 

We pointed out in BenjFran 
Development v. Metro Service Dist., supra, 17 
Or LUBA at 48, that consideration of 
alternative sites is largely "meaningless unless 
a need has already been shown under [Goal 
14, factors 1 and 2]." We determine above the 
city's demonstration of need under Goal 14, 
factors 1 and 2 is erroneous. Nevertheless, we 
address some of petitioners' remaining 
arguments as we 
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believe it will assist the parties on remand to 
do so. 

The challenged decision reflects a city 
determination it was not required to address 
alternative sites for the proposed UGB 
expansion because the subject land is 
designated an "area of interest" under the 
UP AA However, as we state above with 
regard to Goal 14 requirements, the fact that 
the subject land is designated as an area of 
interest does not relieve the city of its 
obligation under the statutory, goal and 
administrative rule requirements for 
exceptions to examine alternative sites for the 
proposed UGB amendment. 

In BenjFran Development v. Metro 
Service Dist., supra, we concluded a local 
government should consider the potential of 

using lands already located within its UGB to 
satisfy an identified need for urbanizable 
land. Further, in BenjFran Development, we 
accepted an argument that a decision 
approving an expansion of a UGB to include 
more land for a large proposed industrial use 
must address the potential of consolidating 
existing industrially planned parcels within 
the UGB, even though such parcels by 
themselves might be smaller than needed for 
the particular proposed industrial use.>• In 
addition, we concluded that under the 
circumstances presented in BeniFran 
Development, the local government was 
required to consider the 

Page 30 

possibility of redesignating lands already 
within the UGB, but planned for other than 
industrial uses. 

On remand, the city should conduct an 
alternatives analysis consistent with the 
direction provided in BenjFran Development 
and this opinion. 

These assignments of error are sustained. 
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FIRST ASSIGNMENT OF ERROR 
(DLCD) 

"The city did not comply with the 
requirements of Goal 2 in that it (A) failed to 
carry out its land use planning obligation, (BJ 
failed to coordinated [sic] its actions with 
other affected governmental units * * *." 

Goal 2 requires that a county's 
comprehensive plan "and related 
implementing measures shall be coordinated 
with the plans of affected governmental 
units." (Emphasis added.) In Rajneesh v. 
Wasco County, 13 Or LUBA 202, 209-11 
(1985), we explained that under Goal 2 and 
the statutory definition of "coordinated," the 
obligation to coordinate involves essentially 
two steps: 
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"i. The makers of the [comprehensive] 
plan [must engage] in an exchange of 
information between the planning 
jurisdiction and affected governmental units, 
or at least invite such an exchange. 

"2. The jurisdiction [must use] the 
information to balance the needs of all 
governmental units as well as the needs of 
citizens in the plan formulation or revision." 

Coordination is achieved by balancing the 
needs of all affected governmental units and 
selecting a particular course of action from 
among the competing proposed courses 
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of action, Clearly, the city may not, consistent 
with Goal 2, unilaterally take action to amend 
its acknowledged comprehensive plan to 
adopt a provision that is inconsistent with the 
provisions of the acknowledged 
comprehensive plan of an affected 
jurisdiction. City of Portland v. Washington 
County. fill!l!J!· Thus, to maintain such 
consistency, affected local governments must 
be notified of the details of a proposed plan 
amendment so that they may provide 
comments concerning it. See Davenport v. 
City of Tigard, 23 Or LUBA 565 (1992). 

Under these assignments of error, 
petitioners argue the city failed to coordinate 
the proposed UGB amendment with the 
Oregon Department of Environmental 
Quality (DEQ), Tri-Met, Unified Sewerage 
Agency (USA) and three school districts 
affected by the challenged decision." 

The city contends its coordination 
obligations were satisfied when it provided 
notice of the proposed UGB amendment to 
DLCD pursuant to ORS 197.610(1), Further, it 
contends it did coordinate with USA, by 
sending letters to it concerning the proposal. 
In addition, the city argues it was not 
required to specifically coordinate with DEQ, 
alleging DEQ • s interests were effectively 

represented by petitioner 1000 Friends of 
Oregon during the local proceedings. The city 
also contends it is not required to 
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coordinate the challenged decision with Tri
Met because the city is not within Tri-Met's 
jurisdictional boundaries. Finally, the city 
maintains it is premature to coordinate the 
challenged decision with the school districts, 
because coordination with the school districts 
will occur when the subject land is annexed to 
the city. According to the city, the school 
districts are only affected when the land is 
annexed. 

Providing notice to DLCD under ORS 
197.610(1) is inadequate to satisfy a local 
government's coordination obligations. See 
Twin Rocks Water Dist. v. Rockaway Beach, 2 
Or LUBA 36, 45-46 (1980 ). Further, the city 
is required to coordinate with affected units 
of government regardless of the fact that 
some of the persons appearing during the 
local proceedings may have interests aligned 
with those of a unit of government. 

With regard to coordination with Tri
Met, the challenged decision states: 

"[A]uto use can be limited through 
effective transportation planning and 
coordination of public transportation 
facilities and services with Tri-Met." Record 
50. 

Clearly, the above quoted finding from 
the challenged decision contemplates Tri-Met 
will likely be affected by the challenged 
decision. Therefore, Tri-Met is an "affected 
unit of government" and the city is required 
to coordinate the proposal with Tri-Met. 
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The findings also explain the subject land 
is within the boundaries of three different 
school districts. The challenged UGB decision 
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articulates (1) a need for a UGB amendment, 
and (2) the means chosen to satisfy that need. 
By identifying a need to be satisfied by 
particular planning actions that will result in 
changes to the acknowledged plan 
designations and zoning districts applied to 
the subject land, the city necessarily affects 
the school districts' planning efforts for 
providing service to the subject land. 
Therefore, the school districts are affected 
units of government with which the proposed 
UGB amendment must be coordinated.'0 

Finally, regarding whether the city 
adequately coordinated the proposed UGB 
amendment with USA, the city did submit a 
request to USA for specific information 
regarding current sewer flow and capacity at 
the Hillsboro Sewerage Treatment Plant. 
However, as far as we can tell, the city never 
provided USA with notice clearly explaining 
the nature of the proposal and soliciting 
comments concerning the proposal, 
Therefore, the city failed to coordinate the 
proposed UGB amendment with USA. See 
Davenport v. City of Tigard, fil!PIJ!, 23 Or 
LUBAat576. 

This assignment of error is sustained. 
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FIRST ASSIGNMENT OF ERROR 
(ODOT) 

"The city failed to comply with the 
requirements of Goal 12 and OAR 660-12-
060(1) and (2)." 

SECOND ASSIGNMENT OF ERROR 
(ODOT) 

"The city failed to comply with Goal 12 
and the interpretative provisions of the 
Transportation Planning Rule (TPR) by not 
undertaking the necessary planning to make 
its transportation plan consistent with the 
county and state plans." 
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THIRD ASSIGNMENT OF ERROR 
(ODOT) 

"The city justified the expansion of the 
UGB on the existence of a transportation 
facility which is in violation of OAR 660-12-
060(4)." 

FOURTH ASSIGNMENT OF ERROR 
(1000 FRIENDS) 

"The city erred in finding that the 
amendment to its urban growth boundary 
was consistent with the identified function, 
capacity, and level of service of the 
surrounding transportation facilities, as 
required by OAR 660-12-060." 

SIXTH ASSIGNMENT OF ERROR 
(DLCD) 

"The city failed to comply with the 
requirements of Goal 12 and the Goal 12 
Implementing Rule." 

The subject land is adjacent to state 
Highway 26, Dersham Road and the Dersham 
Road interchange with Highway 26. These 
transportation facilities are considered "rural" 
facilities and are not planned to carry an 
urban level of traffic. Record 443-44, 543-44. 
We do not understand these facts to be in 
dispute in this appeal proceeding. 

Petitioners allege that changing the 
character of the subject land from rural to 
urban or urbanizable land is inconsistent with 
the functional capacity of these 
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transportation facilities. Petitioners argue the 
city must comply with TPR standards 
concerning these transportation facilities in 
adopting a decision to amend the UGB in the 
manner proposed. 

The parties' disagreement under these 
assignments of error primarily centers on 
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whether a decision to amend the UGB is the 
time at which the city must address TPR 
requirements concerning impacts on 
Highway 26, Dersham Road and the Dersham 
Road interchange and, if so, what must be 
done to establish compliance with such TPR 
requirements. We first address whether and 
to what extent the TPR applies to the 
proposal and second, whether the decision 
demonstrates compliance with applicable 
TPR requirements. 

A. Applicability of the TPR 

The TPR was adopted by LCDC in 1991. 
The TPR purpose statement, OAR 660-12-
000, explains the TPR serves the following 
purposes: 

1. To implement Statewide Planning Goal 
12 (Transportation). 

2, To explain how local and state 
transportation planners may demonstrate 
compliance with the statewide planning goals. 

3. To identify how transportation 
facilities may be provided on rural lands, 
consistent with the statewide planning goals. 

4. To set "requirements for coordination 
among affected levels of government for 
preparation, adoption, refinement, 
implementation and amendment of 
transportation system plans. n 
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5. To establish that transportation system 
plans adopted under the TPR "fulfill the 
requirements for public facilities planning 
required under ORS 197.712(2)(e), Goal 11 

and OAR Chapter 660, Division 11, as they 
relate to transportation facilities. 

Transportation planning under the TPR 
is divided into three parts: (1) preparation of 
transportation system plans, (2) 
transportation project development and, as 
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relevant here, (3) comprehensive plan and 
land use regulation amendments which 
"significantly affect a transportation facility." 
Specifically, OAR 660-12-060(1) requires: 

"Amendments to functional plans, 
acknowledged comprehensive plans, and land 
use regulations which significantly affect a 
transportation facility shall assure that 
allowed land uses are consistent with the 
identified function, capacity and level of 
service of the facility. * * * 

"* * * * *" 

OAR 660-12-060(2) provides: 

"A plan or land use regulation 
amendment significantly affects a 
transportation facility if it: 

"* * * * * 

"(c) allows types or levels of land uses 
which are inconsistent with the functional 
classification of a transportation facility[.] 

"* * * * *" 

As relevant here, under OAR 660-12-
060(1)(a), an amendment significantly 
affecting a transportation facility is 
permissible so long as the decision affecting 
such facility: 

"Limit[s] allowed land uses to be 
consistent with 
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the planned function, capacity and level of 
service of the transportation facility[.]" 

The city adopted alternative findings 
concerning the proposed UGB amendments' 
compliance with the TPR. The city first 
determined the proposal does not 
significantly affect a transportation facility. 
Second, the city determined that if the 
proposal does significantly affect a 
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transportation facility, the proposal satisfies 
the TPR. We address these issues separately 
below. 

B. Significant Effect on a Transportation 
Facility 

The challenged decision determines: 

"This plan amendment designates land in 
an area to be included within the North Plains 
UGB. The comprehensive plan amendment in 
and of itself will not significantly affect 
transportation facilities. Until annexation 
County resources designations will apply and 
the land remains urbanizable not urban land. 
At annexation, specific use types will be 
assigned to each parcel and the land is 
reclassified as urban. The UGB amendment is 
conditioned to ensure full compliance with 
the [TPR]. Moreover, the full impact of the 
plan amendment can only be measured 
through the build out period. This decision 
establishes the need for this urban land. The 
[TPR] must be applied in a manner which 
helps meet this need. * * *" Record 66. 

We believe this finding reflects a 
misapplication of the TPR requirement 
specified in OAR 660-12-060(1), quoted 
supra. The TPR clearly states that plan 
amendments which significantly affect a 
transportation facility must be consistent 
with TPR provisions. The challenged decision 
is a plan amendment. Although it may be that 
some aspects of 
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the TPR need not be addressed at this stage 
and are appropriately deferred to the time of 
annexation, the city does not explain why 
compliance with the TPR need not be 
addressed at all at the time the UGB is 
amended. 

To comply with the Goal 14 need and 
locational factors, a decision amending the 
UGB must include limitations on the plan 

designations and zoning districts to be 
applied to the subject property to ensure that 
the property satisfies the identified need. We 
determine above that the challenged decision 
fails to establish such limitations. Once those 
limitations have been adopted, the city must 
consider whether amending its UGB will 
significantly affect Highway 26, Dersham 
Road and the Dersham Road interchange 
and, if so, must comply with applicable 
requirements of the TPR. 
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This subassignment of error is sustained. 

C. Compliance with the TPR 

1. OAR 660-12-060(1)(a) 

Alternatively, the city determined the 
proposal significantly affects a transportation 
facility, but that application of the following 
limitations on development establishes 
compliance with OAR 660-12-060(1)(a): 

"i. Urban zoning/land use designations 
for the UGB area shall be fixed by plan 
amendment at the time of annexation to the 
City. Until that time, the affected area shall 
retain the existing County land use 
designations unless changed pursuant to 
county process. In approving an annexation, 
the City shall make findings which 
demonstrate that: 1) the proposed land uses 
are consistent with the 

Page 39 

state's [TPR] (OAR 660-12-060), and 2) that 
adequate public facilities are assured. If 
annexation of the UGB area occurs 
incrementally, the estimated cumulative 
impacts of likely uses in the entire UGB 
annexation shall be considered. The land use 
for the UGB area shall be a mixed use 
designed to implement the employment 
center concept. Land shall be allocated for 
multi-family residential, industrial, and all 
types of commercial uses. The zoning for the 
area shall be fixed at the time of annexation. 
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The allocation of mixed use urban 
designations to implement the employment 
center concept shall be consistent with the 
provisions of the [TPR] (OAR 660-12-060). 
The zoning actions may include conditions 
which are intended to mitigate the impacts of 
development allowed by the City zone and to 
ensure the provision of adequate public 
facilities and services. 

"2. No development of land may be 
allowed on land within the UGB amendment 
area until annexation occurs and specific 
development impacts are assessed and 
mitigated. Development review of this area 
shall address impacts to state and County 
transportation facilities. 

"3. No development of land may be 
allowed on land within the UGB amendment 
area unless a finding is made that allowed 
land uses are consistent with the identified 
function, capacity, and level of service of 
transportation facilities significantly affected 
by the development." Record 103. 

We determine above that in adopting the 
challenged decision, the city must provide 
specific limitations on the plan designations 
and zoning districts ultimately applied to the 
subject property, in order to satisfy the Goal 
14 need and locational factors, Conversely, to 
be consistent with 
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OAR 660-12-060(1)(a), the adoption of such a 
limitation on allowable uses in the UGB 
amendment area must be consistent with the 
planned function and level of service of 
Highway 26, Dersham Road and the Dersham 
Road interchange. 

This subassignment of error is sustained. 

2. OAR 660-12-060(1)(b) and (c) 

OAR 660-12-060(1)(b) and (c) provide 
the following alternative means for local 
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governments to establish compliance with the 
requirement of OAR 660-12-060(1) for 
consistency with the identified function, 
capacity and level of service of an affected 
transportation facility: 

"(b) Amending the [Transportation 
System Plan] to provide transportation 
facilities adequate to support the proposed 
land uses consistent with the requirements of 
[the TPR]; or, 

"(c) Altering the land use designations, 
densities, or design requirements to reduce 
demand for automobile travel needs and meet 
travel needs through other modes." 

Petitioner ODOT argues as follows: 

"* * * The city finds that it is 'premature 
and unreasonable' to amend the various 
transportation plans since the development 
pattern [of the UGB amendment expansion 
area] is unknown. To support this finding, the 
city relies on the evidence that at least one 
potential scenario, [the Land Use 
Transportation Air Quality Connection 
(LUTRAQ)] model of development, would 
have no impact on the transportation 
facilities. The revised traffic impact study 
reviewed the use of the LUTRAQ model of 
development. [However, t]hroughout the 
UGB amendment, the city relies on the 
'employment center' scenario as justification 
for the [proposed UGB expansion]. [T]his 
scenario, which calls for 52 acres of 
residential property, 
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104 acres of light industrial property and 150 
acres of commercial property, is, according to 
the city, the 'worst case' scenario from a 
traffic analysis viewpoint. As a result, the city 
denounces the use of such a development 
pattern in determining whether there will be 
impacts on the transportation system while 
relying on this pattern to justify the need for 
the UGB expansion. The city cannot have it 
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both ways. If the UGB extension is needed 
based on the 'employment center' scenario, 
then the impacts to the surrounding 
transportation facilities that result from this 
development scenario must be analyzed and 
appropriately planned for." Petition for 
Review (ODOT) 7-8. (Record citations and 
footnotes omitted.) 

We agree with petitioner that the city's 
findings concerning the proposal's 
compliance with OAR 660-12-060(1)(b) and 
( c) are inconsistent with the findings relied on 
to establish a need for the proposed UGB 
amendment. 

This subassignment of error is sustained. 

3. OAR 660-12-060(3) 

Under OAR 660-12-015, coordinated 
state, regional and local Transportation 
System Plans are required." OAR 660-12-
060(3) requires that plan amendments which 
significantly affect a transportation facility be 
"coordinated with transportation facility and 
service providers and other affected local 
governments." Because the city determined it 
was not required to establish current 

compliance with the TPR at this plan 
amendment stage, the city erroneously failed 
to address the coordination requirement of 
OAR 660-12-060(3). On remand, the city 
must do so. 

This subassignment of error is sustained. 

4. OAR 660-12-060(4) 

OAR 660-12-060(4) provides as follows: 

"The presence of a transportation facility 
or improvement shall not be a basis for an 
exception to allow residential, commercial, 
institutional or industrial development on 

rural lands under this division or OAR 660-
04-022 and [660-04-]028." 

Petitioners contend the challenged 
decision relies to a great degree on the subject 
property's location adjacent to Highway 26 
and nearby Dersham Road and the Dersham 
Road interchange. Petitioners argue the city 
improperly uses proximity of the subject 
property to these transportation facilities as a 
basis for rejecting consideration of alternative 
sites for a UGB amendment. 

Petitioners cite the following findings to 
illustrate their point: 

"* * * If North Plains is to improve its 
livability, there must be additional large 
parcels of commercial and industrial land 
within the UGB, with good access to and good 
visibility from Highway 26. If adequate sites 
were made available, the City would have an 
excellent opportunity to attract retailers who 
prefer to locate on the periphery of a 
metropolitan area. * * *11 Record 60. 

"The expansion area is ideally located 
adjacent to the Sunset Highway [Hwy. 26], 
with high visibility 
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and access through the Dersham Road 
interchange. The industrial/commercial 
property in the existing inventory lacks these 
characteristics." Record 61. 

OAR 660-12-060(4) prohibits using the 
existence of transportation facilities as a basis 
for approving certain kinds of exceptions. 
This would appear to mean OAR 660-12-
060(4) prohibits justifying certain exceptions 
to allow particular uses on the basis of actual 
or proposed transportation facilities being 
near the exception area, or justifying certain 
exceptions on the basis that the area is 
located away from such transportation 
facilities. 
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We have never interpreted the scope or 
meaning of OAR 660-12-060(4). However, 
we believe it is relatively clear that OAR 660-
12-060(4) applies to (1) exceptions to the 
requirements of OAR 660-12-065 adopted 
under OAR 660-12-070, and (2) exceptions to 
statewide planning goals adopted under OAR 
660-04-022 (reasons exceptions) or OAR 
660-04-028 (committed exceptions). The 
challenged decision, on the other hand, 
approves an exception for a change to an 
established UGB under OAR 660-04-010. 
OAR 660-12-060(4) does not list exceptions 
adopted under OAR 660-04-010 as being 
within its prohibition against the 
consideration of transportation facilities. We 
conclude the exception approved in the 
challenged decision is not within the scope of 
OAR 660-12-060(4) and, therefore, that rule 
is not applicable to the challenged decision. 

This subassignment of error is denied. 
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These assignments of error are sustained. 

FIFrH ASSIGNMENT OF ERROR 
(ODOT) 

"The city failed to comply with Goal 6 
and make findings not supported by 
substantial evidence in the record when it 
concluded that the proposed development of 
the expanded UGB would have no significant 
impacts on air or water quality." 

SECOND ASSIGNMENT OF ERROR 
(DLCD) 

"The city failed to comply with Goal 6 
and made findings not supported by 
substantial evidence in the record when it 
concluded that the proposed development of 
the expanded UGB would have no significant 
impacts on air or water quality." Goal 6 (Air, 
Water and Land Resources Quality) is: 
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"To maintain and improve the quality of 
the air, water and land resources of the state." 
Goal 6 requires that 

"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. With 
respect to the air, water and land resources of 
the applicable air sheds and river basins 
described or included in state environmental 
quality statutes, rule, standards and 
implementation plans, such discharges shall 
not (1) exceed the carrying capacity of such 
resources, considering long-range needs; (2) 
degrade such resources; or (3) threaten the 
availability of such resources. 

"Waste and Process Discharges - refers 
to solid waste, thermal, noise, atmospheric or 
water pollutants, contaminants or products 
therefrom. Included here also are indirect 
sources of air pollution which result in 
emissions of air contaminants for which the 
state has established standards." 
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Petitioners argue the challenged decision 
violates Goal 6 because it fails to adequately 
establish the proposed UGB amendment will 
not adversely affect air and water quality. We 
address petitioners' arguments concerning air 
and water quality separately below. 

A. Clean Air 

Petitioners advance different arguments 
concerning the proposed UGB amendment's 
effect on air quality. Petitioners argue (1) the 
challenged decision fails to establish 
compliance with the Clean Air Act, and (2) 
the record lacks substantial evidence to 
support the determination in the challenged 
decision that the proposal will not have an 
adverse impact on air quality. 
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1. Compliance With Clean Air Act 

Petitioners argue the city erroneously 
failed to apply the requirements of the Clean 
Air Act, 42 USC §§7401 et seq., to the 
challenged decision." Petitioners contend the 
Clean Air Act is applicable to the challenged 
decision through the requirement of Goal 6 
that waste or process discharges not violate 
federal statutes, and through a 
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proVIsmn of the TPR, OAR 660-12-
035(3)(b).» 

We do not understand the city to dispute 
the applicability of the Clean Air Act to the 
challenged decision.'• Rather, the challenged 
decision expresses uncertainty as to how the 
Clean Air Act should be applied to the 
proposal. Specifically, the challenged decision 
determines: 

"* **The ODOT memo states that North 
Plains is within 'the Air Quality Management 
Area.' Without more specific guidance from 
ODOT, the City does not understand how to 
apply the Clean Air Act to this UGB 
[amendment] proposal.***" Record 72. 

The city also contends until there are 
specific development proposals, it cannot 
establish the UGB amendment complies with 
the Clean Air Act requirements of Goal 6. 

We determine above that the city must 
coordinate the challenged decision with DEQ. 
After coordinating with DEQ, the city will 
become aware of at least DEQ' s view of the 
applicable requirements of the Clean Air Act. 
However, it is ultimately the city's 
responsibility to correctly apply 
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the Clean Air Act under Goal 6. It is 
inadequate for the city to take the position 

that it does not know what it must do to 
establish such compliance. 

Further, we state above that the city must 
provide limits on the uses to be made of the 
subject land, as a part of its decision to amend 
the UGB. Once the city does so, it will be in a 
better position to determine compliance with 
the Clean Air Act, as it will then have a better 
idea of the potential air quality impacts 
associated with those uses. 

This subassignment of error is sustained. 

2. Adverse Impact on Air Quality 

The challenged decision determines the 
following: 

"[T]he city has hired Chester 
Environmental and Peter Patterson 
(Professional Engineering Geologist) to 
provide a preliminary analysis of the impacts 
on air and water quality, respectively, that 
may be caused by development of the subject 
site. Both consultants conclude that the 
proposed development of the subject site will 
have no significant adverse impact on the air 
and water quality for the North Plains area or 
the region. * * *" Record 63. 

Petitioners allege the record Jacks 
evidentiary support for the above quoted city 
findings because: 

"* * * (1) the Chester report addresses 
potential air quality impacts from automobile 
traffic only, disregarding the impacts from 
stationary sources and the fact that the City is 
within a non-attainment area for ozone; (2) 
the report considers impacts on ambient 
[carbon monoxide] concentrations only, and 
fails to address or consider other regulated air 
pollutants; (3) the report considers potential 
impacts only in the UGB expansion area; and 
(4) the report assumes that 
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certain nnspecified roadway improvements * 
* * will be made, even though such 
improvements are not planned or made a 
condition of development in the [UGB] 
expansion area. * * *" Petition for Review 
(DLCD) 18, 

Petitioners do not contend the evidence 
relied upon by the city is inaccurate. Rather, 
petitioners argue the evidence supporting the 
city's Goal 6 findings is incomplete, and the 
Goal 6 analysis is, therefore, inadequate. 
Petitioners are correct that the city failed to 
consider (1) pollutant sources other than 
those associated with automobile emissions, 
and (2) the cumulative impacts of waste and 
process discharges from the uses to be 
established in the subject UGB amendment 
area and the existing discharges from existing 
sources. Therefore, although the existing 
findings are supported by substantial 
evidence, the record lacks an adequate factual 
base for determining the proposal complies 
with Goal 6 with regard to impacts on air 
quality. 

This subassignment of error is sustained. 

B. Clean Water 

Petitioners argue the proposed UGB 
amendment has impermissible negative water 
quality consequences in two respects. First, 
petitioners allege that storm water runoff will 
be inadequately controlled. Petitioners 
contend the city misconstrued applicable law 
by concluding storm water runoff could be 
controlled by certain treatment 
methodologies. However, petitioners do not 
explain how the 

city misconstrued the law or why they believe 
the proposed storm water runoff will be 
inadequately controlled. We can see no 
violation of law, and it is not our function to 
make petitioners' arguments for them. 
Deschutes Development Com. v. Deschutes 
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County, 5 Or LUBA 218, 220 (1982). 
Petitioners' allegations regarding storm water 
runoff provide no basis for reversal or remand 
of the challenged decision. 

Second, separate from their contentions 
concerning storm water runoff, petitioners 
contend the challenged decision does not 
determine the proposed UGB amendment 
will or could feasibly comply with various 
applicable state and federal water quality 
standards. We agree. 

This subassignment of error is sustained, 
in part. 

These assignments of error are sustained, 
in part. 

THIRD ASSIGNMENT OF ERROR 
(DLCD) 

"The city misconstrued the applicable law 
and failed to comply with the requirements of 
Goal 9 and the Goal 9 Rule*•*." 

Petitioner DLCD offers a number of 
reasons why the challenged decision fails to 
comply with Goal 9 (Economy of the State). 
At the outset, we note we agree with 
petitioner DLCD that the city's Goal 9 
analysis must be revised based on the kinds of 
uses to be made of the subject property to 
satisfy a specific need identified by the city. 
Accordingly, on remand, if the city establishes 
a need under the Goal 14 need factors and 
limits the kinds of uses that 
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may be established on the subject property, 
the city will also be required to adjust its Goal 
9 analysis. However, petitioner DLCD makes 
other points that we address below. 

Petitioner DLCD argues the city failed to 
comply with OAR 660-09-025, which 
requires the city to adopt: 
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"* * * measures to implement policies 
adopted pursuant to [OAR) 660-09-020. * * * 
Appropriate implementing measures include 
amendments to plan and zone map 
designations, land use regulations and public 
facilities plans. 11 

We understand petitioner DLCD to argue 
the city is required to plan and zone the 
proposed UGB area for its ultimate uses as 
part of the UGB decision. We disagree. 
Although the city is required to limit the uses 
allowable in the area to be included within the 
UGB consistent with the city's needs analysis, 
we do not agree the only way this may be 
accomplished is by contemporaneously 
applying the ultimate plan and zoning 
required to allow those uses. Further, we do 
not read OAR 660-09-025 to require the 
adoption of the specific implementing plan 
designations and zoning districts, concurrent 
with the adoption of a UGB amendment, in all 
instances. OAR 660-09-020 simply 
establishes certain Goal 9 driven 
requirements that are applicable at the time 
the city adopts measures implementing a 
UGB amendment. 

This assignment of error is sustained, in 
part. 

FOURTH ASSIGNMENT OF ERROR 
(DLCD) 

"The city did not comply with the 
requirements of Goal 10 in that it did not 
demonstrate a need for additional land within 
its urban growth boundary 
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for housing." 

Petitioner DLCD contends the challenged 
decision fails to comply with Goal 10 
(Housing). As we understand it, petitioner 
DLCD contends the city may not justify 
expanding its UGB on the basis of a need for 
more housing, because the "needed housing" 

policies of Goal 10 do not apply to cities (such 
as the City of North Plains) having a 
population of less than 2,500. 

We disagree. That the city is not required 
to apply the "needed housing" provisions of 
Goal 10, does not mean the city may not 
justify a UGB expansion to accommodate a 
mix of needed housing types within the city, 
so long as it provides an adequate factual 
basis for determining the city requires 
additional housing. 

In the alternative, petlt10ner D LCD 
argues the city failed to establish a need for 
additional housing. Specifically, petitioner 
DLCD argues: 

"* * * The City ignores its pre-UGB 
expansion inventory of lands for housing, 
which contains capacity for dwellings for 
approximately 3,000 new people. That 
inventory and capacity is well above the 
[year) 2010 population projection [for the 
UGB) of1796 [people). 

"The City's position that it has only 24 
acres of land buildable for housing, and thus 
not enough to accommodate the projected 
[year) 2010 population, is unsupported. 
Although some of the City's land that is zoned 
for housing and currently undeveloped is in a 
flood plain and therefore not buildable, the 
city has a 'density transfer' clause in its 
acknowledged plan. By that clause, the City 
can increase the density in another area 
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of buildable land to mal>e up for the planned 
for, but unbuildable housing in the floodplain 
area. The City did not analyze the impact of 
that clause. The City cannot justify a UGB 
expansion based on a need for housing when 
it has not analyzed its options to 
accommodate additional housing within its 
current boundaries." Petition for Review 
(DLCD) 30. 
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We agree with petitioner DLCD. 

This assignment of error is sustained, in 
part. 

FIFTH ASSIGNMENT OF ERROR 
(DLCD) 

"The city failed to comply with Goal 11 by 
not adequately inventorying current public 
facilities and services and by not adequately 
demonstrating that the UGB expansion area 
could be adequately served." 

Petitioner DLCD argues the proposal fails 
to comply with Goal 11 (Public Facilities and 
Services). 

We believe that because the challenged 
decision fails to provide adequate limitations 
on the kinds of planning designations and 
zoning districts to be applied to the subject 
land, the city has an inadequate factual basis 
for concluding that any particular level of 
public facilities can be provided. See Johnson 
v. Tillamook County, supra. Specifically, at 
this point, the city is not in a position to 
determine what public facilities and services 
will be required to serve the UGB expansion 
area or whether that level of service can be 
provided to that area. 

Until the city establishes meaningful 
limitations on the planning designations and 
zoning districts potentially applicable to the 
subject property, it will not likely be 
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able to establish compliance with Goal 11. 

Finally, we note that we agree with petitioner 
DLCD that in establishing compliance with 
Goal 11, the city must determine the adequacy 
of all public facilities and services, including 
elementary and secondary schools. 

This assignment of error is sustained. 

EIGHTH ASSIGNMENT OF ERROR 
(DLCD) 

"The city's revised 
Annexation/Urbanization Policy is in 
violation of state law, ORS 222.111." 

During the oral argument for this appeal, 
petitioner DLCD specifically withdrew this 
assignment or error. Therefore, we need not 
consider it further, 

NINTH ASSIGNMENT OF ERROR 
(DLCD) 

"The city has adopted an unenforceable 
condition on the challenged urban growth 
boundary expansion." 

Petitioner DLCD challenges the three 
conditions adopted by the city generally 
requiring that no development of the UGB 
expansion area be allowed prior to 
annexation and that urban planning and 
zoning designations be applied to the subject 
land at the time of annexation.'' We 
determine above that these conditions fail to 
provide an adequate limitation on possible 
uses that could be established on the subject 
property. Petitioner DLCD is correct that 
these conditions provide no enforceable 
limitation on the planning 
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and zoning designations eventually applied to 
govern the mix of uses allowed on the subject 
property. 

This assignment of error is sustained. 

The city's decision is remanded. 

-23-

Notes: 

1. ORS 197.835(7)(a)(C) authorizes the Board 
to reverse or remand a land use decision if the 
local government: 
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"Made a decision not supported by 
substantial evidence in the whole record[.]" 

2. The purpose of Goal 2 is: 

"To establish a land use planning process 
and policy framework as a basis for all 
decisions and actions related to the use of 
land and to assure an adequate factual base 
for such decisions and actions." 

3. Apparently, in Lima, the parties did not 
raise an issue concerning the adequate factual 
base requirement of Goal 2. 

4. We have stated in other cases that 
legislative land use decisions need not be 
supported by findings or substantial evidence 
in the whole record. See Alexiou v. Curry 
County, 22 Or LUBA 639 (1992). The 
independent Goal 2 requirement was not 
raised in those cases, and the point of those 
cases was there must be some basis 
independent of our scope of review statute for 
requiring legislative land use decisions to be 
subject to a requirement that they be 
supported by substantial evidence. 

5. The Goal 14 "establishment" factors are as 
follows: 

"(1) Demonstrated need to accommodate 
long-range urban population growth 
requirements consistent with LCDC goals; 

"(2) Need for housing, employment 
opportunities, and livability; 

"(3) Orderly and economic provision for 
public facilities and services; 

"(4) Maximum efficiency of land uses 
within and on the fringe of the existing urban 
area; 

"(5) Environmental, energy, economic 
and social consequences; 

"(6) Retention of agricultural land as 
defined, with Class I being the highest 

priority for retention and Class VI the lowest 
priority; and, 

"(7) Compatibility of the proposed urban 
uses with nearby agricultural activities." 

6. The challenged decision specifically states 
the proposal is to attempt to capture .2% of 
the anticipated Metro UGB growth. 

7. The challenged decision determines the 
city's supply of commercially and industrially 
zoned land is 73.5 acres short, based on 
existing demographic projections in the city's 
comprehensive plan. Record 40-41. 
Petitioners do not challenge this 
determination or that the city may expand its 
UGB to accommodate some growth. The issue 
here has to do with the scope of the proposed 
expansion - to nearly double the size of the 
city's existing UGB, based in large part on 
projected growth within the Metro UGB. 

8. The city did not single out increasing its tax 
base as the reason for the proposed UGB 
expansion, as petitioners suggest. Rather, 
enhancing the city's tax base was identified as 
one important beneficial aspect of the 
proposal. There is nothing wrong with the city 
considering an improved tax base as one of 
the reasons justifying the expansion of its 
UGB. 

9. This mix of uses is identified in a study 
supporting use of an employment center 
development model after the city UGB is 
enlarged as proposed. However, the 
challenged decision also appears to rely upon 
different development models to justify the 
challenged decision. 

10. We note that while the city is not required 
to identify specific development proposals for 
the proposed UGB expansion area, a decision 
to expand the UGB must include some 
limitation on the uses to be made of the 
expansion area for the city to have a 
reasonable basis to conclude the proposal will 
do what the city adopts the proposal to 
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accomplish. ,Johnson v. Tillamook Countv, 16 
Or LUBA 855 (1988). 

11. In particular, we note petitioners cite 
evidence in the record that based on recent 
planning and zoning actions (other than the 
challenged decision), the city has ten acres of 
"surplus" industrial land. We understand the 
challenged decision to take the position that 
ten acres is not a large enough block of 
industrial land to solve the city's need for 
such land. However, if this is the case, the city 
must take some action in the challenged 
decision to ensure that large block(s) of 
industrial land will result. Otherwise, the city 
fails to ensure implementation of its Goal 14 
need analysis with regard to land needed and 
available for industrial use. 

12. The city answers this issue in its brief, in 
part, as follows: 

"Employment center mixed use 
development could occur under either 
scenario. The City is not required nor is it 
ready to pin down the exact square footages 
of particular use types as a part of this UGB 
amendment process. * * *" Respondent's Brief 

45. 

While the city is correct that it is not 
required to "pin down exact square footages 
of particular use types," it must determine in 
the challenged decision the general uses to be 
made of the proposed UGB expansion area, 
and provide a means to ensure those uses 
occur there. In other words, the city must 
choose and justify a city development model 
or plan, and limit permissible development 
within the UGB expansion area to uses 
consistent with the model chosen. 

13. We address below petitioners' allegations 
concerning the city's failure to satisfy its 
coordination obligations in adopting the 
challenged decision. 

14. We determine the city erroneously applied 
the Goal 14 need analysis. Therefore, we do 
not consider petitioners' remaining 

allegations concerning the evidentiary 
support for that analysis. 

15. In addition to the disputed UGB 
amendment, the challenged decision amends 
the UP AA to include land other than the 
proposed UGB expansion area, as an "area of 
interest." No challenge is made to the city's 
decision to designate this additional land as 
an "area of interest" under the UPAA. The 
dispute here centers on the significance of the 
subject property's inclusion in the existing 
"area of interest" is established under the 
UPAA. 

16. The challenged decision is 79 pages long 
and includes a number of appendices. It is 
possible that some findings to this effect may 
be buried somewhere in the decision. 
However, no party cites any such 
determination in the decision, and a cursory 
review by this Board reveals no such findings. 
We do not believe that we are required to 
search a lengthy decision, without assistance, 
to find material supporting a party's 
argument. See Eckis v. Linn County, 110 Or 
App 309, 313, 821 P2d 1127 (1991) (LUBA is 
not required to search the record to find 
evidence to support a challenged decision.) 

17. Petitioners characterize the situation a 
little differently. Petitioners contend that over 
half of the land within all use categories 
inside the existing UGB is vacant. 

18. The industrial use at issue in BenjFran 
Development required 500 acres. 
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19. There is no dispute ODOT, Washington 
County and Metro are "affected governmental 
units" within the meaning of Goal 2. 

20. If the subject land is eventually annexed, 
that annexation decision must also be 
coordinated with the affected school districts. 

21. The state Transportation System Plan is 
prepared by ODOT. As relevant here, the 
regional Transportation System Plan is 
prepared by the Metropolitan Service District. 
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Washington County is responsible for 
preparing a local Transportation System Plan 
covering the subject property. 

22. Petitioners also suggest the city 
erroneously failed to comply with the State 
Implementation Plan adopted under the 
federal Clean Air Act. See OAR 660-12-
035(3)(b), quoted infra, at n 23. However, 
petitioners acknowledge the State 
Implementation Plan was not yet adopted at 
the time the challenged decision was made. 
We do not understand how the challenged 
decision can be erroneous for failing to 
comply with standards not in effect at the 
time the decision was adopted. 

23. OAR 660-12-035(3)(b) provides: 

"The transportation system shall be 
consistent with state and federal standards 
for protection of air, land and water quality 
including the State Implementation Plan 
under the Federal Clean Air Act and the State 
Water Quality Management Plan[.]" 

24. The city does contend that it need not 
establish compliance with state clear air 
regulations that are not yet in place. While 
this may well be accurate, it does not answer 
petitioners' allegation that the city must, and 
did not here, establish the challenged decision 
is in compliance with Goal 6. 

25. These conditions are quoted in full in the 
text, supra. 
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Good evening Commissioners, 

My name is Tammy Stevens & I reside in The Hamlet of 

Beavercreek. 

Norm Andreen and I are here this evening representing the 

Board and Citizens of The Hamlet of BC. We both sit on the 

Board and have extensive experience as Clackamas County 

Planning Commissioners. 

First, and importantly, we are not against development. We 

are, however, 100% for planned development that provides 

safety and livability regarding transportation and public 

services. 

The BC Road Concept Plan has a very long and detailed history 

that we, unfortunately, cannot discuss here this evening. We 

understand that in order for our testimony to be accepted and 

shared with the City Commission, we must limit all testimony to 

transportation and public services. 

Transportation is a great concern for us (and we hope for you 

too) especially in the face of the many development projects 

earmarked along BC Road and Highway 213. To see the big 

picture (map) this is BC Road and this is Highway 213. The BC 

Road Concept Plan development is in this area, the Evergreen 

(Meyers/BC Roads) 9 acre development is here, the new 

Oregon City School District bus barn is here, the CCC $111MM 
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improvement/development area is here, the old bus barn 

development by Dan Fowler is here, the Linn, Leland and 

Meyers Road corridor/development is here and the economic 

enterprise zone is here, here, here and here. As you can see, 

this is a lot of development along BC Road & Hwy 213. 

Mayor Dan Holladay at the October 27th Caufield Neighborhood 

Association meeting shared his vision of BC Road as Oregon 

City's economic future with a 5 lane highway from Hwy 213 to 

Henrici Road. It is no secret that both Highway 213 and BC 

Road (not to mention their intersection) are failing. Clackamas 

County has jurisdiction of BC Road, but has stated frequently 

the County's focus is on road maintenance throughout the 

County and not on the development of BC Road. 

Unfortunately, that leaves 6,500 BC rural residents (and the 

citizens in Colton, Molalla, Carus, Mulino, Clarkes, the 

Highlands, etc.) facing the same fate as that of the Happy Valley 

citizens many, many years ago. 

As we all know, Happy Valley and the Clackamas area grew, and 

Sunnyside Road (under Clackamas County jurisdiction) became 

a parking lot. As a result, the federal government, ODOT, 

Metro and Clackamas County's Development Agency has spent 

over $1SOMM to fix poorly planned growth with the 

development of Sunnyside, the extensive creation of 

Sunnybrook, overpasses, fish habitat, etc. 





Unfortunately, ODOT and Clackamas County don't have those 

types of funds any more to "fix" BC Road and Highway 213 due 

to poorly planned growth. 

Before we move onto services, it is vital to note that the 

development of Highway 213 from Molalla Avenue to l-205's 

Environmental Impact Study resulted in Ordinance 92-1002 

signed by Mayor Dan Fowler in 1992 agreeing that no 

development will occur if any roads in the vicinity of the 

Highway 213 and BC intersection (including the intersection) 

are operating at lower than a D level. And, if that happened, 

Oregon City would participate in a grade separation upgrade of 

the intersection. The current estimate to upgrade the 

intersection to a grade separation is $4SMM and includes Dan 

Fowler's recently purchased old bus barn property. In addition, 

the State's Transportation Planning Rule #12 puts a moratorium 

of development with a failed intersection. To consider this 

amount of development without the plans or funds to fix roads 

and intersections is seriously irresponsible. 

With regard to water, Clackamas River Water has been 

contacted regarding servicing of the BC area as Oregon City 

does not have the pressure to provide service. Normally, 

providing water through an intergovernmental agreement 

would not be a problem, however, after this year's drought and 

its devastating impact on the habitat of the Clackamas River, 





the residents in BC are extremely concerned that water is 

available to existing clients and that the Clackamas River 

habitat is valued and protected. As stated in CRW's July 23, 

2015, letter to the Clackamas County Commissioners, quote "It 

is our belief that as water providers on the Clackamas River we 

must begin to view the river less as an exclusive source of 

revenue and more as a valuable, finite resource that must be 

protected. To ignore the current river conditions and push off 

streamflow and temperature concerns would be irresponsible. 

While we do not discredit our collective utility's need to be 

financially stable, we believe that the long-term sustainability 

of the Clackamas River as a source of drinking water should 

trump the immediate needs of greener lawns and greater 

revenue," end quote. 

For CRW to extend an IGA to Oregon City for all of the 

development planned in the next decade would most probably 

put the entire CRW southern service area into an annual 

drought conservation practice ... not conducive for a successful 

timber, livestock, agricultural Mecca of Clackamas County and 

extremely devastating to any surviving habitat in the Clackamas 

River water area. 

And, finally, sewer, the last we heard, to pursue just the 9 acre 

Evergreen development at Meyers and BC Roads, the sewer 

line lids along Glen Oak Road have to be bolted down so they 





didn't overflow with sewer. In addition, residents along the 

sewer line testified of frequent sewer backfills into their 

basements. The City admitted that the sewer capacity for the 

development was problematic as there was a sewer bottleneck 

on Highway 213 at the College, but there are no funds to solve 

the problem. If you hear this about 9 acres of development 

along BC road, how can hundreds of acres along BC road and 

Highway 213 be serviced without extensive sewer planning and 

funding? 

We repeat, we are not against development, only poorly 

planned development that will clearly put all of us traveling, 

working and living in and around this BC and Hwy 213 area into 

a bottleneck of transportation and no clear path to functional 

and environmentally responsible services. 

Thank you for your time and consideration of our concerns! 





P.O. Box 2439 (503) 722-9220 
Clackamas, Oregon 97015-2439 Fax (503) 656-7086 

16770 SE 82nd Drive, Clackamas \\ 
customerservice@crwater.com 

To: Board of Commissioners of Clackamas County 

From: Clackamas River Water 

Date: July 23, 2015 

Re: Water Use on the Clackamas River 

On July 21, 2015 Clackamas River Water received a memorandum, Re: Water Use on 
the Clackamas written by Ernest Hayes of Clackamas County Administration. The 
policy question proposed was "Is the Clackamas River impacted by water shortage?" 
The memo ultimately concluded that, "After receiving feedback from several of the 
managers oflocal water districts, including Clackamas River Water Providers, there 
does not seem to be a present risk of a water shortage on the lower Clackamas 
River. Further, should a shortage occur, human consumption would not be limited 
until truly dire circumstances were met. There is no fear of this transpiring in the 
foreseeable fi!.ture. "Clackamas River Water disagrees with Mr. Hayes' conclusion. 

The state of Oregon is facing its worst drought in decades. Governor Brown has 
declared drought emergencies in 23 of 36 counties. Although Clackamas County 
eluded a drought declaration to date, it is not immune to the environmental 
pressures exerted upon it by low snowpack and hot, dry days. The Clackamas River, 
a vital resource for Clackamas County's urban centers, serves as a source of high 
quality drinking water for over 200,000 people and is no exception. 

It is true that despite record low snowpack on Mt. Hood in the Upper Clackamas 
River Basin, the precipitation rate remained stable. Precipitation fell as rain, rather 
than snow. This is due to above average temperatures in the region. The elevation of 
the Upper Clackamas Basin is located near the current mid-winter snowline, as a 
result even minor deviations toward greater than normal temperatures can limit 
snow accumulation. While the Clackamas River is influenced by groundwater from 
large aquifers in the Upper Clackamas River Basin, the River will likely experience 
greater loss of streamflow and continued strain is put on the aquifer system. Trends 
toward warmer winters with more rain than snowpack will result in low flows on 
the River occurring earlier and increased stream temperatures. 2015 may very well 
be a preview of years to come. 

Abnormally warm temperatures and record low snowpack in the Clackamas River 
Basin should be of great concern to water providers as the dense network of 
streams in the Upper Basin are strongly influenced by melting snow during the 
spring and summer, which in turn helps to maintain river flow and temperature. As 
early as May the effects could be observed on the river. Streamflows were at their 
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lowest in over a decade (Figure 1), and temperature was elevated (Figure 2). By 
mid-June fish kills were observed at the confluence of the Clackamas and Willamette 
Rivers, due primarily to elevated water temperatures (Figure 2), prompting the 
Oregon Department of Fish and Wildlife to restrict fishing on the Clackamas River 
below the I-205 bridge. 

Currently the streamflow of the Clackamas River is well below average, at levels not 
seen in more than a decade, and dropping. Water providers, as good stewards of the 
watershed, are subject to minimum allowable flows for fish persistence and passage. 
The State of Oregon requires each drinking water provider to develop a Water 
Management Conservation plan with a clearly defined curtailment plan that would 
maintain fish flows while allowing for sustainable water consumption. On the 
Clackamas River after September 15th that flow is 640 CFS. For Clackamas River 
Water and one other member of the Clackamas River Water Providers, as per our 
adopted Water Management Conservation Plans, Stage 3 Water Curtailment 
(mandated water conservation) would be implemented at streamflows less than 
730 CFS after September 151h. While this is not the first time water providers have 
seen low streamflows in July, it is important to note that currently the strearnflow of 
the Clackamas River is below 750 CFS with prolonged periods of hot dry weather 
predicted in combination with the development of an El Nifio event (Figure 1). The 
likelihood of water providers having to implement curtailment practices come 
September is strong. 
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Figure 1. Streamflow (CFS) recorded at USGS Oregon City gauge from 2002-2015 
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Figure 2. Water temperature (°C) recorded at the USGS Oregon City gauge from 
2002-2015 

Clackamas River Water issued a Stage 1 Water Advisory encouraging its customers 
to conduct voluntary water conservation measures in early June as dictated by our 
Water Management Conservation Plan upon observation of below average 
streamflows. Continued low flows, or a declaration of drought, will soon prompt 
CRW to issue a Stage 2 Water Advisory with more stringent conservation measures. 

While there may not be an immediate water shortage on the Clackamas River, 
elevated temperatures and low streamflow suggest that mandated conservation 
measures for water providers may be on the horizon. It is our belief that as water 
providers on the Clackamas River we must begin to view the river less as an 
exclusive source of revenue and more as a valuable, finite resource that must be 
protected. To ignore the current river conditions and push off streamflow and 
temperature concerns would be irresponsible. While we do not discredit our 
collective utility's need to be financially stable, we believe that the long-term 
sustainability of the Clackamas River as a source of drinking water should trump the 
immediate needs of greener lawns and greater revenue. Responsible management 
of a water source does not mean simply navigating into maximum withdrawals 
allowed by the State of Oregon. It means preserving a drinking water source for a 
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larger portion of Clackamas County, preserving fish habitat and recreation, and 
ensuring our water source for the future. 

Clackamas River Water is a special district that serves over 50,000, people in 
unincorporated Clackamas County, which includes Clackamas, and parts of Oregon 
City, Beavercreek, Milwaukie, and Portland. 

We would like to offer our thanks to the Board of Commissioners for affording the 
water providers the opportunity to comment on this critical issue. As you are aware 
it is the County's role to notify the Governor when more extreme action is 
warranted. 

Sincerely, 

/_c ( f. ~ 
Lee E. Moore Sr. 
General Manager 
Clackamas River Water District 

On behalf of the Board of Commissioners and Staff: 

Ken Humberston; President 
Hugh Kalani; Secretary 
Naomi Angier; Treasurer 
Larry Sowa; Commissioner 
David McNeel; Commissioner 
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SEP-10-1993 09:17AM FRa'1 SPEl'UR & KUPPER TO 6503418 

September 10, 1993 

MEMORANDUM 

TO: 

FROM: 

REt 

Charlie Leese~ Henry Mackenroth, Denyse McGriff, Cify of Oregon City 
Mark Greenfield 

John Spencer, Oregon City Urbao Renewal Agency 

HWY. 213/BEA VERCREEK ROAD INTERSECTION (Revised ft'o111 
9/9/93) 

As a follow-up to the meeting on June 24 with Clackamas County and ODOT officials, I 
agreed to summarize our discussions which will be the basis for a revised Memorandum of 
UndeBtanding between the City, County, and ODOT. 

Overall Intent 

P.02 

: ,_-. ··.·, · . . It is the intent of all parties to provide for and implement the various transportation projects 
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called for in the Draft Warner-Parrott Rd.-Oregon City Bypass Environmental Assessment. 
These projects include an at-grade interchange improvement of the Highway 213/Beavercreek 
Road intersection, and the future construction of a gracfe..separated interchange. All parties 
agree that existing traffic con2estion at this intersection is at unacceptable levels. Until 
intersection and other improvements have been constructed, any new development ponnitted 
in the ·vicinity of this intersection should not increase the congestion problems beyond current 
levels. It is also agreed that if the sponso~ of new development can prove that proposed 
development will not increase the congestion problems, then development will be allowed 
only when in compliance with adopted plans for an at-grade interchange at the Highway 
213/Beavercreek Road intersection. · 

Proposed Modific.a.ti.olllJ to the Draft MOU of 2191. 

· The Draft Memorandum of Understanding is attaclied. The following .changes are proposed: 

Paragraph 4.a., add the following: 

The Sta.te, County and City consider the interchange project fU /Jigh .priority. 

Delete paragraph 4.b . 

Delete paragraph 7 and add the following: 

The County and City agree that gratk-separated interr;/iange improvements /qr 
Highway 2 J 3/Beavercreelc Road are adopted as part of their Comprehenstw Plans . 
The County and City alio agree that their respective Comprehensi've Plans requi~ 
that mqjor intersectiom opet"(Jte at Level of Service (LOS) D or batter. The Coi.nty 
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and City agree thaJ when new developments an proposed for prop1rtiet along 
Beavercreek Road prior to construction of grads-separated interchange 

P.03 

' · .. ; . 

i : 
! . .: .... . , .. ._.::.' · .. 
r ·: .":: ... . 
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improvements, a professional traffic analysis shall be required prior to the is!llance of 
any land us1 pennits. Land use pennits slrall not be approved unless die traffic 
analysis demon#Tates that the Highway 213/Beavercreek Road Intersection and other 
nearby intersections will operate at Level of Setvice D or better with the proposed. 
development. (/the traffic analy~is demonstrates that the Highway 21 J/Beavercreek 
]load intersec'tton will operale at LOS D or better with ths proposed tkvelopment, the 
dne/opment plan. inchuii.ng access to BW\lflrcrttk .RIXld, will not intt'rfore with, 
impetk the implementation of, or substantially increase the cost of the adoptt?d grade-
1eparated in11rcha11ge improvements for Highway 113/Beavercreek Road. 

I
''. ' 

· .. ; .. First Draft. Comprehensive PJau Amendments 

I . ... 
I :· .· 
I· ... ·, .· 
1 "·: .:. : ·· 

I·: ~ : . ; ". : . 

·Jn order to meet the Qbligations outlined in the patagl'aph above, Oregon qty will need to 
amend the transportation element of its Comprehensive Plan.. The first obligation is to adopt 
the interchange plan. That has been done with Ordinance 92-1002 attached· Following are 
draft policies to meet the other obligations outlined above. 

.. -. . 

.. , . . .... :' =·· .· ' 1 

a. .A.JI intersections requiring fall signals as Shf;1Wn on Figure 1, Traffic Signal Locatiom, 
Oreeon Cil)I Transpprtation Ma1ter Plan, 1989, and any other intersection1 w1"r«full 
tro.ffic signals are warrant1d, shall operat~ at Level of Service D or'beaer. Lswl of 
S~rvic1 (LOS) is defined in Appendi~ B of the Oregon Qly_Trgn8J1Q1:t4tion .Master 
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A professional traffic analysis shall be r•quired prior to the i.t~ance of <my land use 
permih when new dev.1lopment& are proposed for properties in the vicinity of fully 
signaled int8nectWns. Land use permits shall be approved only when · the traffic 
analysis demonstrates that the signalized intersection will ope1:ate at Llll'el of Service 
D or betu:r with the proposed development, and that the dev4lopment plan will not 
interfere with. impe~ the implimenJation of. or substantially mcrease the cpst of any 
adopted transportation improvemimts iden.lified in the City's Comprehensiw Plan 

Right-Qj-way shall he required as a condtrlon of approllal wMn developmoit1 ~,.. 
· proposed nelll' adop1ed transportation improvements identified in the City'I 
· C""'prehensive Plan. · 

. . 21;_/ 
Please provide comments on these proposed plan amendmentS to m~ by the ~d of ncict week. 
·Thanks, 

. ... 
. , .. 
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I !!01-:! S_P~l'-K:ER & J<UPPER 

MEMORANDUM OB' UNDERSTAN1>lNG 
Between th• 

STAT£ or oaBCON, 
CLACKANAS COUNTY, 

And 
ctn 0!' OIUl:CON CI'l"Y 

TO 6503418 

<V 1'h• Oreqon Department of Tran9P0rtation, B1qhway Division, · 
her•1n•fter referred to as •state~; CLACKAMAS COtrlln'Y. a .. 
political aubdiviaion of the State of Oreqon, actinq by and 

' throuqb it• Board of Commiasioner•. herainatter referred to aa 
. ~C~ty~; CITY OF OREGON CITi', a municipal corporation. of .the 
Stat• of Or~9on, actinq by and throuqh ita City Offici•~•, 
he·r•inaft•r r•f:•iored to aa "Cit y"; enter int.o this Memo of · 

· ··under•tand1na to ••t rorth the principlas of mutual conuoitmen~ 
·- ~ · to :· th• . propoa.S Caecade Highway South at. B•aV•rcree}C Road 

tn t•rchanf• .. 

(!)·stat• and CQunty previously ent~red into a conat~ction finance 
aqr•••e.nt No. 8119, on ~\me 21, 1984 tor the wa~ner~Parrott Rd . 
. • Or~on Cl ty BypaaD pi-ojec:t. · 

. . 

~Nb~ the warner•la~rott Rd. - Orevon City Bypas• proje~t is 
coostl'UCtad, State, County, and City a;ree the 1ncreaa•d traffie 

· !lov ··v111 cau.e• conqestion at the c .. 1eade Hiqhway South / 
B•av.rere•k Rel. in~•~•eetion. and all parties aqree that 

, r -. .. " J:apro~•onte 11ay P. nctc:esellry. Pre>po•ed at thi1 time ;.a an 
at•qra~•. interchano• at caacade Bwy. South I 8eavercr•ek Rd. 

©:.~tat•, Cowity, and City aqree t o the follo"j.nq eondi tions in 
:_ preparat~on for the pro;:iosed interchanqe ac;:-41lement: 

'@) S~•t• will support County tmd City in seekino the n•eeasaJ:Y 
funde from Met~o to conetruct the interchanqa project • 

.. ~ '.t"hec~unty and/or City ~ill be responelble for the survey, 
wr1tin9 the descriptions, and tbe acquisition ot any 
n•~••••Z'Y riqht-of-way for construction of at-qrade 
1r:it•rc:raan9•. 

© ttho County will hav• the lead role in proj~ct en.9.ineerinq 
" and conatructicn ~an~qement. 

· @-Prior t o ~onetruetion of the Cascade Hwy. Sout;n / . 
. !•aven:reek Rd. Inter~han9e. State, County, and C1ty ·mhall 

· · · ante~ into a cooperative improvement aqreemont for 
· . c;on15tnu:t.ion and rnairttenance reapon•ibili ti•• !or th• 

:: at-qrad~ 1n~•rc:nanqe. 

'83193001 ' ' 
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SEP-10-1993 09:20=1M FROM SP&K:ER 8. KLPPER lU 

CITY OF OREGON CITY 

Ron Weinman 
Clackamas County 
90Z Aberncthey Road 
Oregon City, Oregon, 97045-1100 

Mr. Weinman: 

May 27, 1993 

6503418 P.05 

DEVELOPMENT SEAVtCES 
DEPARTietENT . 

PtannMg. 9ulldlng; l!ngtnwrtnr 
320W.-o«·Mllne Road 
oreoon CllV. OR 97045. 

(603) 667-099$. 
FAX (!m) 851-3339 

The Oregon City Commission, at its May 19th meeting, rescinded it.'i approval given on 
February 17th, of the Memorandum of Understanding between . the State of Oregon, 
Oackamas County and the City regarding the proposed interchange on Cascade Highway 
South at Beavercreek Road, effective immedi~tely. 

The Commis.-;ion is concerned about the provisions and implicatiuns of the paragraph 
addressing the prevention of development on private lands. They further understood that 
the agreement was in it's final form when they originally authmized signing. 

The City Commission has directed staff to reopen negotiations regarding this agreement. 
An identical letter is being tram1mitted to Ted Keasy at Region l, of Oregon State Highway 
Division. 

Please contact n-.. to man~ rurthe(Jj";p t::tter. 
-· " 

Charles Lee:mn 
City Manager 

cc: Chy Commission 
Ed Sullivan, City Attorney 

'..,-Benry Mackenroth, Project Manager 

END OF THE . 0RE60N TRAIL-6EEilNNUt6 OF 0RE60N HISTORY 





SEP-10-1993 09:20411 FROM SP&«:ER & KUPPER 
r.: ~'- · ' ·a · • 
I ·.~ :.r· 

TO 6503418 P.07 

1· 

I 
I 
I .· . 

I
i .. : ..... 

. .. . . 
I . . 
I . F··: . .. 
I· '·· . . ' : .. . 
I . .. . 

. .. 
I 
I . . : ... 
I . 

~ .. 

. .... _ .... 

ORDINANCE 92·1002 

AN ORDINANCE AMENDING THE TRANSPORTATION· M.A$Tlm PUN AND TH£ 
TRANSPORTATION ELEMENT PLAN Or THE COMPREHENSlVE PLAN'- TO ADO TWO 
FUTURE ROAD PROJECTS AND A POUCY FOR COI.LECTORSTiicETs . 

1 ·· ." ": .· · ... WHBREM, the Scue Highway DiviSion h'1S requested that a proPQ$ed .road project 
f .. :: ·:· _":,.-... ... : .2t~$h"WaY 213 and Beavercreek Road be included in the Oregon .CitT- Comprehensive 
r· :. : .. :.; :.::".:- .. JI~,~ - . . 
I .. ... :· . .. .'" . 

i. ·, .... ~ ... : ...... -... , WHEREAS, based on development patterns a furure coUecror street needS t0 be 
·:.: ·:.::;':, · '.:: .-. · -~Ip~ outside of the Cicy. Hmia, buc in the Ut"b~n Growth Boundar.y, and 

: .. . :: .. . ·. . . 
. :·.· · .. :· . 

.. .. :·:\;·'. .'. . ;~ WHEREAS, a policy-on access ·managemcnt i:5 needed.ro gui~e d~~opment along 
-: :> . . ,:-·:·· . ... collec:ior streets, and · · . . ·• :. · .' . . 

. : .. . . 

.. ·.-::_,,._·;,.: ~ the Oregon Cicy Planning Commission, on ~•bet' u,. i99~ 
"·: ':: .. ~. ~- ."7-. · · · . ~ a publtc; hearing ~ ~ru1idcr- the a.dopeion of cticsc. ~posa!S·; and 
:· ... ". :·. ~ .. ' .. . . 

'. '. " . .':,:.: .:. ·· · .· WHEREAS, rhe propesed 2mendmencs ro cne Tr.uisporta:don.)vrasu:r Pla.Jl and· 
: _: .. _-.: .. ; ·: ~ . ····transportation Semem of the Comprehensive Plan is des1gn~ m be:suneer th~ land use 
.. ..... : ....... · ·: . Pfanrung nec(b of the City. . · .. 

. ·. ::: . ··:. :" . . . . . 

.. .. . ; 
· ... - .... 
--· ~· ~ .... : -_ .' -~ .· .. . 

·. (" .... 

_.,. ·:." .. : . . : " . .. · . 
-;· :·.: .. ::. : .. : .. 

:~'( .. ~ ... ~ :~:: _,. . . . . 

·.· : .... : .· . . 
::~"_) . .': ·: · ... 
:\?.· . 
. ·. ·;··."·: 
.:·: :.-.~ . ~ . . . 
.. · <·. 

OREGON CITY.'ORDJ\INS AS FOUOWS; 

Section. L That the Transpomtion Master Plan and the .T1'm3pon2tion Elen'tent 
· of the ·Comp.cehcn:si~ Plan are hereby ~mended co add the fORoWing to read as fi:lllows: 

1. MO the llQlde sepuadon of Rigqwav 213/Bc;avqcn;ek ,~ 

a. The S=e Higmw.y Division ~ forwarded a· requek ta · add dtc grade 
sepacatio~ ar Highway 213/Beaven:reek Ro~d; The .P~l 'WOuki include 
maps of rhe proppsed . Phase 1 and 2 ptOj~. tQ ,page 6~ of me 
T~nsporci.tipn Masrer Plan· '1S an -.ddidon eti. tM· roadl\'.ay.- Jat\elge and 
acce:ss coturol trutp. · 

b. Roadway Lane2gC/Accc:iS ControJ Ptao, page.64of._tbe.~~p(madqn Master 
Plan". Widen Highway 213 t0 six lanes ~etween ~~reek~ and 1.205, 
with a grade separation at Beavercree~ ~ad '(to·t-nciude ,rhose 1 and Phase 
2 roadway and lane:ige needs). · 

PA'Q-E 1 • ORDIN~CE NO. ·9,2-1002 . 





·. SEP-10-1993 09:21AM FROM SPENCER & KUPPER TO 6503418 P.03 
. .. . .. . . -.: : .· '·· ··., .; 

2. 

r::;. ·.· .... . 3. 
r..· : . ."·: · ..... : . 

Add S. Caufield Rnad as a funim colles::ror srreet - (For approximately ~00 feet from 
Highw:iy 213 to a proposed screet that would be located be~n S. Caufield Road 
and S. Canyon Ridge Drive; added tO page 60 of the Transparta.tio~ M;smr Pl~. 

Add a oolicy • Regard·ing access manngemenc on collec:t0r $tfee.t:s tO Policy 4 on 
page L-3~ of the Tramporcation Element of the Comprchc;nstve Plan! I ... . 

>. · .... 

" :'. :: ... 

~:·}<?>; ... 

Newsubdivision/residenti;U development shall minimi~e ac:c:eSs on collecmr 
$Cteets unless infe:aslble. If ~ible, tors shall be oriented to ~ve iron~ge 
on local 3trCeO with back 'J'Clrds t0 the collecror street. 

:·: ... : .. ·:···: . 
.. 1.-.:.·:. ·.· .. 
..... :: . :· -· .: . . 

Re2d first time at a regular meeting·of the City Com.mimon held' on· the 5th day 
of . February, 1992, and the foregoing ordinance wns finally:. en2ccecl by the City 

• : • ! .. ~ ···~" " • 

Coninusslon thf$ Sch day of February, 1992. · 

. : -:.: : .... : .... -~ . :: •. : . 
. ·. ·: :. · ·: 

·.:· ... ·_:-.. :. ~ ~. . . . . . 
• . '1·-. ·: • •• . ·· . . 

:-:·:, .. <· ~ .. : ·~-~'.-~:.=f '.·---~J;'IEs1ED chis 5th day of Fef?ru:iry, 1992. 

;YO'.' 0\ . _ n -:-7 ·.a 
,: .. :-.;»:~~<'.·,·· . ·: .'.':!lo;".~·6Jlfd:w:&:-= 

.· :'. ·~ ::::; :.::_:: :. ~VI.' FOWi-ER, Mayor . 

. ·>~-. ::~~ ~~· . .. 
. <~> ·.·:: ~\ :;; :· '. .. 
. -:·~::::. ·. : .... ?\'. :-. . 

. ~ ... : :::~ .. ~ :.: : 
: • .. ~ ••• : •• • • . J " 

·: ·:~~IX;., 
-~.:.' ·}:.:;\ ::.·...-: .. ORDINANCS NO 92 1002 . 

.. :=·;·~·:~<::·<-::. .. . . . . . . - . 

:~;:8f / SeCdve, Maro> 6, 199? .. 
. :• :. : .. : . 

·. · .. 

.. .. . 

. · . . 

·. 
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Public Hearing on the Beavercreek Road Concept Plan Re
Adoption 

Planning Commission 
Nov.23,2015 

Elizabeth Graser-Lindsey 

/~ The City and its Industrial Land Commitment 
City Attorney 11-20-15 memo to you errs: "After LUBA's 

decision, the City Commission decided not to revise the BRCP to 
designate more industrial land. 11 (p. 1 final paragraph). The City 
Commission minutes show that the City Commission itself did not 
make this decision and were not aware that it was made ( 11-9-
2010, 7-20-2011) despite Tony Konkol telling you and Metro that 
the City Commission had made such a decision. Rather the City 
Commission instructed staff to consider more industry (specifically 
cottage industry). That is, a simple re-adoption with expanded 
findings violates the official instructions that the City Commission 
last gave to staff. 

The memo further distorts the matter (p. 1 final paragraph to 
p. 2 first paragraph). Without the authority of the city, your staff 
(Tony Konkol) asked Metro to change its Industrial lands map. It 
was purported that Oregon City no longer needed the industrial 
land; however, no evidence of that has ever been presented. In 
fact even now, the Oregon City News reports (10-28-15 p. A1, 
A 11 ): "Clackamas county ... officials ... are looking for more 
industrial and employment lands ... Clackamas County has a 
shortage of employment land." "50-100 acre", "flat, continguous 
sections of land" are particularly lacking -- just the type of land 
that this airport and golf course present. OCCP Policy 2.6.1, 
2.6.2, 2.6.3 and others require ensuring there is enough industrial 
land in the UGB, that land planned for industrial is so used and 

ENTERED INTO THE RECORD 
DATE RECEIVED: I 1 /7-~j'l.-0 . 1 5 
SUBMITIED BY: t::L.'.r2 . .c-Udy, (7.i,.... 

SUBJECT: LE--15- ~.::. 3 
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protected, and that citizens should have an opportunity to be 
close to their workplace. 

Because of confusion about the legislature's "grand bargain" 
on urban and rural reserves, the court failed consider this case, 
which allows Metro's error to stand. 

In your staff report (p. 3) the acreages of the concept plan 
sub-districts are compared with the 2002 and 2004 UGB 
expansions for industrial land and the now-shrunken Metro Title 4 
Industrial Land. The staff report fails to mention that the 2002 and 
2004 308-acre expansion, justified soley to meet industrial need, 
yielded 0 net acres (or 0°k) for the 2004 portion and 75 net acres 
(or 30.6°k) for the 2002 expansion (or 24°k overall). Even the 
shrunken Title 4 industrial lands continue to be 22% wasted with 
NEC campus being 47 acres smaller (173 of the 220 acres or 
78.6% ). The NEC industrial subdistrict is on the mostly 
unbuildable part of the concept plan area, dissected by canyons 
and crossed by a network of regional transmission line corridors. 
(See the Buildable Lands map from p. 13 Fig. 7 of the remanded 
BRCP). 

The BRCP violate Statewide Planning Goal 9: Economic 
Development in that it does not contribute to a stable an healthy 
Oregon City in terms of the job: housing ratio and it does not 
"include an analysis of the community's economic patterns, 
potentialities, strengths, and deficiencies as they relate to state 
and national trends" an it does not "provide for ... an adequate 
supply of suites of suitable sizes, types, locations, and service 
levels for a variety of industrial and commercial uses consistent 
with plan policies." 





The Planning Commission should honor the justification 
given to the public for these expansions yield industrial lands; it 
should honor LUBA's decision that the yield is insufficient; and it 
should honor the City's commissions instructions that more 
industrial land be considered in the "yellow" residential zone. The 
staff needs to do this right. 

Citizen Involvement and Public Comment 

The City has not fulfilled its Goal 1 Citizen Involvement 
responsibilities regarding this concept plan, because the 15-
member Citizen Advisory Committee did not have its couple 
citizen seats filled with citizens, but instead was filled with 
developers and officials, because surveys of the public, including 
the city's own, indicated strong public opposition to this plan 
which violates Criteria 3, and because of similar reasons 
previously given before LUBA. 

Infrastructure Funding 

The City has not yet determined how it could fund the 
Beavercreek Rd. Concept Plan infrastructure and violates Title 11 
#8 ("provision for the financing") Its recent master plans on water, 
sewer and transportation were unable to find a funding 
mechanism adequate to fund the necessary infrastructure. 

The water master plan is unable to decisively determine how 
$2 million in annual maintenance can be funded; it makes no 
effort to determine how new water infrastructure could be funded 
e.g. a water reservoir that would be needed to provide water 
pressure to the BRCP area. As the Beavercreek Apts, within the 
BRCP area, were approved, it was based on out-of-district water. 
Although the Water Master Plan anticipated need would trigger 





the provision of infrastructure, that trigger failed to operate in its 
first test-with the Beavercreek Apts. 

The sewer master plan does not provide a working, funding 
mechanism to get the sewer into Beavercreek Rd. as would be 
needed to build out the BRCP. As the Beavercreek Apts, in the 
BRCP area, were approved, their sewage was diverted to an 
adjacent drainage basin despite that capacity being needed for 
the adjacent basin's own buildout. The conditions of approval 
determined that the first BRCP development will not have to help 
fund its portion of the Beavercreek Rd. sewer. (Staff Report, p.21 
errors in paragraph 2). It also will not have to fund removal of 
constriction in the 213 portion of the system where the City nearly 
declared a moratorium according to the City. 

The transportation system plan shows that the cost of 
providing needed road infrastructure is more than tens of millions 
beyond the city's available finances. Beavercreek Rd. will be 
constricted to 3 lanes by the Beavercreek Apts; however, the 
parallel roads in the BRCP cannot be built out due to lack of 
funding and the TSP shows these roads do not have funding in a 
time frame relevant to the BRCP. Some of these failures are 
already serious with current city capacity e.g. the Hwy 
213/Beavercreek Rd. intersection, further intersections down Hwy 
213, Beavercreek Rd. capacity, and 1205. Proceeding with the 
BRCP violates Statewide Planning Goal 12: Transportation 
because of the "adverse social, economic and environmental 
impacts" that result from the congestion increasing further above 
standards. Title 11 #9 is violated by the failure to protect the 
capacity and function of state highway interchanges. 
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n y~ Ludlow blasts Eagle Landing project 
From page 1 

that a similarly long battle lies 
ahead between the county and 
Tri-City's member cities. 

"It's all about producing the 
lowest rate possible," Savas 
said. "But unfortunately politics 
enters a lot of decisions." 

On Dec. 10, the regional 
wastewater committee will have 
its last meeting of the year, 
when Savas sees an urgent 
need to find some consensus. 

"I don't see a Jot of fame or 
fortune in controlling a local 
wastewater district," Savas said. 

Ludlow argued that the fact 
tbat·all three cities have inter
im 'lilanagel'S-tias led to a steep 
learning curve for county offi
cials to get city leaders in the 
loop on sewer issues. 

"Sooner or later we are going 
to have to agree on the f;lcts,'' 
Ludlow said. "The last thing 
that this county needs is that 
M-word called moratorium." 

Enough sites for ddvelopment? 
The next question about a 

perceived local shortage of 
lands for job c!·eation struck a 
nerve among commissioners, 
who are divided on the region
al government's position that 
the Portland metropolitan area 
currently has enough develop
able sites. 

·Recommendations recently 
. issued ·by Martha Be_nnett, 

chief operating officer of Met
ro, calls for no further expan
sion of the urban growth 
bounda~y at this time. The re
port sparked controversy 
among <';; ' a• , ' 'Un i and 
Washington County officials 
who are Jnol<inl2' for ''1rir<> in
d u,; r. ·- anti e1l1p1oyment 
' ; ml::;. 

The majority of the county 
commission, including Ludlow, 
recommended that Commis
si<mer Martha Schrader vote 
against the report as the coun
ty's representative to the Met
ro Policy Advisory Committee. 
She decided to vote in its favor, 
after an arnen~ent to the re
port passed addressing .some 
of Clackamas County's con
cerns. She resigned from her 
position as Clackamas Coun
ty's representative to Metro 
after Ludlow expressed his dis
may at her vote. 

Metro President Tom 
Hughes donated $1,000 to 
Schrader' s re-election cam
paign on Aug. 13, just three 
weeks before her vote. Schrad
er is being challenged by Steve 
Bates, a former chairman of 
the Boring Community Plan
ning Organization . While 
Bates accuses her of Metro 
over the trust· of her col
leagues, Schrader has ex
plained that she needed to tai
lor her vote to changing·cir
cumstances. 

Schrader ackn? wledged that 

'lacl1anrns Count\ h"s a short.
ge 01 ~mployment Jaml. How

ever, she said the county has a 
great-economic development 
team to help developers find 
shovel-ready sites. The team 
also identifies future land-use 
needs and what rules might 
neEd to change to accommo
date new development. 

~1 do think this county will 
be successful/' Schrader said. 

Standing with Schrader on 
the issue, Commissioner Jim 
Bernard said if "\\'.e keep creep
ing out into our valuable farm
land,'.' it would be at the cost of 
ignoring available land that's 
underdeveloped and well
served by public transporta
tion and other transportation 
infrastructure. 

"McLoughlin Boulevard is 
an opportunity that is not un
like Kruse Way;· Bernard said. 

"Tbereareno ::;·_.,.., -M~e 

sites on McLoughlin," Savas 
retorted, although be agreed 
that there were some good op
portunities on the thorough
fare. 

"None of us can even imag
ine," Bernard argued, what the 
future of business needs will 
be, so he called into quesHon 
colmry commissi<mers who ar
gued that the county needed 
ft l... _,ttoussectionsofland 
for development. 

'·Are we planning for the fu
rure or are we just looking at 
the status quo?" Ludlow asked. 

~ landing prqject 
County commissjoners ex

presseft fears that"the Eagle 
Landing project would not be 
going forward. but they de
clined to elaborate on the rea
sons that the developer might 
be getting cold feet 

"$10 million is a lot of money, 
but in the sch~me of things of 
100 million square feet, it's 
chump change,;' Ludlow said of 
the county's pottfptial contribu
tion to tbe projeel ·"I got a real 
pro~lem,., Ludloy. said, with 
traffic and depsity~t the site of 
what he catted' a "corporate 
giveaway." ~' ~ 

WbenLudl 'dded thatthe 
county needed o look at other 
ways to help working p~ople 
and create jobs, Bernard joked. 
"You sound like a liberal there, 
John." 

Savas, Schrader, and Com
miss!oner Taotie sinith took is
sue \\itb Ludlow's "giveaway'' 
interpretation. Savas called the 
project a "great deal" for Clack
amas County, and Schrader 
pointed out that the deal would 
not go thl'ough if the project 
doesn't work out. Schrader said 
that the county's offer to forgive 
certain project fees if the proj
ect mo\·es forward gained the 
suyport of the nearby city. 

-our partners in Happy Val
ley were very, very interested 
in St:eiug a deal like this un
fold,'" she said . 





Oregon City Commission Meeting - Public Comments 
August 19, 2015 

Elizabeth Graser-Lindsey 

I was surprised to hear Tony Konkol tell the Planning Commission on 

June 22, 2015 that in the fall the Beavercreek Road Concept Plan, 

remanded by LUBA, will be re-adopted rather than revised and adopted. 

The City Commission never decided in favor of a simple re-adoption. 

In 2002 and 2004 Oregon City and Metro said more industrial land 

was needed in Oregon City. 308 acres were added to the UGB for 

industrial (2002: 245 acres and 2004: 63 acres). 453 acres were planned 

as the Beavercreek Rd. Concept Plan which included this and pre-existing 

industrial land. The concept plan yielded only 54. 7 industrial acres of the 

308 new industrial acres, none of which is from the 2004 UGB expansion 1. 

This low acreage yield was not reported to the PAC (committee), City 

Commission or the public, so they didn't know. The concept plan said that 

it had the 120 acres of industrial land as Metro wanted, but this industrial 

land largely pre-dated the new land. The concept plan also placed those 

few new industrial acres in the most unbuildable, dissected part of the site. 

(Attachments A and B). LUBA remanded the concept plan decision for not 

1 Graser-Lindsey v. Oregon City, 59 Or LUBA 388 (2009), 407, 412. LUBA's numbers range from 54.7 to 
74 to 81 acres. 





protecting the industrial land (according to Metro Title 4). Graser-Lindsey 

v. Oregon City, 59 Or LUBA 388 (2009). 

Oregon City continues to need those industrial land as the City 

continues to have a very poor job:housing ratio. Consequently City 

residents have to commute out of the City to often distant jobs, congesting 

the roadways. The lack of jobs deprives the City of business taxes which 

are more lucrative than residential taxes, because business uses less 

services than residential. 

In response to the remand of the Beavercreek Rd. Concept Plan, the 

Oregon City Commission never decided to have Metro shrink the City's 

industrial land on Metro's map by making the industrial land residential. 

(Attachments C and D). That was done behind the scenes by Tony Konkol 

and Metro staff. A transcript of the Nov. 9, 2010 City Commission Work 

Session (Attachment E) shows that the commission did not make the 

decision on how the remand was handled and they were not informed 

about what the staff was doing - including after their request. By false 

answers2 and vagueness Tony Konkol prevented the commission from 

2 For example, when Mayor Neeley (00:05:05) and Commissioner Nicita (00:03:35) think the City could 
revise its concept plan rather than Metro revise its design type designations and question how the City 
will decide, Konkol doesn't reveal to them that he has told Metro that the Oregon City Commission has 
requested this design type change. He is acting without authority and lying to the commission and Metro 
about it. 

Tony Konkol (00:02:29) says to the commission, "most likely in January" when the Metro schedule 
(Attachment F) shows the decision will be made Dec. 16, 2010. 





learning what he was about finished doing with Metro without the 

commission's awareness or approval. 

At the July 20, 2011 City Commission meeting it was decided how to 

proceed. "Reconsideration of the yellow areas for greater cottage 

manufacturing in those zones" was decided to be part of the city's remand 

process. (Attachment G). However, in summarizing the Commission's 

decision on Jan. 11, 2013, Tony Konkol omitted the Commission's decision 

to look at cottage manufacturing. (Attachment H). That omission 

continued on June 22, 2015 when Tony said to the Planning Commission 

that the concept plan would come up for re-adoption in the fall. He claimed 

erroneously that that was the City Commission's decision and he 

determined that none of the Planning Commissioners had institutional 

memory of the previous decision making. 

It is false that the previous City Commission wanted a simple re

adoption. In addition, residential use of land included in the UGB for 

industrial use harms the City which needs the full measure of family wage 

jobs. It violates OCCP Policy 2.6.8 " ... lands east of Clackamas 

Community College ... should be designated in a manner that encourages 

family-wage jobs in order to generate new jobs and move towards the city's 

employment goals." And it violates the public trust. Finally, the concept 





plan industrial lands should be useable and not fragmented by unbuildable 

canyons and easements. 

Oregon City could be run with just staff, but the City needs the City 

Commission to oversee what is happening and ensure that it is in the public 

interest. When you disregard your instincts and don't guide staff, the City 

loses3
. LUBA will defer to you, but if you go against your better judgment, it 

can harm Oregon City. If you let staff ignore the need for the full measure 

of industrial land, the City loses its opportunity to improve its job:housing 

ratio and its budget. 

3 Recently, the commission agreed Beavercreek Rd. needs 5 lanes of right of way, but you didn't require 
this relatively easy modification; harm, such as degradation of mobility and liveability, can come from 
your deferring to staff. You let the BC apartments take sewage capacity needed for Glen Oaks buildout; 
that could choke off build out of that neighborhood. You allowed the BC apartment developer not to 
contribute to the Beavercreek Rd. sewer line; that could compromise that line, needed by the concept 
plan area, ever being built. 

Much of your staff themselves seem concerned as indicated in their reports. They indicated the 
similarity of Glen Oaks to sewage moratorium areas, untested l&I needed for Glen Oaks itself, the 
213/Beavercreek Rd. intersection unable to meet state standards and so forth. 





ATIACHMENTS 

A. Buildable Lands (Beavercreek Rd. Concept Plan, p. 13) 

B. Land Use Sub-districts (Beavercreek Rd. Concept Plan, p. 16) 

C. "Attachment 30 Oregon City Title 4 Land Requested Changes" 

D. Metro Design Types Compared with BRCP Sub-districts 

E. Transcript of City Commission Nov. 9, 2010 Work Session 

F. Metro schedule for "2010 proposed capacity ordinance" 

G. Minutes of City Commission July 20, 2011 Meeting 

H. 1/11/2013 Staff Report on Beavercreek Rd. Concept Plan 
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Land Use Sub-Districts 

Figure 8 illustrates the five land-use "sub
clistricts" of the concept plan area. Each has 
a specific focus of ~9 use and intended 
relationship to its ~ettiµg and the plan's 
ttansportation and· open space systems. Each 
is briefly described below and illustrated on 
Figures 9 through 12. 
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Figure 8 - Land Use Sub-districts 
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·--_ i:?<·,_--... City Commission Wmk Session 
. . . . _; . . · ·._ . 

November 9, 2010 
http://oregoil~ty.granicus.com/MediaPlayer.php?view id=6&clip id=519 

- : .• !'"-. . :..~~ .• -: • • 

Doug Neeley, City ~mtnisSion President 00:00: 17 ... .And with that we will go ahead and 

convene the work ~~i· And have the roll call. . 

[Roll Call: Wuest,.~ Nici1a, Neeley] 

Neeley: Does anyone have any future agenda items for the cmrent commission? 

Jim Nicita, City Commissioner (00:00:39): Uhm, I do. Uhm I'd like to uhm There has been 

some discussion recently. And I have just aught glimpses of it being mentioned and I'd like to 

have a full~ discussion and what it relates to is the effort of City to work with Metro on having 

uhm whatever its standards are regarding what they have set up for the Beavercreek Concept 

Plan area to be reconfigured and remned to conform~ with the Bfaverereek Concept Plan. I 

have never been completely sure what that is all about uhm but I think I would like to have a 

deeper discussion of that. 

Neeley: I think that's fine. And I think we~n have our attorney here to participate in that study 

session 

Nicita: What's the timeline on that? 

[City Administrator] (00:01 :40): So just so I am clear you want a work sesmon perhaps on the 

Metro plans and how they mess with our Beavercreek concept plan. 

Neeley (00:01:4): Yah, in tenns of the appeal, right?. 

Nicita: Y ah, there is a land use appeal that got remanded to us regarding Beavercreek and we 

have to address~ 8ome how. And the discussion that I think I have heard from you Tony was 

that part of one of the options and there are actually going tQ be some Metro hearings on this· iri 

the not.too distant future about whether we are going to conform to Metro's prototypes or we're 

going to have to ask Metro to change theirs to conform to OUlS. I am not sure what all that is 





_i'~:~,_.::>~~·and I would like to have a deeper discussion about that uhm and.I was wondering if you 
.::;.· 

know the time lines are for the Metro hearings on that. 

Konkel (00:02:29): So, so, right now we have these design types :from Metro and one of the main 

findings on the remand from LUBA was that the concept plan didn't conform to the design types 

on the Metro urban design type map. So right now Metro is going through~ hearing~ . 
and they're going to change the employmCnt designation on their 2040 map that we need to 

comply with to match the Beavercreek concept plan so tbaes what they are going through right 

now. They're going to start their hearings in ubm mid December, it's probably, most likely in 

January I imagine uhm in order to get through all the information so that would be then Metro 

would make that decision to amend their 2040 design type map and then obviously their decision 

is appealable through that proce8.'. Once that decision is final, we would come back through the 

city commission to make new :findings demonstrating compliance with the 2040 map as newly 

adopted. 

Nicita (00:03:35): I think the issue that I am confronting that I want to discuss either during a 

work session in December or before hand and if that is what Metro's hearing ~e is on is I 

don't know that ubm the commission ever, ever requested. .. I can't remember during my tenure. 

Or whether it might have happened before ·J!anci I am not sure how this city arrived at the .. 

decision to ask Metro to change its design tjtpe to conform to the Beavercreek [microphone 

dimmed] concept plan rather than us reconforming the concept plan accoxding to the LUBA 

remand to conform with their design type. I don't know what is preferable I am just I am just 

completely unaware of what 1he proce$CS have been what the considerations have been. Uhm 

And I think that is a commission decision, ubm but I don't know when or how that decision was 

made. And that is why I want to go into it in some detail. 

[City Administrator]: Well let me let me suggest that we can do a little research on diat and get 

back to the oouncil with something in writing for you first. And then if you get the information 

you need ftom-thatjn the meantime it looks like Metro they're going to be getting closer to 

making some decisions on that too. So why don't we produce that first and then if you still want 

if there is a need for more discussion at a workshop or another decision we can accommodate 

that too. 





· .. -/~-~/·' 
" .. L jP'.i~· ,• 

--~~ :!·.· 

:{}':::/ 
Neeley (OOiQ~.=~~): I j~ have one question of follow up that I will address to Mr. Konikl. Did 

· :J_·J' the 1emfuk.i~fA.:1~p~~/~~rMetro though and not to us? Or do you know? If you don't know that 

•. !( Qtfband.'t~il::'i'< 
Kone!: I ~~~iqi()~that offhand It was a Metro requirement but it was our. decision so we 
were ~&tj;~:t:· . -

Neeley: Ii'~~~ Miotro is 1he one that is addressing it and not us . 
. . ::. :·:_--. ·-~- ~ - ~ 

Konkol: j"~.a-Metro code criteria that was very vague . 
. -~ ... !;'/· .. 

Neeley: ~~t, well, is that alright for you? 

Nicita:(60i95:36): Yes, I have another item. 





~ Metro I Making a great place 

2010 proposed capacity ordinance 
The Metro capacity ordinance proposes to amend regional policies with the inteAt of focusing more 
of the region's residential and employment growth. over the next 20 years, inside the current urban 
growth boundary to create safe. livable communities, promote economic development and good 
jobs, and protect our natural areas. 

The capacity ordinance includes policies aimed at: 
• Prioritizing regional investments to support development in town and regional centers, 

employment areas and transportation corridors, in order to promote compact urban form, 
reduce greenhouse gas emissions, and get more out of investments already made in these areas 

• Protecting industrial lands from conversion to non-industrial uses. such as for places of 
assembly, schools and parks, in order to preserve that land to meet needs for new 
manufacturing jobs 

• Making town centers and areas along· major streets and transit corridors more walkable and 
convenient for aH modes of travel 

• Planning more thoughtfully for future expansions of the urban growth boundary, ensuring that 
there are public structures and financing available - from private and public sources - before 
the UGB is expanded so that growth and development can be supported once a UGB expansion 
occurs 

• Providing more housing choices for people at all income levels in future UGB expansion areas 

It is anticipated that. by adopting the capacity ordinance, the Metro Council will accommodate at 
least half of the expected residential and employment growth that our region will see over the next 
20 years, within the current urban growth boundary. Any remaining amount of growth not 
accommodated by the capacity ordinance will be considered by the Metro Council through possible 
UGB expansions sometime in 2011. 
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CITY OF OREGON CITY 

CITY COMMISSION 
MEETING MINUTES 

July 20, 2011 

1. Convene RJt,quear ;1eeting .oi Julv 20, 2011'-aO.ci RoJlCajl 

Mayor Neeley called the meeting to order at 7 p.m. 

Roll Call: Mayor Doug Neeley; Commissioner Betty Mumm; Commissioner James Nicita; 
Commissioner Kathy Roth; and Commissioner Rocky Smith, Jr. 

Staff David Frasher, City Manager; Ed SuHivan, City Attorney; Mike Conrad, P · 
P..ant: Public safety Director; Scott Archer, Community Servi · ~o>. 

Community ~ Director, ~ ~. p Plan was remanded was the City relie~ 
Human Resou~ Di~ Ustri~ ~2".j, and LUBA found even though Metro said .it 
Recorder; their map. Staff a.skec fur the limited remand because things had 
mce the original adoption that needed :-: .J; induded in the plan. 

MAIN MOTION: 
Motion by Commissioner Betty Mumm, ~b:; Mayor Doug Neeley to remand the Beaveraeek 
Road Concept Plan to the Planning CommlSsion ar:d reopen the record for a limited purpose of 
addressing the protection of industrial lands{transp.Ost!tion, utility and service adequacy, and tt)attt: 
pubtic hearings would not commence until the:tlspartment of Land Conservation and DeVelopment 
staff report had been issled. . . 

AMENDMENT #1: _ 
Motion by Commissioner James Nicita, second:.by Commissioner Kathy Roth to amend the motion ~ 
add reconsideration of the yellow areas for~~ cottage manufacturing in those zones. 

VOTE ON AMENDMENT #1: , 
A roll call was taken and the motion passed with Commissioner James Nicita, Commissioner Kath) 
Roth, and Commissioner Rocky Smith, Jr. VOfin9 aye and Mayor Doug Neeley, Commissioner Bet.; 
Mumm voting no. (3:2:0] 

VOTE ON MAIN MOTION, AS AMENDED: .. 
A roll call was taken and the motion pas9ed With Mayor Doug Neeley, Commissioner Betty Mumm. 
Commissioner James Nicita, CommissionerJ(athy Roth, and Commissioner Rocky Smith, Jr. voti::g 
aye. [5:0:0) · 

c. Canemah Neigh~arhood Park ?!a\!t;:.mw'!d Eo.Ym~-e-:;i ~;urche!~ amiJ-:~:afl 
P·ilreer1.e't( 

Mr. AR:her stated construction was underway at Canemah Park. The playground ~Jleing done as 
a separate item to involve the neighborhood in the design. The neighborhood voltan(e_ere~HoJnstalt 
the playground equipment which would save $12,000. The purchase of the equ~pm~;'~va~. being 
done through the State procurement process. The total cost of the project was $92,118· and was well 
within the budget. 

City Commission Minutes July 20, 2011 
Page4of6 
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City of Oregon City 

Staff Report 

File Number: 13-049 

Agenda Date: 1111/2013 

To: City Commission 

From: Community Development Director Tony Konkol 

Status: Ag~rida Re~dy 

Agenda #: q· 0\, .. 

File Type: Report 

SUBJECT: 
Beavercreek Road Concept Plan 

RECOMMENDED ACTION (Motion): 
Goal 4: Enhance the livability of the Community 
Milestone: Complete the adoption process of the Beavercreek Road Concept Plan 

BACKGROUND: 
The Beavercreek Road Concept Plan was adopted by the C~ Commission in September of 
2007 and was subsequently appealed to the Land Use Board of Appeals and remanded to the 
City in August, 2008. In December, 201 O the Metro Council adopted Ordinance 10-12448, 
which reduced the amount of land designated for industrial use in the Title 4 Employment and 
Industrial Areas map to conform to the City's Beavercreek Road Concept Plan, reflecting the 
determination that the region had sufficient employment capacity for the next 20 years. 
Ordinance 10-12448, which also includes the expansion of the Urban Growth Boundary 
throughout the region, was submitted to the Land Conservation and Development 
Commission (LCDC) in May of 2012. A decision was issued by LCDC in December of 2012. 
and is premised oo a separate issue, the urban and rural reserves decision, which is currently 
pending a hearing before the Court of Appeals . The deadline to appeal the LCDC decision is 
January 11, 2013, through there is a possibility that the court will hold the UGB/Title 4 appeal 
in abeyance until the urban and rural reserve decision is issued. 

In July of 2011, the Beavercreek Road Concept Plan adoption process was discussed with the 
City Commission and the recommendation was to remand the concept plan to the Planning 
Commission and re-open the record for the limited purpose of addressing the protection of 
industrial lands and transportation, utility and service adequacy and that the public hearings 
would not commence until Department of Land Conservation and Development staff report 
had been issued. 

In light of the reliance of the UGB/11tle 4 decision on the outcome of the urban and rural 
reserves decision, additional delays in processing the concept plan are expected. · 

City of Oregon City Page1 Printed on 11'/2013 





City of Oregon City November 23rd, 2015 
City Commission Meeting 

Testimony of Christine Kosinski, Unincorporated Clackamas County 

RE: File LE I 5-0003 Re-Adoption of The Beavercreek Road Concept Plan 
State Goal 7, Failure to meet State Goal 12 
Title 4 
ORS 105.465 - Real Estate Disclosure Law 

I request that the City keep the hearing open and continue it, giving the Planning Commission the time 
needed to research and validate the fact that homeowners in the Holly Ln neighborhood, as well as 
many other citizens of Oregon City, are unable to obtain Landslide and Earthquake Insurance to cover 
any losses they may incur. Your research will lead you to understand that the City and County must go 
to the State and Federal Government to legislate plans for Hazard/Landslide/and Earthquake insurance. 
Until this is done, for the City to approve continuous development in hazardous areas and not tell new 
property owners that their property lies in a landslide zone and NO Landslide or Earthquake insurance 
is available, this would simply be perpetuating a lie. See attached article from "Professor Scott Bums" 
which validates that Landslide insurance does not exist. 

The City has NO Transportation System Plan to move traffic from Beavercreek Road to the 1-205 
transportation corridor. 

Your Number ONE priority "is to protect the safety of the people", but you fail miserably. The people 
of Holly Ln came before you many times, filling your chambers, testifying to the many Landslide and 
Safety Issues existing on Holly Ln, they begged you to take Holly Ln out your TSP, but the City 
refused, even knowing future expansion of Holly Ln would jeopardize the safety and the lives of the 
people living here. (failure to meet requirements of Goal 7) 

The Landslide in Oso, Washington, took the lives of 43 innocent people. These people lost everything, 
their lives, their homes, their families, absolutely everything because they COULD NOT get Landslide 
Insurance. The State of Washington now has a task force working to vastly improve their regulations 
over hazardous areas of landslides. 

Two weeks ago, I testified that Lloyd's of London will not underwrite Landslide/Earthquake coverage 
if property is within one mile of a previous landslide. Therefore, the numerous landslides on Henrici 
Rd, at Beaver Lake, on Thayer & Hwy 213, all of these will virtually make it impossible for 
homeowners in the Beavercreek Plan to obtain Landslide/Earthquake Insurance. (failure to meet 
requirements of Goal 7) 

All developments in the hilltop area, Beavercreek & Meyers, the Enterprise Zone, Beavercreek Rd 
Concept Plan, Old Bus Barn, all are affected by the inability to purchase Landslide/Earthquake 
insurance, Thus, my suggestion to Oregon City to meet with the State and Federal Governments to 
develop a plan to cover these areas with risk insurance. This must be done prior to any approvals for 
development. The City is tasked, by State Law, to "protect life and property from natural disasters and 
hazards." (failure to meet requirements of Goal 7) 

ENTERED INTO THIEt!~CtO 
DATE RECEIVED: . 1-~ ri<:> 1$ 
SUBMITTED BY: 9<£1':>1 Ne ~1~ 
SUBJECT: LS-1S--cco·::; 

t->J - = 



Your Number One responsibility is to "protect the people." If you approve this plan then you are just 
continuing to perpetuate a big lie to the people. You are not protecting them when you approve 
development in hazardous areas and where the people can't get insurance to cover their losses. By your 
reluctance to act, you are killing citizens should a disaster strike. You are placing people in dangerous 
situations without their knowledge. Let me ask you, just how many SDC's in money is worth a human 
life? In Oso, Washington, 43 human lives were lost due to government's failure to act and protect the 
people. Will you do the same? State Law demands more of you, it demands the full truth! 

The Beavercreek Rd Concept Plan should not be approved for all the above reasons, as well as all 
additional reasons listed below: 

Failure to meet requirements of Goal 7 
Failure to meet requirements of Goal 12 
Failure to upgrade City Comprehensive Plan (must be done every 5 years) 
Failure to Protect the Safety of the People 
Failure to support State Law ORS I 05.465 - Real Estate Disclosure Law 
Beavercreek Plan approved by City against the will of the people 
Failure to listen to the people and allowing them to participate in every part of development 
City has NO Transportation Plan to move traffic from hilltop to the I-205 Transportation Corridor 
City continues to refuse to take Holly Ln out of the TSP, even realizing the danger to their lives. 
City should take Thayer Rd, Maplelane, Morton Rd, Holly Crest, Donovan out of TSP for slides. 
City continues to approve development in hazardous areas of steep slopes and landslides 
City has failed to upgrade their Landslide Regulations, using City of Salem Template 
City has not changed Landslide Regulations as suggested by GRI Consultants - Park Place Plan 

City has not been pro active in meeting with State/Federal Government to provide insurance coverage 
for homeowners living in hazardous areas who are unable to obtain insurance for their losses. 

City has not placed a temporary stop on development in risk areas, pending legislation from the State. 

City lacks Infrastructure to develop in the Hilltop area, not enough water, close to moratorium in some 
areas due to sewer incapacities as well as storm water, no roads, no transportation system. 

City continues to develop on Beavercreek Rd even though Beavercreek & Hwy 213 is failing. 

Comply with SB 1211 (1997) 
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A Call For Landslide Insurance For 
Homeowners 
By DAVID HYDE (!PEOPLE/DAVID-HYDE) & MARCIE SILLMAN (!PEOPLE/MARCIE-SILLMAN) • 

MAR 26, 2014 

Twitter (http;//twjtter.com/jntent/tweet?url=htto%3A%2F%2FwwwJinyurl.com%2Fk9hh9uk&text=A%20Call~ 

(http:! /med i ad.pu blicbroadcasti ng.net/p/kuow /fi les/styles/x_ I a rge/public/201403/osomudsl ide

Govl nsleeaerial 1.jpg) 

The death toll continues to rise as crews search under the debris after Saturday's mudslide in 
Oso. 
FLICKR PHOTO/GOVINSLEE (CC-BY-NC-ND) 

Listen 
6:31 

http://kuow.org/post/call-landslide-insurance-homeowners 11123/2015 
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Drive public radio forward . 
Donate your car to support KUOW. 

Marcie Sillman talks with Scott Burns (http://geology.pdx.edu/node/67), a 

geologist and landslide expert at Portland State University, about how he 
hopes the tragedy in Oso will lead to landslide insurance for homeowners and 

better landslide hazard maps to prevent future devastation. 

Sillman: Where in Washington state do we have good landslide hazard maps? 

Burns: One of the best ones is down in Cowlitz County. They had the 1998 

landslide, the Kelso landslide, which was an incredible landslide that 
destroyed 60 houses. [Department of Natural Resources] in Washington 

responded and put out what I think is an excellent example of landslide 

susceptibility or hazard mapping for that county. 

Sillman: It sounds like a great idea in response to a tragedy. Why don't more 

cities or counties act proactively to get good landslide hazard mapping? 

Burns: I wish they would, but every county budget or city budget is stressed. 

They just don't have enough money. Unless they are pushed to the point of 

being asked to do that, they won't spend money for that. 

We have the ability to make really, really good maps because we have LIDAR, 

which is this laser imaging system where we can see right through the trees, 

see the ground, and see where past landslides have occurred. That's the first 
step in making a really good quality map. 

http://kuow.org/post/call-landslide-insurance-homeowners 11/23/2015 
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Sillman: The Army Corps of Engineers did have a report on the risk of a 
catastrophic slide [near Osol that dated back to 1999. We spoke to the author 

of that particular report, Dan Miller, yesterday. Would better information or 
better mapping necessarily have made people safer? 

Burns: It's all a communication thing. Dan Miller's report was excellent. So, the 

county had the information. The problem is that it did not get communicated 
to the commissioners in the county or the land-use planners. And they should 

have not allowed those permits to have been given. 

Sillman: One of the issues in this whole tragedy is landslide insurance. Why do 

you think that landslide insurance is a key to make people safer? 

Burns: This is the last of the major geological hazards that normal 

homeowner's insurance does not cover, and it is rare that people will get 
landslide insurance. You can buy it through Lloyd's of London. They're the 

ultimate insurers, but it's so expensive - a minimum of $1,000 a year and it 

goes up from there. 

All those people who lost their houses in the Oso landslide have lost 

everything, and there's no insurance covering them. We lost lives. That is the 

worst thing. But then property is the second thing. Hopefully, this will be 

enough of an impetus to take us to the next level and put more pressure on 

insurance companies to possibly come forward with landslide insurance. --

A great example is New Zealand, where I used to live. I was down in the 

country when they had the big earthquake a couple of years ago. Every house 

in the country has all-hazard insurance, which covers earthquakes, floods, 

volcanic eruptions, tsunamis and landslides. Everybody pays into this, so if you 

have an event you're covered. I'm hoping that someday we get to that level 

here in the United States. It's going to take time. 

http://kuow.org/post/call-landslide-insurance-homeowners 11/23/2015 
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December 14, 2015 

Vanessa Vissar 
TriMet 1800 SW 1st Avenue, Suite 300 
Portland, OR 97201 

RE: Draft SE Service Enhancement Plan 

Miss Vissar: 

Public Works 

625 Center Street I Oregon City OR 97045 

Ph (503) 657-0891 I Fax (503) 657-7892 

We are pleased to see the proposed increase in service in Oregon City! The draft SE Service 
Enhancement Plan includes increased frequency during the week, the addition of service hours 
on weekends. We welcome these enhancements as they showcase the importance of a public 
transportation system and strengthen the value of this resource. Additionally, we would like to 
see planning for the following future areas: 

Meyers Road Extension 
Oregon City, Clackamas Community College (CCC) & the Oregon City School District continue to 
work together to get Meyers Road extended to Hwy 213. This extension of Meyers Road will 
allow: 

• Increased Safety & Efficiency: Routing TriMet buses through the Community College and 
out Meyers Road once it is constructed provides better flow and safer routes. 

• Spur Development of Industrial Sites: Properties along the Meyers Road extension are 
projected to bring over 1,000 family wage jobs, helping to support the region's 
economic growth. 

Clackamette Cove Development 
The Clackamette Cove comprises approximately 80 acres of land and water just north of 
historic downtown, and is easily accessible from Main Street. The proposed project includes 
439 dwelling units, 85,000 sf of general office, 15,000 sf of restaurants, 50,000 sf of 
medical/dental office space, a marina with private boat docks, and a public park surrounding 
the Cove. 

• Expanded Service: We would love to see service to this area in the future to serve this 
upcoming development. 

City of Oregon City I PO Box 3040 I 625 Center Street I Oregon City, OR 97045 
Ph (503) 657-0891 www.orcity.org 



TriMet Service Enhancement Plan Comments 
December 14, 2015 
Page 2 

South Oregon City Community /Jobs Connector Shuttle 
Oregon City looks forward to working with TriMet, Clackamas County and Clackamas 
Community College on the opportunity to implement a shuttle between the current Oregon City 
Transit routes and Clackamas Community College, through the southerly areas of Oregon City. 
This service will provide necessary transportation connections. 

• Economically Distressed: Business Oregon considers Oregon City as a distressed City in 
2015, the factors that contribute to this are lower than state average for Bachelor's 
Degree or higher, higher unemployment rate than state average and lower than state 
average per capita personal income. All factors that could be improved with increased 
transportation options to CCC. 

• Access to Education: Improving access to CCC will allow more residents access to higher 
education and career technical education programs, 20% of students have cited 
transportation as a significant barrier to education. This is a key component of 
expanding the pool of trained workers in the region. 

• South End Concept Plan: In April 2014 the City adopted the South End Concept Plan. 
This work included looking at how to serve this future development area with Transit. 
One option in the plan included a new local loop route that connects to the Oregon City 
Transit Center and serves the South End Concept Plan area, and the residential areas 
along South End Road, Partlow Road, Central Point Road, Warner Parrott Road, 
Canemah Road, Telford Road, and Center Street not currently served by transit. 

Thank you for allowing us the opportunity to comment on the Draft SE Service Enhancement 
Plan. Public transportation performs a significant role in finding solutions to the many 
challenges facing our residents today. 

Sincerely, 

M. Lewis, P. 
lie Works Director 
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625 Center Street

Oregon City, OR 97045

503-657-0891

City of Oregon City

Meeting Minutes

Planning Commission

7:00 PM Commission ChambersMonday, April 8, 2013

Call To Order1.

Chair Kidwell called the meeting to order at 7:06 PM.

Paul Espe, Zachary Henkin, Damon Mabee, Denyse McGriff, Robert 

Mahoney, Charles Kidwell and Tom Geil
Present: 7 - 

Tony Konkol, Carrie Richter, Laura Terway, Christina Robertson-Gardiner 

and John Lewis
Staffers: 5 - 

Public Comments3.

There were no public comments.

Public Hearing4.

PC 13-027 Pavilion Park 2: Request for an 11-Lot Subdivision, Zone Change and 

Geologic Hazards review.  

Chair Kidwell reopened the public hearing.

Laura Terway, Planner, stated the applicant was requesting a continuance to April 22, 

2013, to address concerns about storm water.

Tracy Owens, resident of Oregon City, lived across the street from the property.  Her 

concern was about the smaller size lots which added more cars to the area and 

caused a safety issue.  She had young children and there was already a problem 

with speeding.  There were also issues with water drainage.  

Linda Stroehecker, resident of Oregon City, lived adjacent to the property.   She 

appreciated that City staff had come to look at the problems on her property that she 

discussed at the last public hearing on this application.  She was concerned about 

chemicals in the water that ended up dumping onto her property.  Regarding the 

rezoning to an R-6, the more houses that went up around her the more sunlight was 

blocked from her property in the backyard which kept it damper with the water.  

Commissioner Geil was concerned about the driveways going onto Pease Road and 

suggested putting in a side road instead.

A motion was made by Commissioner McGriff, seconded by Commissioner 

Espe, to continue TP 12-04, with public comment to remain open, to April 22, 

2013.  The motion carried by the following vote:

Aye: Paul Espe, Zachary Henkin, Damon Mabee, Denyse McGriff, Robert 

Mahoney, Charles Kidwell and Tom Geil

7 - 

PC 13-026 Clackamas County Red Soils Master Plan: Planning Files CP 12-01 and DP 

Page 1City of Oregon City Printed on 10/1/2013
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12-01.

Chair Kidwell reopenend the public hearing.  He read the hearing statement 

describing the hearing format and correct process for participation.  He asked if the 

Commission had any ex parte contact, conflict of interest, bias, or statements to 

declare. 

Commissioner McGriff spoke with the County's representative for clarification on the 

proposed iron fence.

Commissioner Mabee visited the site.

Chair Kidwell was familiar with the site and had been to the site on several occasions.

Ms. Terway presented the staff report.  She explained the subject site in the Redsoils 

campus off of Beavercreek Road owned by Clackamas County and adjacent 

properties, master plan amendment to include the Silver Oak site for the Sheriff's 

evidentiary storage facility, Detailed Development Plan, revision to the 12 foot chain 

link fence to an 8 foot wrought iron fence, landscape mitigation, and Oregon City 

Municipal Code adjustments.  Staff recommended  the applicant have three months 

after occupying the Silver Oak facility to complete all of the construction before 

occupying it for evidentiary storage use.  The building could be used for office without 

any approval from the Planning Commission.  Staff recommended approval with 

conditions.

Becky Epstein, SERA Architects, and Kevin Poppin, Clackamas County Sheriff's 

Department, were the applicants.  

Commissioner Mahoney disclosed he was the next door neighbor of Mr. Poppin.

Ms. Epstein said there would be other tenants in the building, not just the Sheriff's 

department.  The State's court records facility and emergency management would 

also use the building.  She explained the wrought iron fence proposed and passed 

around a sample.  

Mr. Poppin said the storage of evidence was vitally important and discussed how this 

site would have daytime shifts instead of 24 hour shifts and security was a concern.  

The fencing would not provide guarantees that there would not be a breaching of 

security, but it would provide additional deterrant as one of the security measures in 

place. 

Commissioner Mabee was concerned about children running into the fence since the 

park was nearby.

Ms. Epstein said the colors for the fence would be black for the infill material and the 

columns would be painted the same color as the building.  They could occupy the 

building now for office and other storage, but when evidence and State court records 

went in they would need the fence to be up.

Mr. Poppin said there would be many security measures and a monitoring system for 

the building.

William Gifford, resident of Oregon City, was the Land Use Chair for the Hillendale 

Neighborhood Association.  He thanked the applicant for their response to the 

neighborhood's concern about the fence.  He thought it would provide the security 

needed and with the additional landscaping in front of it, it would be adequate for the 

neighborhood.  He asked about the conditions of approval regarding replacing 

Page 2City of Oregon City Printed on 10/1/2013
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existing fencing that did not specify the material for the fencing.  

Ms. Terway said it did not specify material because the applicant did not propose any 

adjustments and it would have to be a permitted material either in the current Code or 

the Code that was in place when the master plan was approved in 2005.  Chain link 

was a permitted material in 2005.

Mr. Gifford asked if landscaping included fencing?  Ms. Terway said all development 

proposed had to be completed within three months which would include the 

landscaping and fence.

Mr. Gifford clarified the fence columns would be every 48 feet.  He discussed 

buildings 11 and 12 which were for retail and office, were those the areas not to be 

considered for a library?  The County had said no to the City purchasing property 

here for a new library and he did not see any footprint that would not be eligible for a 

library.  He asked the applicant if they would look at the possibility again.

Ms. Epstein stated the court records was going to move into the building in May/June 

of this year and would already be in place before the evidence area.  Regarding the 

library, it was not a conforming use on the site.

Tony Konkol, Community Development Director, said the library was not included in 

the original master plan that was approved.  Those two buildings were later phases of 

the whole master plan.  There was no discussion regarding putting a City facility on 

the County property at the time the master plan was approved.  The master plan 

could be amended to include a library if there were negotiations in the future. 

Chair Kidwell closed the public hearing.

A motion was made by Commissioner Mabee, seconded by Commissioner 

Henkin, to approve CP 12-01 and DP 12-01.  The motion carried by the 

following vote:

Aye: Paul Espe, Zachary Henkin, Damon Mabee, Denyse McGriff, Robert 

Mahoney, Charles Kidwell and Tom Geil

7 - 

PC 13-028 L 13-01: Transportation System Plan (TSP)

L 13-02: Associated Amendments to the Oregon City Municipal Code

Chair Kidwell reopened the public hearing.

Christina Robertson-Gardiner, Planner, and Ms. Terway presented the staff report.  

Ms. Terway gave an overview of the Transportation System Plan update .  She 

entered the PowerPoint presentation and public comments received on the website 

into the record.

Ms. Robertson-Gardiner gave an update on the parking code amendments.  Two 

districts would be created, a McLoughlin Commercial Overlay District and Downtown 

Parking Overlay District.  She entered the revised parking overlay map into the 

record to extend the Downtown Overlay to the Amtrak station.  She discussed a letter 

from Rick Williams of Rick Williams Consulting who did the parking study for 

downtown.  Mr. Williams looked at the proposed changes and he not only supported 

the changes, but also suggested to continually work with the City Commission, Code 

Enforcement, and parking management to keep on the pulse of how to actively 

manage the existing on street parking.  She discussed what a 25% reduction would 

look like for the Mcloughlin District as opposed to the 35% and what the 50% 

reduction for the Downtown District would look like.  She then discussed the parking 

management for how they could be enforced.  She explained these districts were for 

Page 3City of Oregon City Printed on 10/1/2013

http://oregon-city.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=1634


April 8, 2013Planning Commission Meeting Minutes

new development for off street parking.

There was discussion regarding concerns about the parking proposal and clarifying 

the letter from Mr. Williams.  

Commissioner McGriff was concerned about people parking in the McLoughlin 

neighborhood and suggested a neighborhood parking management plan before 

approval of the proposed change in McLouhglin.

John Ripplinger of Ripplinger and Associates gave an update on mobility standards .  

He discussed the shift to a volume to capacity ratio to determine the performance of 

an intersection and the increased congestion it would allow.  There would be no 

performance standard applicable for minor streets.  There would be more congestion 

than there was today during peak hours.  The proposed recommendation was:  

where they were obligated to apply the Regional Transportation Plan within the 

regional center and designated arterials and corridors, the City would apply the 

volume to capacity ratio.  For those entirely within the City's jurisdiction, the level of 

service standard would be retained.

Commissioner Mabee pointed out the boundary of the regional center was not 

adopted by the City and was something that needed to be done moving forward.

Mr. Ripplinger said they would be abandoning the am peak hour as a performance 

area to be analyzed and would need to change the Code language and traffic impact 

study guidelines to match what was adopted.  The highest and second highest of the 

peak hours would be analyzed, which were typically the pm peak hours.  

Ms. Terway said four intersections would not meet the mobility standards and were 

State facilities.  Staff proposed to look at these four intersections in greater detail.  

Gail Curtis of ODOT said the Highway Commission had recognized the problem with 

these intersections and had developed policy language that allowed for an alternative 

mobility standard.  This was a region wide problem and it was possible there would 

be a region solution.  She recommended adopting the TSP with the 

recommendations of staff and agree to a refinement plan effort for these State 

facilities that would not meet the current mobility standards in 2035.  They could not 

build their way out of the problem and it was a balancing act between the local and 

State interest.  The State was committed to working with the City and would help look 

for funding opportunities.

There was discussion regarding how the lack of capacity would affect development 

and the need for a refinement plan.

Ms. Terway then discussed the concerns regarding development of Holly Lane .  Mr. 

Konkol explained what was meant by urban and rural reserve areas, Urban Growth 

Boundary, and City limits.

Ms. Terway said part of Holly Lane had been planned through the Park Place 

Concept Plan, but no planning had been done for the part outside of the Urban 

Growth Boundary and City limits.  She said the question was how would it develop 

over time, was the City on the same page as the County, and how did it work with the 

TSP to the year 2035.  Both the City and County designated the road as a minor 

arterial, but the County would have a rural minor arterial standard and the City would 

have an urban minor arterial standard.  For all of Holly Lane to develop to City 

standards, the street would have to have a concept plan and come into the Urban 

Growth Boundary and be annexed.
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Carl Springer, DKS and Associates, discussed the projects proposed for Holly Lane 

including sidewalks and better pedestrian facilities and the funding. 

Paul Edgar, resident of Oregon City and representing the Citizens Involvement 

Council, discussed the downtown parking issue.  The Clackamas County Courthouse 

was used by the whole county, people did not usually have a choice to come, and 

one in five were legally handicapped.  There was no parking for the people coming to 

the Courthouse or the employees of the Courthouse and they wanted to reduce 

parking further.  Tri-Met was reducing bus service and there were no handicapped 

parking spots downtown.

Bob Nelson, resident of unincorporated Clackamas County, submitted a letter into the 

record as Exhibit 2.  He lived on Holly Lane and thought this would degrade the 

lifestyle of the current residents and increase the potential for traffic, safety hazards, 

and landslides.  If the City upgraded the road to urban standards, 50 homes would be 

destroyed.  He requested Holly Lane be taken out of the TSP, to stop putting more 

traffic on Holly Lane with other roads leading to it, and to work with the County to 

develop a good, viable alternative system.

Wendy Nelson, resident of unincorporated Clackamas County, submitted a letter into 

the record as Exhibit 3.  She lived on Holly Lane and thought this fragile 

neighborhood needed to be protected.  Increased construction and traffic would 

aggravate the known landslides in the area.  There was already too much traffic on 

Holly Lane and it was too fast.  It was a major route for school buses and she 

questioned the safety of the children.  If the road did come into the City and was 

improved, the road would come 24 inches within her house.  

Kristi Byer, resident of unincorporated Clackamas County, submitted a letter into the 

record as Exhibit 4.  She lived on Holly Lane.  Holly Lane was a narrow two lane road 

with no shoulder and deep ditches.  It had severly limited site distance and there had 

been numerous accidents due to speed and traffic flow.  There were pedestrians on 

the road as well.  Since the development on Maple Lane, the number of average daily 

trips had increased.  She suggested checking again to make sure Holly Lane traffic 

was not surpassing what was originally predicted by the development and school.  

The County had reduced the speed to 40 mph and improved a sharp curve, yet the 

City had not improved conditions on their boundary.  Newell Creek Canyon was a 

protected wetlands and there would be impacts if Holly Lane was improved.  The 

TSP was lacking in very important data and she requested the Commission answer 

the questions presented before moving forward wtih the TSP. 

Jackie Calwell, resident of unincorporated Clackamas County, lived on Holly Lane.  

She thought it was inconsiderate of Oregon City to plan changes to Holly Lane 

without consideration of the impact those changes would have on the residents on 

Holly Lane.  Those changes would adversely affect the quality of life on Holly Lane.  

The increase in traffic would substantially affect them.

Christine Kosinski, resident of unincorporated Clackamas County, submitted a 

handout into the record as Exhibit 5.  She was on the hamlet of Beavercreek board 

and read a letter from the hamlet.  Most of Holly Lane was in the boundaries of the 

hamlet, yet there was no representative on the City's transportation committee from 

the hamlet of Beavercreek to represent their concerns.  The City had not addressed 

the speeding on Holly Lane or discussed the dramatic impacts the proposed changes 

would have on the hamlet of Beavercreek.  The extension of Holly to Henrici was 

based on a concept plan that had not been approved.  The hamlet of Beavercreek 

voted for denial of the proposed changes to the TSP based upon the lack of safety .  
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Ms. Konsinski then read a portion of a letter she had written regarding the landslides 

in the area which could not be mitigated.  She explained the landslide map she 

provided to the Commission and the effects of widening Holly Lane.  A new 

north/south connector needed to be created.  She requested keeping the hearing 

open until the DOGAMI susceptibility maps were released in May and a complete 

geologic study was performed for the entire length of Holly Lane and the proposed 

extension of Holly Lane to Holcomb.   She did not think a decision on the TSP could 

be made without this new information.  The two biggest threats to Holly Lane were 

landslides and safety.  She thought the City was liable for anyone who might be hurt 

on Holly Lane due to the increased traffic and speeds.

Kevin Manning, resident of Clackamas County, lived on Holly Lane.  Widening Holly 

Lane and putting in sidewalks would make him lose his front yard, he may be forced 

to hook up to City sewer, and backing out into more traffic would be a problem.  

Currently the livability was excellent and he had invested a lot of money into his 

house.  Now he thought he might not want to live there anymore if this was what was 

coming down the pike.  He was behind Ms. Konsinski and her recommendations.

Donna Gates, resident on Holly Lane, lived near Redland Road and had a lot of road 

frontage and canyon on her property.  If it had not been for filling the canyon, Holly 

Lane would have been washed out.  If Holly Lane was enlarged, the City would have 

to fill in the canyon first to stabilize the road.  

Leslie Fish, resident on Holly Lane, said the school buses drivers told him that they 

had been told to use Holly Lane and not Highway 213.  There was construction at the 

intersection of Holly Lane and Maple Lane.  The trucks far exceeded the weight limit 

for the bridge at the bottom of Holly Lane.

Chair Kidwell suggested keeping the record open and postponing the Commission 

discussion until the next meeting.

Commissioner Geil suggested adding a project D48a, which would add a natural 

resources evaluation with a complete geotechnical survey and wildlife impact report.

The Planning Commission was meeting in a joint Work Session with the City 

Commission on April 9 to discuss the hot topic issues.  The parking proposals and 

parking management plan, Courthouse parking, Holly Lane, regional center adoption, 

and refinement of the mobility standards would be issues brought back to the next 

Planning Commission meeting on April 22.

Commissioner McGriff encouraged the residents on Holly Lane to be involved in the 

County's Transportation System Plan update process as well .  The County would be 

coming to the Planning Commission in May regarding the County's TSP.

A motion was made by Commissioner Mabee, seconded by Commissioner 

Espe, to continue the Transportation System Plan hearing to April 22, 2013.  

The motion carried by the following vote:

Aye: Paul Espe, Zachary Henkin, Damon Mabee, Denyse McGriff, Robert 

Mahoney, Charles Kidwell and Tom Geil

7 - 

Communications5.

Mr. Konkol gave an update on the Blue Heron project and stated the RFP 

applications were due April 15.  Commissioner McGriff volunteered to serve on the 

RFP review board.
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Adjournment6.

Chair Kidwell adjourned the meeting at 10:38 PM.
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Oregon City, OR 97045

503-657-0891

City of Oregon City

Meeting Minutes - Final

Planning Commission

7:00 PM Commission ChambersMonday, April 22, 2013

Call To Order1.

Chair Kidwell called the meeting to order at 7:00 p.m.

Paul Espe, Damon Mabee, Denyse McGriff, Robert Mahoney, Charles 

Kidwell and Tom Geil
Present: 6 - 

Zachary HenkinAbsent: 1 - 

Carrie Richter, Pete Walter, Laura Terway, Tony Konkol, John Lewis and 

Christina Robertson-Gardiner
Staffers: 6 - 

Public Comments2.

Christine Kosinski, resident of unincorporated Clackamas County, discussed a 

comment made at a prior meeting that people of Holly Lane are against growth and 

development.  She wanted the Commission to know the residents of Holly Lane are 

not against growth and development, but instead would like to see smart 

development in the area that addresses safety and landslide concerns.  Ms. Kosinski  

also thanked the Commission for their attention to detail, research and solution 

seeking.

Public Hearing3.

PC 13-033 CU 12-01, SP 12-19, VR 12-05: Conditional Use, Site Plan and 

Design Review, and Variance Application for new Modular 

8-Classroom Building At Gardiner Middle School.

Chair Kidwell explained the rules related to the public hearing process.  Mr. Kidwell 

asked if the commission had any ex parte contact to declare. Commissioner McGriff 

stated she sits on a board of directors that has property directly adjacent to the 

School District property and she received notice of the hearing.  Commissioner 

Mabee excused himself because he is employed by the School District and that is his 

primary source of income.  Commissioner Mabee left the dais to sit in the audience.  

Commissioner Espe declared he had a son enrolled in Gardiner Middle School last 

year and his wife also works for the School District.  Carrie Richter, City Attorney,  

explained he would need to excuse himself due to his wife being employed by the 

School District.  Commissioner Espe left the dais to sit in the audience. There were 

no other declarations of ex parte.  

Pete Walter, Associate Planner, gave a description of the Site Plan and Design 

Review for the proposed module being requested from the Oregon City School 

District.  Mr. Walter gave a background and history of the site.  Staff recommended 

approval of CU 12-01, SP 12-19 and VR 12-05 as submitted by the applicant with the 

recommended conditions of approval and with the exception of request for a variance 

from OCMC 17.52.040.B (number of bicycle parking spaces).
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Commissioner Mahoney asked what would happen if the Commission approved the 

application with the variance.  Mr. Walter explained that the building and the variance 

went hand and hand, and the applicant would be required to provide the full amount 

of bicycle parking spaces as a new rack in a new location.

Commissioner Geil asked how the students are currently parking their bicycles and 

how the variance affects the approval of the application.

Commissioner McGriff asked about the analysis of the landscape.  Mr. Walter 

explained the proposed landscape and the requirements from the City.  There was 

discussion regarding what types of trees would be planted in the landscape and trees 

that were going to be removed.  The Commission discussed the lighting plan being 

proposed by the applicant.  

Mr. Kidwell asked how staff came to the conclusion the applicant had met the building 

material requirements.  Mr. Walter explained how staff came to that conclusion.  

Chair Kidwell opened the public hearing.  

Rick Givens, Planning Consultant working with the School District and Ted Thonstad, 

Director of Operations for the School District, were present representing the 

applicant, and Zach Stokes with ZCS  Engineering was in the audience to answer 

any engineering related questions about the project.  Mr. Givens discussed the 

project and the considerations that went into the project to provide adequate facilities 

to the students in the District while keeping to City Code requirements.

Mr. Thonstad discussed the reasons the School District decided to add sixth grade to 

the middle school.  First, the 2 million dollar savings over the next three years to the 

School District;  second, the new Common Core Standards adopted in 2010 which 

need to be implemented by 2014; third, better utilization of classroom space in the 

elementary schools.  Mr. Thonstad addressed Commissioner McGriff's concerns 

regarding the proposed removal of trees and the reason for their removal.

Mr. Givens reviewed the conditions of approval suggested by staff.  The School 

District would like to modify the existing bicycle racks and place all racks in a new 

location that added more safety.  Regarding condition five, the School District 

proposed taking the wall out, extending the sidewalk and add a curve out for buses.  

They believed this proposal addressed bus safety concerns they have and would like 

the Commission to adopt this as part of their approval.  There was further discussion 

regarding landscape and native plants versus non-native plants.  The School District 

had no problem using native plants.  They discussed the Commission's questions 

about this being a permanent structure or temporary and the cost savings to the 

School District for a modular building versus keeping the students at Mt. Pleasant.

William Gifford, resident of Oregon City, agreed with Commissioner McGriff regarding 

native plants.  He asked if the Fire District had been out to the proposed site, and if 

the Commission or applicant had considered a covered walkway.  

Damon Mabee, resident of Oregon City, discussed his concern for increased foot, 

bus, bike and car traffic to Hood and Ethel streets and the surrounding community.  

He suggested adding a continuous sidewalk from these streets to Linn Avenue.  He 

was worried about the family homes near the abandoned schools and families 

moving away to an area closer to schools that were not abandoned.

Commissioner McGriff asked staff if there were any proposed plans to do any 

improvements in this area.  
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John Lewis, Public Works Director, stated he didn't know of any plans currently to 

add sidewalks to this area.

Commissioner McGriff suggested a work session to discuss the roads and sidewalks 

that surround the schools in the district.

Chair Kidwell called for a point of order and called the applicants up to address 

comments made.

Mr. Givens and Mr. Thonstad addressed the question regarding extra bus trips.  Mr. 

Thonstad explained they will be using the same bus system and that didn't result in 

any extra trips.  Additional traffic was detailed in the report from Lancaster.   Mr. 

Givens affirmed the road met the fire safety requirements.  

There was discussion regarding the amount of foot traffic to and from school versus 

bus traffic.

Tony Konkol, Community Development Director, discussed the transportation report 

by John Repplinger and the ADA sidewalk improvement on site, the bus pull-out on 

the north side and the landscaping requirements associated with the parking lot.  

Staff would be recommending the applicant consider making an adjustment and 

either put in additional sidewalk or a planter strip giving them the flexibility to meet the 

sidewalk standards and the planting requirements.  

Carrie Richter, Attorney, would draft the conditions and include findings as part of the 

final decision that would support modifications for sidewalks.  

Chair Kidwell closed the Public Hearing.

Pete Walter, Associate Planner, summarized the application, traffic analysis report 

from John Repplinger and recommendations from staff.  

Commissioner McGriff suggested Pete Walter work with the School District on the 

native plants list for the project.

Commissioner Mahoney, doesn't see any adverse effects on the community.

Carrie Richter, Attorney, read into the record the conditions of approval for conditions 

number seven(OCMC 17.52.060(C)1(A)) and five (OCMC 17.52.040) as set forth by 

staff and the Planning Commission.

A motion was made by Commissioner McGriff, seconded by Commissioner 

Geil, to approve CU 12-01, SP 12-19, VR 12-05, Conditional Use, Site Plan and 

Design Review, and Variance Application for new Modular 8-Classroom 

building at Gardiner Middle School with the amended conditions of approval.  

The motion carried by the following vote:

Aye: Denyse McGriff, Robert Mahoney, Charles Kidwell and Tom Geil4 - 

Excused: Paul Espe and Damon Mabee2 - 

PC 13-012 19370 Pease Road: Request for a Zone Change and approval of an 

11-lot subdivision and geologic hazards review. Planning Files ZC 

12-01, TP12-04 and US 12-01.

Chair Kidwell explained this item was continued from a previous meeting.  Mr. Kidwell 
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asked if  the Commissioners had any ex parte contact to declare.  Commissioner 

Geil, Mahoney, Espe and Mabee had visited the site.

Laura Terway, Planner, gave a brief overview of the proposed development.  This 

application was for a zone change from R-10 to R-6  and approval of an 11-lot 

subdivision and geologic hazards review.  Subject site is adjacent to Pease Road and 

a little over 2 acres.  Conditions of approval include demolition of the existing single 

family home and accessory building before being platted.  Site was annexed in 2008 

and annexation agreement included the fee of $3,500 for each lot.  Site is adjacent to 

R-6 and R-8 lots.  Ms. Terway gave the conditions of approval and traffic impacts.  

Stormwater concerns were brought up at the last meeting.  Ms. Terway introduced 

Todd Martinez and Gordon Monroe who would discuss the stormwater concerns.  

Todd Martinez, Project Engineer, and Gordon Monroe, Kennedy Jenks Consultants, 

were there to address the concerns related to stormwater issues.

Commissioner McGriff wanted to make sure they would be discussing  the 

stormwater concerns that were not addressed in the report.  Staff assured her they 

would.

Mr. Monroe, discussed the discharge location and the potential impact to another 

home owner.  The proposal is for lots 1-6 and 10-11 to  be diverted and go down to a 

stormwater basin located in Pavilion Park 1, the only stormwater that will be going 

into the existing stormwater drainage are lots 7, 8 and 9.  The proposal includes 

Kennedy Jenks Consultant review the data once the homes are built to determine if 

there is less stormwater going there after the development than before.  If not, then 

the applicant would be required to mitigate and improve the site.  They have also 

suggested that lots 7, 8, and 9 have soaking trenches, acting as detention and 

mitigating the flow of water.  Storm drainage study will be continuous throughout the 

process.  The proposal showed that diverting two-thirds of stormwater to a new catch 

basin would either keep the flow the same or less than.  If the flow of stormwater is 

greater, then they are required to build new improvements across the property.  

Commissioner Geil asked when the data was taken.

Mr. Monroe explained when and how they gathered the data.  

Mr. Mahoney asked if this will help the neighboring house with runoff of stormwater.

Mr. Monroe stated that the runoff will either be the same or less than what occurs 

now.  The impact from the subdivision will not make the matter worse based on what 

the applicant has proposed and the conditions of approval.

Carrie Richter, City Attorney,  explained they are discussing condition no. 28 and that 

they could delete the last sentence deferring determination to city staff, and instead 

review the updated data report through a type II procedure  thereby allowing 

neighbors the opportunity to comment and potentially appeal to the planning 

commission for further review.  

There was discussion regarding the current stormwater conditions in the 

neighborhood, how the addition of the new subdivision would affect current conditions 

and who would be responsible for future stormwater conditions and concerns. 

Todd Martinez, Project Engineer, continued with the presentation, discussed the road 

and alignment improvements to Pease Road, and lighting.  
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Commissioner Geil discussed his concerns regarding driveway entrances backing 

out onto the main road.

Mr. Konkol explained that Pease Road is considered a neighborhood connector and 

not a main road.  

Ms. Terway, explained the driveway condition of approval for lots 8 and 9.  If the 

applicant wanted the driveway of lot 8 to face Pease Road, staff suggested 

combining the driveway for lot 8 and 9.  Ms. Terway continued to discuss the criteria 

for the conditions of approval.

Commissioner Mabee asked about the police fee associated with the annexation.  

Ms. Terway explained the annexation agreement required a fee of $3,500 per lot to 

pay for police and that the fee was included with the building permit process.

Chair Kidwell called the applicant to speak.

Rick Givens, Planning Consultant for the applicant, and Bruce Goldson, Theta 

Engineering, discussed the data in the report related to stormwater and the 

suggested language to condition no. 28. The applicant preferred the suggested 

language be added to condition no. 28 that kept it at the staff level as opposed to 

requiring it be handled as a type II decision.

Mr. Givens discussed the change from R-10 to R-6 and asked if the commission had 

any further questions regarding the zone change.  

Chair Kidwell asked if they had followed up to evaluate what the impact R-8 would 

have to the site. 

At this time, the applicant entered into the record an updated stormwater document 

and maps of the site.

Mr. Givens discussed the difference between R-8 and R-6 and how zoning of R-8 

would affect the site versus the requested R-6 zone and the reasons why the 

applicant is asking for R-6 zoning and the history behind the development of the 

property.

Commissioner Mabee asked for confirmation regarding zero runoff of additional 

stormwater.  The applicant confirmed.

Chair Kidwell opened the public hearing.

Jeff Strohecker, resident of Oregon City,  was concerned there was not enough 

existing stormwater data at the site to determine if there is an increase to the 

stormwater once the subdivision were to go in and expressed his concern in 

determining the responsible party if there is an increase in stormwater to the existing 

home owners in the area.

Linda Stroehecker, resident of Oregon City and property owner adjacent to proposed 

site, expressed her concerns about traffic increase on Pease Road, the increase of 

water at the property and water runoff once the subdivision was built.  

Christine Kosinski, resident of unincorporated Clackamas County, discussed her 

concerns related to water drainage and the possibility of landslides to the site. 
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Chair Kidwell called the applicant back to address citizen comments.

Mr. Givens, said they understood the water concerns from other homeowners in the 

area and stated the applicant is supportive of the conditions of approval.  Mr. Givens 

briefly discussed the traffic report and the issue of potential landslides in proximity to 

the detention ponds on the site.  

Commissioner Mabee, asked staff how water levels are measured.

There was discussion regarding how water levels are measured.

Chair Kidwell closed the public hearing.

Carrie Richter, City Attorney, explained the new stormwater documents which have 

been entered into the record by the applicant and rules related to closing the public 

hearing.   Ms. Richter explained the Commission has two options:  to leave the record 

open or close the record. 

Mr. Konkol explained this was typical and staff has reviewed the new material and set 

forth condition no. 28 with staff's recommendation of approval. 

Commissioner Geil discussed his concerns with traffic safety.

Ms. Terway explained condition no.11, and the requirement of our code is to orient 

towards Pease.

A motion was made by Commissioner Mabee, seconded by Commissioner 

Espe, to approve, Planning Files ZC 12-01, TP 12-04, and US 12-01, 

Development of 12370 Pease Road to include conditions of approval.  The 

motion carried by the following vote:

Aye: Paul Espe, Damon Mabee, Denyse McGriff, Robert Mahoney and Charles 

Kidwell

5 - 

Nay: Tom Geil1 - 

PC 13-028 L 13-01: Transportation System Plan (TSP)

L 13-02: Associated Amendments to the Oregon City Municipal Code

Tony Konkol, Community Development Director, recommended in the interest of time 

to take public comments first.

Chair Kidwell opened the public hearing.

Bob Nelson, resident of Holly Lane, presented a map and discussed his concerns 

regarding landslides that have occurred in the past, possible future landslides and the 

cluster of water infiltration in this area if this becomes a major road.  He was 

requesting Holly Lane be removed from the TSP.

Christine Kosinski, unincorporated Clackamas County, representing the hamlet of 

Beavercreek, discussed concerns  to TSP upgrades to Holly Lane,  residents of Holly 

Lane being left out of the noticing process, concerns related to landslides on Holly 

Lane and Hwy. 213, concerns regarding compliance of State Goals 1 and 7 and 

requests the City to meet with the residents of  the hamlet of Beavercreek.  

John Lewis, Public Works Director, explained the Beavercreek hamlet residents were  

invited to stakeholders meetings and that posters were placed outside Oregon City 

including Beavercreek.
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Laura Terway, said  the hamlet of Beavercreek is identified on the stakeholder team 

and included in emails.  She explained that residents of Holly Lane were mailed a 

notice. 

Commissioner Mahoney believes the City does a good job of noticing.  

Jackie Cowell, resident of Holly Lane, explained that she did not receive a notice from 

the City.  She was only aware because Christine Kosinski informed her and together 

they noticed residents of Holly Lane.

Chair Kidwell, closed the public testimony of the hearing.

Laura Terway, Planner, and Christina Robertson-Gardiner, Planner, gave a 

presentation on the public process for the TSP, transit, map of the regional center, 

work with the County on Holly Lane, and geologic hazards.

There was discussion regarding Holly Lane and it being the jurisdiction of the County.

Commissioner McGriff was concerned about geologic hazards and looking at the 

bigger picture.

Ms. Gardiner explained it is difficult to plan in areas outside the City without knowing 

if an area will be annexed into the City.  

There was discussion about the TSP, geologic study, parking management plan and 

funding, Holly Lane, and involvement from the County.  The Commission discussed 

whether to close the public hearing, deliberate and bring this item back to the next 

meeting or if there was consensus to vote on this tonight.

Commission consensus was recommendation to the City Commission to reduce the 

downtown area by 50% and defer 35% percent in the McLoughlin District at this time 

and require a geologic hazard study for any road that is developed in any hazardous 

zone prior to development.

A motion was made by Commissioner McGriff, seconded by Commissioner 

Espe, to recommend to the City Commission approval of L 13-01, 

Transportation System Plan (TSP) L 13-02, subject to the two 

recommendations by the Planning Commission.  The motion carried by the 

following vote:

Aye: Paul Espe, Damon Mabee, Denyse McGriff, Robert Mahoney, Charles 

Kidwell and Tom Geil

6 - 

Communications4.

Adjournment5.

Chair Kidwell adjourned the meeting at 11:52 P.M.
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M E M O R A N D U M 
 
To:        Planning Commission  
From:    Pete Walter, AICP, Associate Planner 
Re:         LE-15-03, Re-Adoption of the Beavercreek Road Concept Plan 
Date:     January 18, 2016 (Hearing Date – January 25, 2016) 
 

The Planning Commission has closed the record public for LE 15-03 and will deliberate on January 
25, 2015. Staff has recommended that the Planning Commission find that file LE 15-03, re-adoption 
of the Beavercreek Road Concept Plan and appendices, meets the requirements of the Statewide 
Land Use Goals, Metro Title 11, Metro Title 4, as well as the applicable Comprehensive Plan criteria, 
based on the record and findings. 
 
The record for the re-adoption is large and includes multiple sets of public comments, reports, 
memoranda and staff responses. This memorandum is intended to address the final issues raised 
on January 11, 2016, and summarize the concerns/ recommendations that the Planning 
Commission will forward to the City Commission as they consider re-adoption. 
 
Tri-Met 
Please see attached a recent letter from Public Works Director to Tri-Met regarding the Southeast 
Service Enhancement Plan. As you may recall, Tri-Met representatives testified about this planning 
process during the City CommissioHolly Lanen hearing process for the South End Concept Plan.  
The draft SE Service Enhancement Plan includes increased frequency during the week, the addition 
of service hours on weekends. The City welcomes these enhancements as they showcase the 
importance of a public transportation system and strengthen the value of this resource. 
Additionally, The City wishes to see planning for the following areas, as discussed in more detail in 
the letter: 

• Meyers Road Extension 
• Clackamette Cove Development 
• South Oregon City Community / Job Connector Shuttle 

 
Additionally, Public Works Director John Lewis informed the Planning Division that Clackamas 
Community College has applied for a Connect Oregon Grant that includes an impressive project at 
their front entrance which includes a new transit facility that will do a much better job of managing 
area transit and better facilitate new routing in the Beavercreek Road area.  John thinks they have a 
great project and have high hopes that they will get the grant. 
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Holly Lane 
The commission heard testimony demanding removal of Holly Lane from the City’s Transportation 
System Plan (TSP).  This is not the appropriate proceeding to consider amendments to the City’s 
TSP.  That said, the Planning Commission heard similar testimony during the adoption process for 
the TSP (April 8, 2013 and April 22, 2013 - attached). According to the minutes from those 
meetings, there was discussion at the time about the need for further geologic study, funding, Holly 
Lane, and involvement from the County.   
 
Regarding the issue of road construction near in or near geologic hazard areas, the City Commission 
found that the TSP update was consistent with Statewide Planning Goal 7, Natural Hazards: 
 

“This goal is implemented through the applicable Goals and Policies in Section 7 of the 
Oregon City Comprehensive Plan: Natural Hazards. This goal primarily addresses how the 
city should plan development to avoid hazard posed by floods, steep slopes, geologically 
unstable areas and other natural hazards. The projects recommended in the TSP update 
were established through a “solutions identification process” with evaluation criteria that 
accounted for environmental hazards and impacts.  
Even when transportation projects are permitted outright in underlying zones, the Flood 
Management Overlay District (OCMC Chapter 17.42), US-Geologic Hazards Overlay District 
(OCMC Chapter 17.44) and Natural Resource Overlay District (OCMC Chapter 17.49) 
provide development standards for transportation projects in these overlay districts. 
 
All projects within the TSP, whether they are within the Geologic Hazards Overlay District 
or not, include detailed surveys conducted to identify hydrologic, topographic or other 
geological constraints that could hinder the widening and future extensions of the planned 
streets before construction is initiated. All street extensions included in this Plan are shown 
with conceptual alignments with a planning level illustration that street connectivity 
enhancements are needed in these areas. Final street alignments will be identified after 
these surveys have been completed. Based on development standards and review processes 
defined in the Oregon City Municipal Code, the TSP update is consistent with Statewide 
Planning Goal 7.” 
 

This issue has been addressed. 
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The functional classifications, improvements and funding needs required for Holly Lane are all set 
by the updated 2013 Transportation System Plan which mirrors the transportation plans in both 
the Beavercreek Road Concept Plan and the Park Place Concept Plan. There is a need to address 
safety issues that have long been identified on Holly Lane. More drivers will continue to use Holly 
Lane. It would be imprudent not to plan for future improvements to Holly Lane. No direct 
alternative North-South alignment has been identified elsewhere between Maplelane Road and 
Redland Road to serve future development. Safety issues cannot be addressed by removing needed 
projects from the TSP and ignoring the impacts on the entire system.  
 
The various portions of Holly Lane from north to south, classifications, and funding sources are 
consistent between the City and County TSP, as shown in the following table: 
 

Segment Length 
(mi) 

Concept 
Plan? 

UGB Functional Classification Funding  
Clackamas 
County TSP 

Oregon 
City TSP 

Metro 
RTP 

Holcomb 
Boulevard to 
Redland Road  

1.1  Yes - Park 
Place 

In New Minor 
Arterial 

Planned 
Minor 
Arterial 

Minor 
Arterial 

Likely 

Redland Road to 
UGB  (Existing) 

0.6 Yes - Park 
Place 

In Minor 
Arterial 

Minor 
Arterial 

Minor 
Arterial 

Likely 

UGB to Maplelane 
Road 
(Existing) 

0.6 None Out Minor 
Arterial 

Minor 
Arterial 

Minor 
Arterial 
 

N/A 

Holly Lane South Extension (planned) 
Maplelane Road to 
Thayer Road 

0.43 None Out 
(most
ly) 

New  
Collector 

Planned 
Collector 

Collector Likely 

Thayer Road to 
Meyers Road 

.8 Yes -BRCP In New  
Collector 

Planned 
Collector 

Collector Likely 

Meyers Road to 
Meadow Ln 

.8 Yes -BRCP In New  
Collector 

Planned 
Collector 

Collector Likely 

 
Finally, both the Holly Lane North Extension and the Holly Lane South Extension within the UGB as 
well as the other arterial road connections and collector road connections needed to complete an 
arterial/collector system are identified as a Medium to Long-Term, Likely to be Funded projects as 
part of the financially constrained projects list. This issue has been addressed. 
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Alternative Mobility Targets 
Please refer to the findings in the Staff Report regarding this issue. The Planning Commission heard 
testimony from ODOT’s Region 1 Planning Manager regarding this issue and the City will be 
working with ODOT, Clackamas County and other stakeholders to develop the refinement plan for 
Alternative Mobility Targets for the Beavercreek / 213 intersection in the short term as it is the 
only way to accommodate further growth within the existing city limits and within the UGB.  
 
This issue has been addressed. 
 
Open Space 
The amount of Open Space in the plan is not a remand issue from the LUBA appeal. Please refer to 
the findings on Pages 15-16 of the Staff Report regarding this issue. The standard of 16-acres per 
1,000 population was amended to a standard of 6 to 10 acres per 1,000 population as discussed in 
the record, which also reflects that the Parks and Recreation Advisory Committee was involved in 
this determination.  As discussed in the findings, the Parks and Recreation Advisory Committee 
(PRAC) met on October 22, 2015 to hear staff’s presentation on the re-adoption process. The PRAC 
voted unanimously to support the parks, open space and recreation elements of the Beavercreek 
Road Concept Plan.  To change this allocation now and provide additional open space would result 
in either a reduction in designated industrial lands, as established by Title 4, or a reduction in lands 
set aside to accommodate housing.   
 
This issue has been addressed. 
 
Cottage Manufacturing and Employment / Home Occupations 
The Planning Commission heard testimony from James Nicita that the City Commission directed 
staff on July 20, 2011 to include greater cottage manufacturing in the yellow zones”. Staff has 
reviewed the meeting video1 and minutes of that meeting – which are copied below: 
 

Motion by Commissioner Betty Mumm, second by Mayor Doug Neeley to remand the 
Beavercreek Road Concept Plan to the Planning Commission and reopen the record for a 
limited purpose of addressing the protection of industrial lands, transportation, utility and 
service adequacy, and that the public hearings would not commence until the Department 
of Land Conservation and Development staff report had been issued. 
   
A roll call was taken and the motion passed with Mayor Doug Neeley, Commissioner 

                                                                    
1 See http://oregon-city.granicus.com/MediaPlayer.php?view_id=2&clip_id=678 at 1:41 

http://oregon-city.granicus.com/MediaPlayer.php?view_id=2&clip_id=678
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Betty Mumm, Commissioner James Nicita, Commissioner Kathy Roth, and 
Commissioner Rocky Smith, Jr. voting aye. [5:0:0]  
 
 
Motion by Commissioner James Nicita, second by Commissioner Kathy Roth to amend 
the motion to add reconsideration of the yellow areas for greater cottage manufacturing in 
those zones. 
   
A roll call was taken and the motion passed with Commissioner James Nicita, 
Commissioner Kathy Roth, and Commissioner Rocky Smith, Jr. voting aye and Mayor 
Doug Neeley, Commissioner Betty Mumm voting no. [3:2:0]  
 

In reviewing the meeting of July 20, 2011, staff did not find a specific determination by the 
Commission that the plan document itself must be modified to include the provision of greater 
cottage manufacturing in the “yellow areas” (i.e. the west and east mixed use areas). This is in all 
practicality a zoning issue, and staff maintains the position that the adoption of the BRCP does not 
preclude the provision of cottage manufacturing or a great variety of home occupations, and that 
these are issues that are best addressed when the city adopts zoning to implement the plan through 
a separate process.   Rather than revise the plan, if the Planning Commission views the provision of 
cottage manufacturing favorably, the recommendation to the City Commission could include a 
request that the Commission instruct staff to consider including cottage manufacturing or the 
expansion of home occupations as part of the implementing zoning. 
 
This issue has been addressed. 
 
Conclusion 
No further issues have been raised that require further staff response as of the close of the record 
by the Planning Commission on January 11, 2016.  
 
Staff recommends that the Planning Commission forward LE- 15-03 to the City Commission with a 
recommendation of approval.  
 
 
 



Staff Report

City of Oregon City 625 Center Street

Oregon City, OR 97045

503-657-0891

File Number: PC 16-033

Agenda Date: 2/22/2016  Status: Agenda Ready

To: Planning Commission Agenda #: 3a.

From: Planner Pete Walter File Type: Planning Item

SUBJECT: 
L 15-01: Beavercreek Road Concept Plan approval.

RECOMMENDED ACTION (Motion):

Consider and approve memorandum recommending approval of LE 15-01 to the City 

Commission.

BACKGROUND:

On January 25, 2016 the Planning Commission voted 6-0 to recommend approval of the 

Beavercreek Road Concept Plan re-adoption to the City Commission with amendments to the 

staff report finding regarding Goal 5 resources, requesting that staff solicit comments from 

Tri-Met regarding the plan, and directing staff to prepare a memorandum from the Planning 

Commission to the City Commission to be placed in the record for the City Commission's 

consideration.

Please see attachments for inclusion in the City Commission record.

BUDGET IMPACT:

Amount:

FY(s):       

Funding Source:      
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Staff Report

City of Oregon City 625 Center Street

Oregon City, OR 97045

503-657-0891

File Number: PC 16-017

Agenda Date: 1/25/2016  Status: Agenda Ready

To: Planning Commission Agenda #: 2b.

From: Community Development Director Tony Konkol File Type: Planning Item

SUBJECT: 

Re-adoption of the Beavercreek Road Concept Plan (Planning File LE 15-03)

RECOMMENDED ACTION (Motion):

Staff recommends that the Planning Commission approve the Re-Adoption of the 

Beavercreek Road Concept Plan - Planning File LE-15-03, and forward their recommendation 

to the City Commission.

 

BACKGROUND:

This hearing was continued from January 11, 2016. 

The Planning Commission has closed the record public for LE 15-03 and will deliberate on 

January 25, 2015.

Staff has prepared a final memorandum responding to issues raised on January 11, 2016, 

which included Tri-Met public transportation service, Holly Lane and it's place in the City and 

County TSPs, Alternative Mobility Targets, open space amounts, and cottage manufacturing 

and employment.
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February 2, 2016 
 

Pete Walter 
Community Development Department, Planning Division 
City of Oregon City 
221 Molalla Avenue, Ste. 200 
Oregon City, Oregon 97045 
 

Dear Pete, 
 
TriMet is pleased to submit this letter of support for the Beavercreek Concept Plan, a project 
which Oregon City and TriMet staff have discussed on multiple occasions dating back to 2007 
when the original plan was proposed. TriMet is committed to improving public access to 
growing communities in our region and meeting the mobility needs of Oregon City and 
Clackamas County residents. 
 
Clackamas Community College has recently engaged TriMet concerning their master plan, 
which specifically recognizes the planned extension of Meyers Rd east of Hwy 213 to 
Beavercreek Rd. TriMet acknowledges the future potential for routing bus service in and out of 
the college campus via this new connection. We are supportive of the planned changes at the 
college to grow and serve more students, especially their willingness to add more bus parking 
capacity for future increases in transit service. 
 
Additionally, through TriMet’s Southeast Service Enhancement Plan initiative, TriMet staff have 
been coordinating with Oregon City staff, among other stakeholders, to assess transit service 
needs and identify improvements. The plan proposes future service for the Beavercreek 
Concept Plan area that will be made in coordination with the City of Oregon City and will be 
guided by the timing and scale of future development. This is a shared vision, so please share 
your thoughts with us at trimet.org/southeast. 
 
We recognize the Plan identifies several potential transit options and look forward to further 
working with the City on specific cost-effective transit solutions that support the City’s vision. 
 
 
Sincerely, 
 
 
Alan Lehto 
Director of Planning & Policy  

http://future.trimet.org/southeast


18553 S. Somewhere Lane 
Mulino (Clarkes), Oregon 97042 

January 19, 2016 

 
 
City of Oregon City 
Attention: City Commission 
625 Center Street 
Oregon City, Oregon 97045 
 
 
 
Dear Commissioners: 
 
Development resulting from the Beavercreek Road Concept Plan will create a nightmare for 
transportation access to and from Beavercreek, Clarkes, Mulino and other parts of south Clackamas 
County. The BRCP should not be adopted with the roadway standards currently provided for in the 
plan. 
 
Oregon City and south Clackamas County motorists need a much more robust highway system now, 
even without the BRCP. The new street configuration and number of lanes in the BRCP will not be 
sufficient to offset the higher traffic counts and lower speed limits that will naturally accompany new 
development. Congestion will increase dramatically. 
 
Street conditions from new development will push more slow traffic back onto state Highway 213 
and into central Beavercreek, resulting in increased congestion in those areas. This will substantially 
increase commute times, and harm the livability of the entire region. 
 
The way to overcome these concerns has been obvious to some people for a number of years. The 
way to properly accommodate growth is to turn the roads currently identified as expressways into 
freeways, and turn the roads identified as major arterials into expressways. 
 
Highway 213 should be a freeway from I-205 to at least Henrici Road, while Beavercreek Road 
southeast of Highway 213 should be an expressway to Henrici Road. Absolutely no BRCP 
development should be allowed to occur until these improvements have been agreed to and funded. 
 
 
 
 
 
Respectfully Submitted, 

 
Craig Loughridge 



Linda Eskridge 
P.O. Box 915 

Molalla, OR 97038 
City of Oregon City 
Attention:  City commission 
625 Center Street 
Oregon City, Oregon 97045 
 
Dear Commissioners: 
 
I am always supportive of well-designed growth plans, but only if the transit system is considered with 
that development.  What I am reading in this plan, does not really address the congestion of Hwy 213.  It 
only increases an already problematic, congested area with a LOS F rating. 
 
The Beaver Creek Concept Pan will dramatically increase congestion, and cost to all cities south of the 
Beavercreek road.  Hwy 213 needs to become a major freeway from I-205 before this plan is even 
considered.  The cities south of the Beavercreek plan should have input into this matter too, since it may 
affect their livelihood and growth. 
 
Thank you for your time and understanding in this matter. 
Sincerely, 
Linda Eskridge 



From: Kattie Riggs
To: Brian Shaw; Carol Pauli; Dan Holladay; Renate Mengelberg; Rocky Smith, Jr.
Cc: Tony Konkol; Pete Walter; Laura Terway
Subject: Citizen Comment for Tonight"s City Commission meeting
Date: Wednesday, January 20, 2016 6:20:41 PM
Attachments: letter-to-oregon-city.pdf

Beaver creek Plan.docx

Commissioners,
 
Please see the e-mail below and attachments that will be entered into the record at tonight’s City
 Commission meeting.
 
Thank you,
Kattie
 

Kattie Riggs
City Recorder
kriggs@orcity.org
City of Oregon City
PO Box 3040 
625 Center Street
Oregon City, Oregon 97045
503-496-1505 Direct phone
503-657-0891 City phone
503-657-7026 fax

Website: www.orcity.org | Recorder Page |Facebook!|Twitter
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the
State Retention Schedule and may be made available to the public.

 

From: Dan Holladay 
Sent: Wednesday, January 20, 2016 6:01 PM
To: Kattie Riggs
Subject: Fwd: Agenda for 1-20-2016 Oregon City
 
 
Fyi
Please include in the record 
Dan 
 
 
Sent from my Verizon Wireless 4G LTE smartphone

-------- Original message --------
From: Linda Eskridge <db@molalla.net> 
Date: 01/20/2016 5:58 PM (GMT-08:00) 
To: Dan Holladay <dholladay@orcity.org> 
Subject: FW: Agenda for 1-20-2016 Oregon City

Dan,
Tom and I had planned to come to your meeting tonight, but he is having some health issues
 and we are unable to attend.  We have been receiving information on the Beavercreek concept

mailto:/O=OCMAIL/OU=FIRST ADMINISTRATIVE GROUP/CN=RECIPIENTS/CN=KRIGGS
mailto:bshaw@ci.oregon-city.or.us
mailto:cpauli@ci.oregon-city.or.us
mailto:dholladay@orcity.org
mailto:rmengelberg@ci.oregon-city.or.us
mailto:rsmith@ci.oregon-city.or.us
mailto:tkonkol@ci.oregon-city.or.us
mailto:pwalter@ci.oregon-city.or.us
mailto:lterway@ci.oregon-city.or.us
mailto:kriggs@orcity.org
http://www.orcity.org/
http://www.orcity.org/cityrecorder
http://www.facebook.com/
http://twitter.com/orcity
mailto:db@molalla.net
mailto:dholladay@orcity.org
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City of Oregon City 
Attention: City Commission 
625 Center Street 
Oregon City, Oregon 97045 
 
 
 
Dear Commissioners: 
 
Development resulting from the Beavercreek Road Concept Plan will create a nightmare for 
transportation access to and from Beavercreek, Clarkes, Mulino and other parts of south Clackamas 
County. The BRCP should not be adopted with the roadway standards currently provided for in the 
plan. 
 
Oregon City and south Clackamas County motorists need a much more robust highway system now, 
even without the BRCP. The new street configuration and number of lanes in the BRCP will not be 
sufficient to offset the higher traffic counts and lower speed limits that will naturally accompany new 
development. Congestion will increase dramatically. 
 
Street conditions from new development will push more slow traffic back onto state Highway 213 
and into central Beavercreek, resulting in increased congestion in those areas. This will substantially 
increase commute times, and harm the livability of the entire region. 
 
The way to overcome these concerns has been obvious to some people for a number of years. The 
way to properly accommodate growth is to turn the roads currently identified as expressways into 
freeways, and turn the roads identified as major arterials into expressways. 
 
Highway 213 should be a freeway from I-205 to at least Henrici Road, while Beavercreek Road 
southeast of Highway 213 should be an expressway to Henrici Road. Absolutely no BRCP 
development should be allowed to occur until these improvements have been agreed to and funded. 
 
 
 
 
 
Respectfully Submitted, 


 
Craig Loughridge 






[bookmark: _GoBack]Linda Eskridge

P.O. Box 915

Molalla, OR 97038

City of Oregon City

Attention:  City commission

625 Center Street

Oregon City, Oregon 97045



Dear Commissioners:



I am always supportive of well-designed growth plans, but only if the transit system is considered with that development.  What I am reading in this plan, does not really address the congestion of Hwy 213.  It only increases an already problematic, congested area with a LOS F rating.



The Beaver Creek Concept Pan will dramatically increase congestion, and cost to all cities south of the Beavercreek road.  Hwy 213 needs to become a major freeway from I-205 before this plan is even considered.  The cities south of the Beavercreek plan should have input into this matter too, since it may affect their livelihood and growth.



Thank you for your time and understanding in this matter.

Sincerely,

Linda Eskridge



 plan from Paul Edgar and he is very concerned about how this plan will affect all cities south
 of the plan.  I have shared this information with a few other people and Craig Loughridge
 asked if I could give his attached letter to your board in Oregon city.  I have a letter that I am
 attaching too.  Please include it in tonight’s consideration of the Beavercreek plan.
Sincerely,
Tom and Linda Eskridge
 
I have included Paul Edgars information below:
 
 
Click on the attachment and then on PC 16-016, which is the Beavercreek Rd. Concept Plan. 
 This Concept Plan was initially adopted in September 2007, approximately 8 1/2 years ago,
 then appealed.

The studies that support this Concept Plan, were from approximately 10-years ago and that is
 light years away, with what has happen in Urban Planning and Transportation Planning
 worlds.  With the change in how congestion is measured at this intersection, from ITE
 Standard of, Level of Service to Volume over Capacity is a whole new Ball Park.

Vehicle Trip Generation, from all sources, have gone up maybe 50% (from the time of the
 2006 transportation studies - time frames) and that is even with a great depression in between.
 

The Beavercreek Rd. Concept Plan was initially approved 8 and1/2 years ago with a Fly-Over,
 Diamond Overpass Interchange, with Beavercreek Rd. going over Hwy 213 and Oregon City
 which is now a major change when it was eliminated within the Oregon City TSP.

The next 10-years can bring about a potential of even the doubling of vehicle trip through the
 Hwy 213 and Beavercreek Rd. intersection, with no-expansion of the Urban Growth
 Boundary, new housing starts, Enterprise zone and future planned economic expansion.

With ODOT recently expanding the timing of the Intersection light frequency cycle, to
 increasing priority with through Hwy 213 traffic, AM Peak Period traffic west bound traffic
 on Beavercreek Rd. is now experiencing delay of around 7-lights cycles to get through the
 Hwy 213 and Beavercreek Rd. Intersection right now.   (This is said in the Planning
 Commission by its Chair.)

There is just as lot of housing and activities east on Beavercreek Road that is funneled through
 this intersection, Molalla is not the only people and businesses that are negatively effected.

When one examines what can be brought to the table within the use of "Alternative Mobility
 Targets" to mitigate congestion within Volume over Capacity Methods, the ODOT Planning
 Manager brought up changing the cycle timing of the stop lights.  There is only 60-seconds in
 a minute and 60-minutes in an hour.  You cannot expand the clock.  You can make Rush
 Hour time frames expand to 2 or 3-hours, however. 

Next he suggested that an option might be to run maybe more buses with greater frequency. 
 History however has told us, that the market for TriMet buses has been so low and
 unprofitable that TriMet has reduced bus routes in Oregon City and they stay away from this
 intersection.



Oregon City's mitigation plans reflects an attempt to get more Bikes Commuters and walkers. 
 History again has however shown us, that this very wide intersection has virtually no-one
 attempting to use either of those methods to get across Hwy 213.  Secondary opportunities to
 address problem are problematic in that maybe 85%+ of the job's are to the north and west
 and there is no-way where buses, PED and Bike commuting will work.

Oregon City "Magnet" High School is to the east on Beavercreek Rd. and it enrollment has
 expanded greatly.  It is now a major factor in all incidents of travel that pass through this
 intersection, cars and school buses.

Oregon City in their transportation Plan and TSP suggests, that they can divert some traffic
 away from Beavercreek Rd west bound (coming in from east of the OC High School) on to
 Myers Rd. and let them back track over to Hwy 213 south of Clackamas Community
 College.  When you are heading into Multnomah County and/or Portland for your
 job/employment, that can mean a mile and half out of the way in re-direction.  If someone
 believes that is a solution, I also have bridge to sell them too.

All of this Volume over Capacity - Mitigation with "Alternative Mobility Targets" is just a
 smoke screen to where everyone just has to learn how to accept significant delay, coming
 from greater congestion.

Now lets talk about what congestion delay means:

    1.  It results in greater costs in doing business for all businesses, making the cost of doing
 business in Clackamas County higher.
    2.  This also means greater inflation, because someone has to pay for this new cost.  Those
 with less income get hurt more then anyone.
    3.  This will result in reduced employment opportunities.
    4.  This will have a negative effect on cars and truck idling and putting more carbon into the
 air.
    5.  This will result in less investment, less property tax and reduced economic growth.
    6.  We can go on and on, with these far reaching negative impacts.

Paul Edgar

 

Attached is the agenda for the January 20, 2016 City Commission meeting held in the
 Commission Chambers beginning at 7:00 PM.
 
The City Commission Executive Session will begin at 6:30 PM in the Clackamas River
 Conference Room, upstairs at City Hall.
 
The City Commission Regular meeting will begin at 7:00 PM in the Commission Chambers.
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On 1/31/2016 1:51 PM, Paul Edgar wrote to Karen Buehrig, Trans Planning Mgr CC and Jon 
Makler, Trans Planning Mgr - Region ! ODOT: 

Can a group of us come by and get a copy of the required specifications and engineering 
drawings of a Major Arterial & Urban Freight Route, as in the Beavercreek Road, from 
Highway OR213 intersection east bound and Highway OR213 south bound through Oregon 
City. 

about: blank 

Maybe a educational Town Hall and Work Shops could be developed in Oregon City, where 
Oregon Department of Transportation, Clackamas County Transportation, the City of Oregon 
City and outlining communities, Cities and CPO's can all sort out and go through the studies 
and proposals for OR213 and Beavercreek Road. 

We will leave it up to you to identify, that we have received the necessary information to 
protect the interests of all effected parties with their Transportation Infrastructural needs, in 
the OR213 corridor and the Beavercreek Road Corridor, in anticipation of the Beavercreek 
Road Concept Plan possible approval, with all of its zoning implications and implied 
permissions. 

Also include what is needed in addition, adequate information that reflects having a 
separated "Bike and PED Path", where identified in our Clackamas County Comprehensive 
Plan and TSP, out to the Beavercreek CPO. 

We need to have to have all Regional Transit (TriMet) understands and firm commitments in 
hand, before any local legislative efforts should be approved as in a the Beavercreek Road 
Concept Plan and zoning changes. 

We need complete understandings of what "real world and effective" mitigation could take 
place within "Volume over Capacity" adjudication at the Intersection of OR213 and 
Beavercreek Road, without an overpass. 

If there are preliminary specifications and engineering understands/drawings of what a 
Diamond Style Fly-Over Overpass might look like, to allow OR213 to pass under a 
Beavercreek Road with this Overpass, that is equally needed. 

What is critical is knowing that we have enough land and necessary ROW identified and 
set-aside, so that in the future - this "Maybe Required Fly-Over Overpass" can be 
accomplished. We need to know this, ASAP. 

In addition, we would also like to re-review the reasons/justifications for the Highway OR213 
Jug-Handle Project and how the appropriations were acquired, necessary to permit virtually 
any additional development in the Rossman Land Fill Area, close to the 1-205 corridor. 

2/3/2016 6:32 PM 
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This Jug-Handle Project was equally necessary to provide the mitigation to new - future 
incidents of travel and their impacts in the creation of future unacceptable levels of 
congestion on the Highway OR213, as to not create "Choke Points" on a strategic Major 
Arterial - Urban Freight Route. 

about: blank 

We need to glean from a History Lesson, what was said and done, in successfully gaining 
approval, prioritization and funding for the Jug-Handle Project on the same OR213 Corridor, 
in the recent past. 

We need all partners to help with the identification of funding opportunities, impact 
funding fees on development and those who create new unacceptable levels of congestion. 

The burden of paying for what is needed to create permanent solutions to the problems of 
generating unacceptable levels of congestion has to be part of the passage of the 
Beavercreek Road Concept Plan and any zoning changes, that will result in and lead to 
exceeding our current LOS "F" = V/C.1 status, at the OR213 and Beavercreek Road 
Intersection. 

What was said and done in the past, is equally true in its prioritization and need, at the top 
of the hill of Highway OR213 in Oregon City, with its intersection with Beavercreek Road and 
on. 

Paul Edgar, Oregon City 

2/3/2016 6:32 PM 
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Planning File LE 15-03, City Commission, March 2, 
2016



BEAVERCREEK ROAD
CONCEPT PLAN

Recommendation

• Staff recommends the City Commission open the Public 

Hearing, take testimony for the for re-adoption of the 

Beavercreek Road Concept Plan (Planning file LE-15-03), 

close the public record portion of the hearing and make 

a tentative oral decision. The matter will be continued to 

March 16, 2016 where staff will return with final written 

findings and an Ordinance for introduction.



BEAVERCREEK ROAD
CONCEPT PLAN

Planning Commission

• After six meetings (4 public hearings) 
Planning Commission voted unanimously 
to recommend  re-adoption of the 
Beavercreek Road Concept Plan (Planning 
File LE 15-01) to the City Commission.



BEAVERCREEK ROAD
CONCEPT PLANFigure 2: Beavercreek Zone Subdistricts 



BEAVERCREEK ROAD
CONCEPT PLAN

2006 – 2007 Process Summary

• 12 CAC/ TAC meetings
• Study Area Site Visit
• 2 Open Houses
• Meeting with Metro – Employment Discussion
• Community Design Workshop Meeting
• Market Focus Group
• Sustainability Focus Group
• Website
• Project posters, signs, mailers
• 10 City Commission hearings
• 4 Planning Commission hearings



BEAVERCREEK ROAD
CONCEPT PLAN

Public Meetings to date
• Planning Commission Work Session 9/28/2015
• Citizen Involvement Committee 10/05/2015
• Natural Resources Committee 10/14/2015
• Transportation Advisory Committee 10/20/2015
• Parks & Recreation Advisory Committee 10/22/2015
• Caufield Neighborhood Association 10/27/2015
• Hamlet of Beavercreek 10/28/2015
• City Commission Work Session 11/10/2015
• Four (4) Planning Commission Hearings
• City Commission Hearings



BEAVERCREEK ROAD
CONCEPT PLAN

Acres*         Gross                 Net

North Employment Campus 149 127
Mixed Employment Village 26 21
Main Street 10 8
West Mixed Use Neighborhood 22  18
East Mixed Use Neighborhood 77 62

284 235

Parks/ Open Space/ Natural 113
Major ROW 56
Total ~453
*Acres are preliminary and rounded



BEAVERCREEK ROAD
CONCEPT PLAN

Jobs Housing
North Employment Campus 3,678
Mixed Employment Village 1,139
Main Street 219 100
West Mixed Neighborhood 15 387
East Mixed Neighborhood 21 536

5,073 1,023

Source:  Table 2. BRCP Job & Housing Density Assumptions 7/10/2007



BEAVERCREEK ROAD
CONCEPT PLAN

Planning Commission

• The Planning Commission is satisfied that 
all of the issues raised through the  initial 
hearings have been addressed in the 
record, subject to the concerns detailed in 
their memorandum:
– Transportation Issues - Alternative Mobility Targets, 

Tri-Met Service and Holly Lane
– Cottage Manufacturing / Zoning
– Goal 5 Cultural and Historic Resources



BEAVERCREEK ROAD
CONCEPT PLAN

Planning Commission

• The Planning Commission finds that 
Beavercreek Road Concept Plan meets the 
requirements of the Statewide Land Use 
Goals, Metro Title 11, Metro Title 4 and 
the Oregon City Comprehensive Plan.
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Testimony from Elizabeth Graser-Lindsey Regarding ~ (e c, 

LE-15-0003 Beavercreek Road Concept Plan 

March 2, 2016 

The proposal should not be approved because it does not comply w ith the city's 

rules, Metro's rules, State law such as the Transportation Planning Rule and the 

Statewide Planning Goals. 

Comprehensive Plan 

Land Use 3. 

The BRCP does not reflect community needs, desires, attitudes and conditions. 

The city needs jobs and has a job to housing imbalance (poor for the region) and 

yet the city by this plan converts land it obtained for family-wage industrial job 

creation into primarily housing and low-wage service jobs intensifying the job to 

housing imbalance, lack of business revenue, and the commuting disaster. The 

county continues to comment on the lack of jobs in the county. This violates 

Policy 2.6.1 to 2.6.8. because more industrial land is needed and this land was 

planned for industrial. It is unfortunate that city staff continues to express 

satisfaction with low acreage yields from the UGB expansion when LUBA already 

discounted these low yields as not satisfying Metro's Title 4 (or Statewide 

Planning Goal 9 Economic Development "adequate opportunities ... for ... 

economic activities") requirements when this plan was remanded. The city's use 

and mis-use of 10 year old studies does not constitute an adequate factual base 

as required by Statewide Planning Goal 2. The recent BC Apt. at Meyers Rd. 

evidenced how the non-industrial concept plan areas are falling short of the job 

projections of the concept plan besides their failure to be family wage jobs. 

The testifying public has indicated previously and now, as evidenced in the record, 

that they are not happy with this plan and it is diametrically opposed to their 

desires and attitudes particularly because the housing will decrease their live

ability and compete with existing neighborhoods for infrastructure because the 

city does not have a plan on how to afford infrastructure upgrades - roads, sewer, 



water, schools, emergency services. Statewide Planning Goal 1 and the city's 

related plan objectives are violated by the lack of citizen awareness of this plan 

going forward and the consequences. The abbreviated re-adoption process 

ensured that citizens could not be "involved in all phases of planning" and the city 

was unwilling to consider any citizen-suggested changes; this follows the first 

process being Goal-1 flawed. 

The community conditions such as failing sewer, low-water pressure and 

congested and failing roads contra-indicate this concept plan particularly in the 

absence of any evidence that these conditions can or will be overcome or that 

sufficient funds could be obtained from any source to overcome them; on the 

contrary, evidence in the record, in the city's master plans and in the LUBA appeal 

indicate that the funds cannot be obtained and the problems will persist and 

degrade the living conditions in Oregon City. The city's use of its 10-year old 

concept plan document, which itself lacked adequate analysis of the 

infrastructure issue and evidence of a plan to achieve adequate infrastructure, 

does not constitute an adequate factual base as required by Statewide Planning 

Goal 2. 

10-year old transportation studies, which already were showing declining 

roadway conditions, do not meet the current need for transportation studies, 

which are absent, when other development has moved forward with its traffic 

over this decade likely increasing traffic volumes. The City's unwillingness to 

include up-to-date traffic studies suggests that the City expects bad news. Traffic 

congestion is not just inconvenient for commuters and freight routes, but it is also 

dangerous: the City's TSP shows that the BC Rd. and Hwy 213 intersection is 

exceptionally dangerous at 2.05 MEV (for context, the city flags intersections over 

1.0 as having a very high accident rate and the county is working to lower it 

standard for safe to below 1.0). Oe.c\ /--hr c CCVY r-eJ '"' (J; 11 J-- 1 ~ 9 I , 

Statewide Planning Goal 12 Transportation is violated because the 

transportation system is already failing and the concept plan will not "provide and 

encourage a safe, convenient, and economic transportation system." The 

decade-old analysis depended on an interchange and the 2013 Transportation 

System Plan depends on 50% of trips occurring by alternative modes (bus, bike, 



ped); the old analysis is obsolete and a new analysis to determine how the 

concept plan can get by on less vehicle trips than it was planned for missing from 

the old concept plan or any new documents - it's just wishful thinking. Even 

though the concept plan anticipates routing traffic by Holly Lane to avoid the 

failing BC Rd./Hwy 213 intersection and others and 3-lane Beavercreek Rd. (the 

only route for residents of Beavercreek and communities to the south - like a cul 

du sac), the TSP capital improvement project list indicates that Holly Lane won't 

be funded, at best, in the medium1 and long term, making the concept plan 

without a traffic solution. The list of funding mechanisms does not analyze if any 

of these can work. 

The Transportation Planning Rule is violated by the concept plan. The 

change significantly affects the transportation facility because the change would 

allow land uses and levels of development that would increase traffic over 

existing zoning and that would result in projected traffic - both immediately and 

in the planning horizon -- that would reduce performance of the transportation 

network below minimum acceptable performance standards and it would worsen 

the performance. 

1. The application fails to provide and the city fails to require up-to-date 

traffic studies. 

2. The performance of the transportation network would be greatly 

worsened from current failing conditions - both it would worsen conditions 

and it would perform below minimum acceptable performance standards. 

The traffic volumes are already failing to meet the LOS F standard or the 

V /C 1.0 standard currently and for the future. Even though the City has 

exempted itself from considering the failing BC Rd./Hwy 213 intersection, 

the county and state still do have standards and the city has other rules 

that effectively keep standards in place (e.g. Goal 12 Transportation - "safe, 

convenient, economic"," Comprehensive Plan Policy 14.3.2 "Ensure that 

the extension of new services does not diminish the delivery of those same 

services to existing areas and residents in the city." and so forth). It is 

1 The definition of medium term is 20-40 years in other TSPs. 



wrong and outside of the law for the city to adopt the concept plan 

planning and permitting more development before it is able (Findings: 

"likely ... within one to five years ... ") to plan or execute solutions to its 

transportation problems which are fundamental aspects of the plan. The 

intent of the concept plan is to be a complete with "consideration for 

protection of the capacity, function and safe operation" of transportation 

facilities including for moving freight e.g. Metro Title 4 and 11. Without the 

BC Rd./Hwy 213 interchange the development goals of the BRCP may need 

to be scaled back for fit the fundable transportation system; it's too late to 

do that after adoption. 

The city's argument that the concept plan is already part of the TSP is 

fallacious because the concept plan had not been adopted and it was not knowYl 

what form the final concept plan would take so only a place holder could be 

considered in the TSP; an more-skimpy place holder was also considered in the 

previous TSP and it did not prevent the need for the concept plan to properly deal 

with transportation. Considering a place holder does not eliminate the need to 

do the detailed analysis in a concept plan. Since the concept plan cannot take 

effect until the alternative mobility analysis is completed (and zoning per Findings 

p. 29), it is wrong to adopted it prematurely. 

The City's response to Statewide Planning Goal 11 Public Facilities and 

Services and its own comprehensive plan requirements concerning infrastructure 

is not "to plan and develop a timely, orderly and efficient arrangement of public 

facilities and services" or "provision of the financing of ... public facilities and 

services" to serve this concept plan area, but to "kick the can down the road" 

ignoring the need for now and the planning horizon and letting the problem land 

in the future again. The adoption of master plans does not constitute a plan to 

serve this concept plan area - in fact, the master plans suggest the unlikelihood of 

this being possible as most show giant financial deficits for the city to even 

maintain its current urban services. For example, the city is continuing a large 



sewage moratorium and the city has not been able to repair its water system at a 

sustainable rate. Currently, the concept plan violates Policy 14.3.2. 

The old sewer consideration is similarly out-dated after 10 years. During 

this decade the city nearly had a sewage moratorium in the Glen Oaks/Hwy 213 

area and has sewage back ups along Hwy 213 (shown in the Sewer Master Plan) 

and no prospect of funding for a sewer main in Beavercreek Rd. (and the first 

development at Meyers Rd. was recently except from contributing. There is no 

hint in the staff report/(March 2, 2006 Findings) or Sewer Master Plan how the 

concept plan infrastructure would be financed: listing SDCs, developer funded 

improvements and reimbursement district does not demonstrate that these 

financing methods would achieve the financing of the needed infrastructure and 

it does not rise to the legal standard necessary to adopt this concept plan. The 

Findings incorrectly state the BC Rd. Apt-Live_Work (SP 14-01) would be required 

to pay for a component of the future Beavercreek Rd. trunk line when in fact the 

development was specifically exempted and was allowed to pay for l&I in another 

area. The developer appeared to find that cost prohibitive; that is likely to 

continue to be the case. The City has also not address how the concept plan area 

can build out when its sewer district is already exceeding safe capacity and is a 

lower system retention time than any other sewer plant in the region. 

The water infrastructure consideration is similarly out-dated after 10 years. 

The city also lacked adequate water pressure to serve the BC Rd. Apts. at Meyers 

Rd. and is requesting service from a rural water district which can't service the 

entire concept plan area and which suffered from the drought last summer which 

resulted in a fish kill and asked its customers to save water. The City apparently 

hasn't the funds or prospects for finding the funds to put in the needed reservoir, 

described in the Water Master Plan, because it is mum about a solution. Listing in 

the Findings SDCs, Developer funded improvements and Reimbursement District 

in the Findings does not constitute a plan or analysis on how the water 

infrastructure funding would occur and it does not rise to the legal standard 

necessary to adopt this concept plan. Already the city has allowed the new BC Rd. 

Apt-Live-Work development to not contribute to the reservoir making funding of 

it even more difficult. 



How can emergency services meet good response times now and for the 

future planning horizon when Beavercreek Rd. is failing as even acknowledged by 

the City's own TSP? 
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Intersection Collisions 
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/ CDS150 02/10/2016 OREGON DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION PAGE: 1 
TRANSPORTATION DATA SECTION· CRASHANALYSISAN.D REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

OR 213 Cascade Highway South (Hwy 160) & Beavercreek Rd 
January 1, 1985 through December 31, 2014 

NON- PROPERTY INTER· 
FATAL FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY .WET INTER- SECTION OFF· 

COLLISION TYPE CRASHES CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF DAY DARK SECTION RELATED ROAD 
YEAR: 2014 

REAR-END 0 9 10 19 0 11 0 16 2 11 7 19 0 0 
SIDESWIPE • OVERTAKING 0 0 1 1 0 0 0 0 1 1 0 1 0 0 
TURNING MOVEMENTS 0 0 1 1 0 0 0 0 1 0 1 1 0 0 

2014 TOTAL 0 9 12 21 0 11 0 16 4 12 e 21 0 0 

YEAR: 2013 
ANGLE 0 0 1 1 0 0 0 0 1 0 1 1 0 0 
BACKING 0 0 1 1 0 0 0 0 1 0 0 1 0 0 
REAR-END 0 17 11 28 0 18 0 22 5 20 8 28 0 0 
SIDESWIPE ·OVERTAKING 0 0 1 1 0 0 0 1 0 1 0 1 0 0 
TURNING MOVEMENTS 0 2 0 2 0 3 1 2 0 1 1 2 0 0 

2013 TOTAL 0 19 14 33 0 21 1 25 7 22 10 33 0 0 

YEAR: 2012 
ANGLE 0 0 1 1 0 0 0 1 0 1 0 1 0 0 
FIXED I OTHER OBJECT 0 1 0 1 0 1 0 1 0 1 0 1 0 1 
PEDESTRIAN 0 1 0 1 0 1 0 1 0 1 0 1 0 0 
REAR-END 0 18 6 24 0 24 0 16 6 16 8 24 0 0 
TURNING MOVEMENTS 0 2 0 2 0 3 0 2 0 0 2 2 0 0 

2012 TOTAL 0 22 7 29 0 29 0 21 6 19 10 29 0 1 

YEAR: 2011 
ANGLE 1 0 2 3 1 2 1 1 2 2 1 3 0 0 
REAR-END 0 12 13 25 0 13 0 19 6 18 7 25 0 0 
TURNING MOVEMENTS 0 2 0 2 0 3 0 0 2 0 2 2 0 0 

2011 TOTAL 1 14 15 30 1 18 1 20 10 20 10 30 0 0 

YEAR: 2010 
REAR-END 0 10 10 20 0 13 0 13 7 17 3 20 0 0 

2010 TOTAL 0 10 10 20 0 13 0 13 7 17 3 20 0 0 

YEAR: 2009 
ANGLE 0 2 1 3 0 2 0 1 2 0 3 3 0 0 
REAR-END 0 6 3 9 0 7 1 6 3 7 2 9 0 0 
TURNING MOVEMENTS 0 1 1 2 0 1 0 2 0 1 1 2 0 0 

2009 TOTAL 0 9 5 14 0 10 1 9 5 8 e 14 0 0 

YEAR: 2008 
REAR-END 0 1 2 3 0 1 0 3 0 2 ., 1 3 0 0 
TURNING MOVEMENTS 0 3 1 4 0 9 0 2 2 1 3 4 0 0 

2008 TOTAL 0 4 3 7 0 10 0 5 2 3 4 7 0 0 

YEAR: 2007 
ANGLE 0 0 1 1 0 0 0 1 0 1 0 1 0 0 
REAR-END 0 3 4 7 0 5 0 6 1 6 1 7 0 0 
TURNING MOVEMENTS 0 0 1 1 0 0 0 1 0 0 1 1 0 0 

2007 TOTAL 0 3 6 9 0 5 0 8 1 7 2 9 0 0 



CDS150 02/10/2016 OREGON DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION PAGE: 2 
TRANSPORTATION DATA SECTION - CRASH ANALYSIS AND REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

OR 213 Caacade Highway South (Hwy 160) & Beavercreek Rd 
January 1, 1985 through December 31, 2014 

NON- PROPERTY INTER-
FATAL FATAL DAMAGE TOTAL PEOPLE PEOPLE DRY WET INTER- SECTION OFF-

COLLISION TYPE CRASHES CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF DAY DARK SECTION RELATED ROAD 
YEAR: 2006 

ANGLE 0 1 0 1 0 1 0 1 0 0 1 1 0 0 
REAR-END 0 1 0 1 0 1 0 0 1 0 1 1 0 0 
SIDESWIPE - OVERTAKING 0 0 1 1 0 0 0 0 1 1 0 1 0 0 
TURNING MOVEMENTS 0 3 0 3 0 6 0 3 0 1 2 3 0 0 

2006 TOTAL 0 5 1 6 0 8 0 4 2 2 4 6 0 0 

YEAR: 2005 
REAR-END 0 4 8 12 0 6 0 9 2 10 2 12 0 0 

2005 TOTAL 0 4 8 12 0 6 0 9 2 10 2 12 0 0 

YEAR: 2004 
ANGLE 0 1 0 1 0 2 1 1 0 0 1 1 0 0 
REAR-END 0 1 2 3 0 1 0 2 1 3 0 3 0 0 

2004 TOTAL 0 2 2 4 0 3 1 3 1 3 1 4 0 0 

YEAR: 2003 
ANGLE 0 1 0 1 0 3 0 1 0 0 1 1 0 0 
REAR·END 0 2 5 7 0 6 2 5 2 6 1 7 0 1 

2003 TOTAL 0 3 5 8 0 9 2 6 2 6 2 8 0 1 

YEAR: 2002 
ANGLE 0 0 2 2 0 0 0 1 1 2 0 2 0 0 
REAR-END 0 2 4 6 0 2 0 3 3 4 2 6 0 0 
TURNING MOVEMENTS 0 1 1 2 0 1 0 1 1 1 1 2 0 0 

2002 TOTAL 0 3 7 10 0 3 0 5 5 7 3 10 0 0 

YEAR: 2001 
REAR-END 0 4 7 11 0 5 1 6 5 7 4 11 0 0 
TURNING MOVEMENTS 0 3 2 5 0 5 0 3 2 3 2 5 0 0 

2001 TOTAL 0 7 9 16 0 10 1 9 7 10 6 16 0 0 

YEAR: 2000 
FIXED I OTHER OBJECT 0 0 1 1 0 0 0 0 1 1 0 1 0 1 
REAR-END 0 3 6 9 0 3 0 4 4 7 2 9 0 0 
TURNING MOVEMENTS 0 2 2 4 0 2 0 2 2 3 1 4 0 0 

2000 TOTAL 0 5 9 14 0 5 0 6 7 11 3 14 0 1 

YEAR: 1999 
FIXED I OTHER OBJECT 0 0 1 1 0 0 0 0 1 0 ., 1 1 0 1 
REAR-END 0 2 4 6 0 3 0 3 3 4 2 6 0 0 
TURNING MOVEMENTS 0 0 1 1 0 0 0 1 0 0 1 1 0 0 

1999 TOTAL 0 2 6 8 0 3 0 4 4 4 4 8 0 1 

YEAR: 1998 
ANGLE 0 2 0 2 0 2 0 2 0 2 0 2 0 0 
REAR-END 0 3 3 6 0 6 0 4 2 5 1 6 0 0 
TURNING MOVEMENTS 0 0 2 2 0 0 0 1 1 1 1 2 0 0 

1998 TOTAL 0 5 5 10 0 8 0 7 3 8 2 10 0 0 



CDS150 02110/2016 OREGON DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION PAGE: 3 
TRANSPORTATION DATA SECTION - CRASH ANALYSIS AND REPORTING UNIT 

CRASH SUMMARIES BY YEAR BY COLLISION TYPE 

OR 213 Cascade Highway South (Hwy 160) & Beavercreek Rd 
January 1, 1985 through December 31 , 2014 

NON- PROPERTY INTER· 
FATAL FATAL DAMAGE TOTAL PEOPLE PEOPLE ORY WET INTER- SECTION OFF-

COLLISION TYPE CRASHES CRASHES ONLY CRASHES KILLED INJURED TRUCKS SURF SURF DAY DARK SECTION RELATED ROAD 
YEAR: 1997 .. 

BACKING 0 1 0 1 0 1 0 1 0 1 0 1 0 0 
REAR-END 0 5 1 6 0 6 1 5 1 3 3 6 0 0 
SIDESWIPE · OVERTAKING 0 0 1 1 0 0 0 1 0 1 0 1 0 0 

1997 TOTAL 0 6 2 8 0 7 1 7 1 5 3 8 0 0 

YEAR: 1996 
REAR-END 0 5 2 7 0 12 0 4 3 6 1 7 0 0 
TURNING MOVEMENTS 0 1 0 1 0 1 0 0 1 1 0 1 0 0 

1996 TOTAL 0 6 2 8 0 13 0 4 4 7 1 8 0 0 

YEAR: 1995 
REAR-END 0 4 5 9 0 7 0 4 5 8 1 9 0 0 
TURNING MOVEMENTS 0 1 0 1 0 3 0 1 0 0 1 1 0 0 

1995 TOTAL 0 5 5 10 0 10 0 5 5 8 2 10 0 0 

YEAR: 1994 
REAR-END 0 3 1 4 0 4 0 3 1 4 0 4 0 0 
TURNING MOVEMENTS 0 0 1 1 0 0 0 0 1 0 1 1 0 0 

1994 TOTAL 0 3 2 5 0 4 0 3 2 4 1 5 0 0 

YEAR: 1993 
ANGLE 0 1 0 1 0 2 0 1 0 0 1 1 0 0 
FIXED I OTHER OBJECT 0 0 1 1 0 0 1 0 1 1 0 1 0 1 
REAR-END 0 2 1 3 0 4 2 1 2 2 1 3 0 0 
SIDESWIPE • MEETING 0 0 1 1 0 0 0 0 1 1 0 1 0 0 
TURNING MOVEMENTS 0 1 0 1 0 1 0 1 0 0 1 1 0 0 

1993 TOTAL 0 4 3 7 0 7 3 3 4 4 3 7 0 1 

YEAR: 1992 
ANGLE 0 0 2 2 0 0 2 2 0 2 0 2 0 0 
REAR-END 0 1 3 4 0 2 0 2 2 2 2 4 0 0 
TURNING MOVEMENTS 0 2 1 3 0 3 0 2 1 2 1 3 0 0 

1992 TOTAL 0 3 8 9 0 5 2 6 3 6 3 9 0 0 

YEAR: 1991 
ANGLE 0 0 1 1 0 0 0 0 1 0 1 1 0 0 
FIXED I OTHER OBJECT 0 0 1 1 0 0 1 1 0 1 0 1 0 0 
REAR-ENO 0 8 3 11 0 10 0 9 2 9 2 11 0 0 
TURNING MOVEMENTS 1 1 1 3 1 4 0 3 0 2 1 3 0 0 

1991 TOTAL 1 9 6 16 14 1 13 3 12 4 16 0 0 

YEAR: 1990 
ANGLE 0 1 0 1 0 7 0 1 0 1 0 1 0 0 
REAR-END 0 5 1 6 0 5 1 2 4 4 2 6 0 0 
TURNING MOVEMENTS 0 0 1 1 0 0 0 0 1 0 1 1 0 0 

1990 TOTAL 0 6 2 8 0 12 1 3 5 5 3 8 0 0 
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City of Oregon City SUBJECT: Lt- rs . 0 I 

City Commission Meeting of March 2nd, 2016 B R_C? 

RE: Testimony of Christine Kosinski - Holly Lane, unincorporated Clackamas County 

For: Agenda Item 6C -PC 16-037 Re-adoption of the Beavercreek Road Concept Plan 
Failure to meet State Goals 2, 4, 5, 7, 12 
Failure to support State Law ORS 105.465 -Real Estate Disclosure Law 
Failure to meet Comprehensive Plan Landslide requirements 
City lacks Transportation Plan & Infrastructure for development on hilltop 

I request that the City keep the hearings open until such time that they can meet ALL STATE GOALS. 
The City has failed to prove that it has the Transportation Plan, and the Financial Plan in place to 
provide adequate roads and infrastructure for the very large amount of Additional Daily Trips that will 
come from this Concept Plan, both commercial and residential, as well as all other planned 
development on Beavercreek Road, from Henrici Road to the Hwy 213 and Beavercreek Rd 
intersection. 

Here is a list of the ADT's the City proposes to add to the transportation system, which is very 
inadequate to accommodate these huge amounts of additional traffic, given the fact that the City can't 
handle the current trips per day, of which some are, 

Beavercreek Road East of Hwy 213, Westbound ..................... 14,390 per day as of February, 2015 
Beavercreek Road East of Hwy 213, Eastbound ...................... 12,258 per day as of February, 2015 

List of ADT's the City is proposing to add to its already failing Transportation System Plan 
Beavercreek Road Concept Plan ................................ 33,000 Per Kittleson & Assoc, commercial 
Beavercreek Road Concept Plan ................................ 13,000 Per Kittleson & Assoc, residential 
Park Place Concept Plan ............................................ 20,000 Per Kittleson & Assoc 
Beavercreek/Meyers Live-Work units....................... 1,000 approximate trips 
Enterprise Zone, 5700 jobs-2 trips per day in & out.. 11,400 approximate trips 
Enterprise Zone, trucks, manufacturing, others ......... 30,000 approximate trips 
School Buses............................................................. 1,500 approximate per day 
Industrial area off Holly Ln extension...................... 5,000 approximate trips 
Added trips from Linn, Leland, Meyers Extension... 5,000 approximate trips at minimum 
Old Bus Barn proposed development....................... 900 approx. per day 
Add CCC Expansion, more apartments in future..... 10,000 approx. per day 

All built out, this comes to a whopping total of ..... 130,900 more trips per day 

As I stated above, the City can't handle the small amount of ADT's at the present time in the 
intersection of Beavercreek Rd and Hwy 213. It would take a war chest of money, which the City, 
County, State or Feds do not have, to build a Transportation System capable of handling these huge 
amounts of traffic that will come from all proposed development the City is intending on approving. 
Let us see your Financial Package, and I know from attending your TSP upgrade meetings, the City 
was already going to be vastly underfunded and had to cut more than half of the intended projects. 
The City is unable to meet Goal 12, meaning a moratorium on development until the City can 
financially put a plan in place to provide the transportation infrastructure necessary to support 
the huge amount of development being proposed, this also includes Sewer, Water, Storm water. 



Alternate mobility studies will not help. Isn't this just new language for, "sorry folks we have no 
money for roads to support our development". Your population is aging, our weather is cold, rainy, and 
icy for almost 7-8 months of the year. Your older people cannot stand out in the cold, risking 
pneumonia, to wait for a bus or to walk where currently our streets are very unsafe. 

Approving an Urban Renewal District will not work. This is just a back door into taxing your people. 
The monies taken from schools, fire, police and city services that will go into the Urban Renewal 
District are never made up, thus the taxpayers wind up having measures on the ballot to fund fire, 
police, city services that cannot meet their budgets. You need to be honest with your taxpayers. We are 
living in stressful economic times. Your people are having a hard time meeting their current obligations 
given the fact that most people's wages are lower than they were 8-10 years ago, people on Social 
Security have had little to no increases with costs for food and medical escalating. 

Air Quality will be dramatically impacted in adding more than 130,000 more trips to your 
transportation system. Those living in apartments, in condos and others living very close to the major 
intersections will suffer from huge increases in lead levels from emissions. 

The City presently cannot fund its Sewer Plan, Storm water nor its Water Plan. Until such time that the 
City can prove to its taxpayers that a Financial Plan is in place to fully fund all the development the 
City is proposing, no further development should be approved. 

Holly Lane should be taken out of the TSP. Your Planning Commission has advised that its supports 
removing the street from the TSP due to a plethora of landslides and the fact that no homeowners in the 
Holly Lane neighborhood can obtain Landslide Insurance, as evidenced by the denial my Husband and 
I have received from Lloyd's of London. This denial was turned into your Planning Commission and is 
part of the record for this proposed plan. 

The City has not supported ORS 105.465, neither the City nor the developers are disclosing to 
prospective new property owners if their land lies in a landslide zone, along with the fact that they will 
be unable to obtain Landslide Insurance if their property is within one mile of a previous landslide. 
Lloyd's of London is presently the only Underwriter of landslide insurance, they do use DOG AMI 
Lidar Maps when considering approval or disapproval of a certain property. For my Husband and I, we 
were denied landslide coverage by Lloyd's of London due to risk from six landslides within one mile of 
our property, one of these landslides is the Newell Creek landslide by the Forest Edge apartments with 
this landslide continuing underneath Hwy 213 and coming up under Dan Fowler's Old Bus Barn 
property. 

I cannot support any approval of the Beavercreek Road Concept Plan for all reasons I have listed 
above, the fact that the City cannot meet the State Goals which are a requirement prior to any 
consideration for approval. The City falls very short in meeting Goal 12 for transportation, Goal 7 to 
protect areas subject to natural hazards, Goal 2 for land use planning, Goal 5 to protect natural 
resources. The City has been irresponsible in meeting State Law ORS 105.465 - realtor disclosure law. 
The City simply cannot accommodate another 130,000 trips per day down an antiquated and ill 
thought out transportation system plan. They have brought no financial plan forward to their taxpayers 
for this huge build-out which is irresponsible and morally wrong. The City owes this to their people. 
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