= CITY OF OREGON CITY

|| PLANNING COMMISSION
AGENDA

Commission Chambers, Libke Public Safety Facility, 1234 Linn Ave, Oregon City
Monday, April 25, 2022 at 7:00 PM

This meeting is in person hybrid via Zoom; please contact ocplanning@orcity.org for
the meeting link.

CALL TO ORDER
PUBLIC COMMENT

Citizens are allowed up to 3 minutes to present information relevant to the Planning Commission
but not listed as an item on the agenda. Prior to speaking, citizens shall complete a comment
form and deliver it to the Chair/City Staff. The Commission does not generally engage in dialog
with those making comments but may refer the issue to the City Staff. Complaints shall first be
addressed at the department level prior to addressing the Commission.

PUBLIC HEARING

1. CONTINUANCE OF GLUA-21-00045 / MAS-21-00006 / VAR-22-00001 Park Place
Crossing General Development Plan.

COMMUNICATIONS

ADJOURNMENT

PUBLIC COMMENT GUIDELINES

Complete a Comment Card prior to the meeting and submit it to the City Recorder. When the Mayor/Chair
calls your name, proceed to the speaker table, and state your name and city of residence into the
microphone. Each speaker is given three (3) minutes to speak. To assist in tracking your speaking time,
refer to the timer on the table.

As a general practice, the City Commission does not engage in discussion with those making comments.

Electronic presentations are permitted but shall be delivered to the City Recorder 48 hours in advance of
the meeting.

ADA NOTICE

The location is ADA accessible. Hearing devices may be requested from the City Recorder prior to the
meeting. Individuals requiring other assistance must make their request known 48 hours preceding the
meeting by contacting the City Recorder’s Office at 503-657-0891.
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Planning Commission Agenda April 25, 2022

Agenda Posted at City Hall, Pioneer Community Center, Library, City Website.

Video Streaming & Broadcasts: The meeting is streamed live on the Oregon City’s website at
www.orcity.org and available on demand following the meeting. The meeting can be viewed on
Willamette Falls Television channel 28 for Oregon City area residents as a rebroadcast. Please

contact WFMC at 503-650-0275 for a programming schedule.
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Item #1.

625 Center Street

CITY OF OREGON CITY Oregon City, OR 97045

503-657-0891
Staff Report

To: Planning Commission Agenda Date: 04/25/2022
From: Planner Kelly Reid
SUBJECT:

CONTINUANCE OF GLUA-21-00045 / MAS-21-00006 / VAR-22-00001 Park
Place Crossing General Development Plan.

STAFF RECOMMENDATION:

Staff recommends the Planning Commission open the record, take public testimony, and
continue the hearing to May 9, 2022.

EXECUTIVE SUMMARY:

The Park Place Crossing Master Plan consists of 476 residential lots planned to be
provided in six residential phases on 92 acres of land. The project also includes a
community park, open space, regional stormwater management facility, retail/civic, and
trails components. The Park Place Crossing Master Plan area is within the northernmost
portion of the larger Park Place Concept Area established in 2008 through the Park Place
Concept Plan. The 92-acres was annexed into the City limits through AN-17-04.

The 92-acre site includes properties zoned Medium Density Residential (R-5), Low
Density Residential (R-10), and Neighborhood Commercial (NC).

The applicant has added information to the record in the last week and granted an
extension to the 120-day decision deadline to allow time for review and inclusion of the
new information in the staff report. Thus, a continuance is needed to allow for staff time to
review the recent information and include it in the staff report. Staff recommends opening
the record to hear a brief staff summary and process explanation and to take public
testimony. The record may be left open until the next hearing.

BACKGROUND:

The 92-acre subject property was annexed and assigned zoning in 2018 through AN-17-
04 and ZC 17-05; this application for a General Development Plan is the next step in the
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Item #1.

development of this site. One of the conditions of approval imposed by the City on the
approved annexation request was that the applicant obtain General Development Plan
approval for the 92-acre area prior to any urban development on the site.

This application includes requests for the following approvals:

e General Development Plan (GDP): The overall long-term approach to
development through 2030 for up to 476 residential lots, including supporting parks,
trails, and neighborhood commercial and civic spaces. Included in the request for
GDP approval is:

o A modification to street width standards for a limited segment of Holly
Lane
o Adjustments to the following development standards:

e OCMC Chapter 17.08.040 and 17.10.040 Dimensional
Standards, including up to 20% reduction of lot sizes, widths,
depths, and setbacks

e OCMC Chapter 17.21.090.A for garage placement and design

e OCMC Chapter 17.08.050 and 17.10.050 Density Standards to
exceed maximum density by approximately 4%

e Variance: Request to reduce the minimum lot size for attached single family lots to
1800 square feet.

The General Development Plan includes the following uses:

. 476 total housing units, including 126 attached dwellings and 350 detached

dwellings
. Construction of a segment of Holly Lane, a planned collector street
. A future public park site of 4.4 acres
. Approximately 1.3 acres of commercial/civic space provided in two parcels
. An off-street trail system within protected natural areas

Phase 1 is anticipated to be constructed in 2023, with completion of Phases 2 through 6
accomplished by 2030. Detailed Development Plan applications for each Phase are
anticipated to be submitted at a future date following approval of the General
Development Plan. The provision of the OCMC 17.65, Master Plans, allow for detailed
development plans to be reviewed through a Type Il process following the Type lli
approval of a General Development Plan.

This approach allows staff, the applicant, and the public a clear road map for what is
required for future detailed development plans, and clearly specifies the range of
development that may be authorized and the levels of public improvements necessary to
serve that development.

The applicant has added information to the record in the last week and granted an
extension to the 120-day decision deadline to allow time for review and inclusion of the
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Item #1.

new information in the staff report. Thus, a continuance is needed to allow for staff time to
review the recent information and include it in the staff report. Staff recommends opening
the record to hear a brief staff summary and process explanation, applicant presentation,
and to take public testimony. The record may be left open until the next hearing requested
for May 9™. A full, detailed staff report and recommendation will be included at the
continued hearing.

OPTIONS:

1. Open the hearing, take public testimony, and continue the hearing to a date certain
of May 9, 2022

2. Open the hearing, take public testimony, and continue to hearing to another date
certain

BUDGET IMPACT: N/A
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The City of Oregon City makes no representations,
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Comment

Public Comment Summary for GLUA 21-00045

April 18, 2022

Item #1.

Number

Summary of Comment

Owns land outside the UGB bordering the project area;
concerned about stormwater impacts, safety, emergency access,
and that the Concept plan maps are old. Raises questions about
the accuracy of the trafffic study trip generation data and points

Staff note

The Concept Plan maps are from 2007 and 2008; updated existing
conditions maps from the applicant have been included in the application
and the information the City uses to review the development is current.
Stormwater, safety, and emergency access will be discussed in the staff
report. The applicant's traffic study has been reviewed by the City's
consultant and found to be compelte; conditions of approval related to

1 Jed Pedersen out the the capacity of Redland and HWY 213 is inadequate. transportation will be included in the staff report.
The housing types proposed by the applicant are permitted uses. Section 8
is a voucher program that can be used in any type of housing anywhere if
Concerned about numerous impacts from the development accepted by the landlord/owner. The "Section 8" program and the related
inlcuding safety, school capacity, stormwater runoff, and wildfire [concerns brought up by this commenter will not be discussed in the staff
2 Sharon Neisch evacuation; multiple mentions of "Section 8" housing. report. Other topics will be discussed in the staff report.
Concerned about numerous impacts from the development
3 Ken Neisch inlcuding access, safety, school capacity, and stormwater runoff. [These topics will be discussed in the staff report.
States that the proposal is not consistent with the Park Place
Concept Plan due to lack of street connectivity with no connection
of Holly Lane to Redland Road proposed. States the connections [A full analysis of the proposal's relation to and consistency with the Park
Jackie Hammond- are needed for safety; mentions the wildfire evacuation Place Concept Plan will be included in the staff report. Specific discussion
4 Williams constraints. about transportation system connectivity will be included.
Concerned about traffic and school capacity; mentions the
5 Janice Troxler wildfire evacuation constraints. These topics will be discussed in the staff report.
Concerned about school capacity, traffic on Holcomb Blvd, lack of
parks and sidewalks in the neighborhood. Calls for a second street|These topics will be discussed in the staff report. Specific discussion about
6 Barbara Renken access to the area before any development is approved. transportation system connectivity will be included.
Notice was sent to all property owners within 300 feet of the site
Concerns about lack of notice to property owners on Holly Lane; [boundary, including those properties outside the city limits and Urban
requests cancellation of the April 25th hearing. Concerns about |Growth Boundary (UGB). The hearing on the 25th will be continued due to
landslides near Holly Lane due to additional traffic using the road, |additonal information submitted by the applicant and resulting delay in the
conformance with the adopted Natural Hazards Mitigation Plan, [staff report. Portions of the site are within the Geologic Hazards overlay
and proposed developed in hazard-prone areas. Raised numerous [and this will be discussed in the staff report, along with transportation and
7 Christine Kosinski concerns about Holly Lane and traffic in general. emergency access issues.
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Public Comment Summary for GLUA 21-00045

Item #1.

April 18, 2022
Comment
Number Summary of Comment Staff note
Raises concerns about traffic on Holcomb Blvd and in the Winston
Drive area due to the lack of connectivity proposed to Redland
Park Place Road. Staes that the proposal does not include sufficient These topics will be discussed in the staff report. Specific discussion about
Neighborhood neighborhood amenities suchs as shopping, dining, etc that are  [transportation system connectivity and commercially-zoned parcels will be
8 Association included int he Park Place Concept Plan included.
Concrned about landslide risks in the proposed development area
and about transportation capacity at Redland, Holcomb, and HWY [These topics will be discussed in the staff report. Specific discussion about
9 Hamlet of Beavercreek |213. transportation system connectivity and geologic hazards will be included.
Clackamas County has jurisdiction over Livesay Rd and Redland
Rd. The comments provided information on stadnards that would
be applcaible if the applciant is required to improve any segments
of Livesay Road, indicating that significant imrpvements would be
Clackamas County required along the street and at the intersection with Redland The County's comments and recommendations will be incorporated into
10 Engineering Road. the staff report and recommeded conditions of approval.
Indicated that one of the 14 subject parcels is annexed into the
11 Metro UGB, but not yet annexed into the Metro boundary. The staff report will discuss this topic.
Indicated that the City Parks Department sees the need for the
proposed park area and would accept the dedicated land.
Requests the land be dedicated at Phase 1, and that
Oregon City Parks and |infrastructure constructed by the developer be extended along  [The Parks Department comments and recommendations will be
12 Recreation the park frontage at the appropriate phase. incorporated into the staff report and recommeded conditions of approval.
Clackamas River Water |CRW indicates that areas that cannot be served by the City with
13 (CRW) water services will be served by CRW. Water services will be discussed in the staff report.
Oregon City Building
14 Department No conflicts N/A
Supports inclusion of commercial parcels in the proposal; raises
concern over lack of specific development proposed for those
parcels; requests measures to expedite the development of the |The Economic Development Department's comments and
Oregon City Economic |parcels to ensure that amenities can be provided in in the recommendations will be incorporated into the staff report and
15 Development neighborhood. recommeded conditions of approval.

Page 8




Comment #

Item #1.

From: Jed Peterson

To: Planning

Subject: Notice of Planning GLUA-20-00045
Date: Thursday, March 31, 2022 5:47:47 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

I am very concerned regarding the proposal. The maps are clearly out of date and therefore
inaccurate. My property at 16586 S Edenwild Ln, Oregon City, OR 97045 is at risk with these
changes due to significant storm water redirection that will negatively impact me. On one
map it shows my house and my neighbors house as not existing and our properties are
"Constrained Land - Open space.” Clearly that inaccuracy will affect all of the projections.
There needs to be a major revision on these plans to take into account changes that have
occurred over the past several years. When the plans are based on this level of inaccurate
information, I question the whole process.

Sincerely,
Jed Peterson
home (503) 974-9203
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Comment#t

Iltem #1.

From: Jed Peterson

To: Kelly Reid

Subject: Topography map

Date: Saturday, April 2, 2022 6:37:59 PM
Attachments: Screen Shot 2022-04-02 at 6.31.57 PM.png

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

OREGON CITY, OR

Yol

N

™ A Thismap
appears to show that a tremendous amount of runoff will be affecting my property and my
immediate neighbors' property. The sparse "Tract E Open Space” will clearly not be
sufficient. There needs to be major changes to the plan as submitted. | believe that Street 4,
Street B and Holly Lane will need to be reworked to account for the water.

Thanks,
Jed Peterson
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Comment#1

From: Jed Peterson

To: Kelly Reid

Subject: Re: Notice of Planning GLUA-20-00045
Date: Sunday, April 3, 2022 10:31:20 PM

Item #1.

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Thisis becoming more and more troubling as | investigate this development.

https://pamplinmedia.com/pt/9-news/516813-412689-assi sted-by-planners-oregon-city-
developers-skirt-new-code?wallit_nosession=1

There is huge concern regarding safety, traffic, fire truck availability with limited roads.
Clearly, the impacts of this development are being minimized by the devel opers but the real
world impacts will be potentially life threatening. |nadequate planning and poor execution will
be beyond costly. This mistake must not be allowed to occur.

Sincerely,
Jed Peterson

On Fri, Apr 1, 2022 at 14:38 Jed Peterson <jed.peterson.md@gmail.com> wrote:
The Park Place Crossing Master Plan map is years out of date. The City of Oregon City
Park Place Concept Plan Overlay Map is years out of date. The Existing Conditions Plan
Park Place Crossing map and the Post-Devel oped Basin Map are not reflective of
other properties that will be impacted. | am downhill from Phase 1 and potentially downhill
from part of Phase 2 and see this as a tremendous potential problem. These concerns
regarding stormwater are just a fraction of my concerns regarding these plans. This high
density development is going to permanently change the topography of this area with the
tremendous | oss of trees and other wildlife. | can look at an up to date map on Google Maps
and see that there will be adisruption of along stretch of forested land. That isreally
disappointing. Light pollution and transportation impacts will also be quite noticeable and
potentially unacceptable.

Sincerely,
Jed Peterson

On Fri, Apr 1, 2022 at 12:57 PM Kelly Reid <kreild@orcity.org> wrote:
Hi Jed,

Thank you for the email, | will add it to the record for this land use review. Are there
specific maps or page numbers that you are referring to?

Thanks,
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Comment #1

Kelly Reid

She/her/hers

Planner

Community Development Department, City of Oregon City
695 Warner Parrott Rd, Oregon City, OR 97045
kreid@orcity.org

(503) 496-1540 Direct

(503) 722-3789 Main

Website

Interactive Maps and Apps
On-Line Submittal of Land Use Applications

The City of Oregon City continues to offer services and programs in-person and online -
find facility hours of operation here.

Website: www.orcity.org
Visit us on Facebook! and Twitter
PUBLIC RECORDS LAW DISCLOSURE: This e-malil is subject to the

State Retention Schedule and may be made available to the public.

From: Jed Peterson <jed.peterson.md@gmail.com>
Sent: Thursday, March 31, 2022 8:30 PM

To: Kelly Reld <kreid@orcity.org>

Subject: Fwd: Notice of Planning GLUA-20-00045

Item #1.
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Comment #1 ttem #1.

CAUTION: Thisemail originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.

Re: GLUA-20-00045, MAS-21-00006, VAR-22-00001

| am very concerned regarding the proposal. The maps are clearly out of date and
therefore inaccurate. My property at 16586 S Edenwild Ln, Oregon City, OR 97045 is at
risk with these changes due to significant storm water redirection that will negatively
impact me. On one map it shows my house and my neighbors house as not existing and
our properties are "Constrained Land - Open space.” Clearly that inaccuracy will affect all
of the projections. There needs to be amajor revision on these plans to take into account
changes that have occurred over the past several years. When the plans are based on this
level of inaccurate information, | question the whole process.

Sincerely,

Jed Peterson

home (503) 974-9203

Sent from Gmail Mobile

Page 13




Comment #1
Item #1.

From: Jed Peterson

To: Kelly Reid

Subject: GLUA-21-00045 / MAS-21-00006 / VAR-22-00001
Date: Sunday, April 10, 2022 1:45:35 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

The transportation impact study is misleading.

The data is shown to be achieved with inaccurate information. "Due to the ongoing COVID-
19 viral pandemic, traffic volumes around Oregon have been depressed relative to normal
conditions. A review of available traffic count datayielded 24-hour traffic countsalong S
Holcomb Boulevard east of S Barlow Drive from November 2, 2017, and year 2019 annual
average daily traffic (AADT) along OR-213, just south of Redland Road from ODOT’s
Transportation Volume Tables. Given these available counts, the following methodology for
data collection and volume adjustment was utilized..." A repeat detailed analysis should be
performed as the collection dates were in the peak of COVID-19 when traffic was artificially
low. Even analysis performed now islikely to be depressed compared with the future given
that return to onsite work has been delayed for many businesses. The massaging of data
throughout the report is flawed and cannot achieve the accuracy required for a project of this
scope.

The executive summary notes. "that the site is projected to generate a net additional 290
morning peak hour trips, 390 evening peak hour trips, and 4,064 average weekday trips.”
However, the average household in the US generates approximately 9.5 trips per weekday by
all modes. Being that the potential homes are in alocation not ideally situated for biking or
walking, the vast majority of those tripswill be viacar. The average US household has almost
2 cars and again given the potential location of these homes, it can be easily assumed that most
of these homes will have 2 cars. Therefore, the impact on transportation appears to be deeply
flawed just from basic statistical analysis.

It isalso concerning that: "For the intersection of Redland Road at OR-213, the intersection is
projected to operate in excess of acceptable per jurisdictional standards during the 2nd evening
peak hour under 2026 buildout conditions (Phase 1) and for al succeeding analysis scenarios
through year 2030. Additionally, extended queuing beyond available lane storage is expected
to occur at some of the turn lanes of the two Redland Road study intersections. Although no
specific mitigation is planned at either intersection..." Assuch, | cannot imagine a scenario
where all of the phases get approved. Only phase 1 could possibly be approved as other
phases would adversely affect not only existing residents but potential residents residing in
phase 1 housing.

The transportation impact study also notes: "The historical traffic counts from 2019 along OR-
213 were grown to reflect 2021 existing conditions by applying a 0.0118 percent per year
linear growth rate over atwo-year period, calculated in accordance with ODOT’ s Future
Volumes Table." However, this does not take into account the many planned devel opments
that will be adding to that growth. That project growth rate does not take into account the
many developments that are in process or will be in process over the next several years.
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Comment #1

The second hour analysis at the intersection of Redland Road at OR-213 is unacceptably
compiled. Not even afull hour of datawas collected for the analysis," approximately 25
minutes worth of counts were collected." The complete lack of effort by the impact study to
obtain accurate data is astounding. As such, more data massaging was completed that isn't
based on reality but on arguably false assumptions.

Their conclusion conveniently brushes off the "2nd evening peak hour" and the fact that it will
be problematic, requiring major infrastructure changes. This conclusion is clearly deceptive.
How could a project of this scope proceed without those changes occuring? That should have
been at the top of the conclusion. That iswhat we call a"rate limiting step” to the build out
and should have been theinitial conclusion. A more accurate conclusion would have started
as, "the findings may support this project if major infrastructure changes are made at the
intersection of Redland and OR-213. Without these changes, the traffic flow will fail with this
development.”

Thank you,
Jed Peterson

Item #1.
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Comment #2
Item #1.

From: Sharon Neish

To: Kelly Reid

Subject: Re: GLUA-20-00045

Date: Sunday, April 3, 2022 9:46:50 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Redlly Kelly please address this at your meeting proof that there is no egress any idiot can see
through this plan of yours!

https://pamplinmedia.com/pt/9-news/516813-412689-assi sted-by-planners-oregon-city-
devel opers-skirt-new-code

On Apr 3, 2022, at 9:24 PM, Sharon Neish <sharonaneish@gmail.com> wrote:

Kelli, Then | look at the crappy ugly retail plan with pictures of crappy ugly retail
plazas! Redlly dry cleaners??? Where is urban planning??? Why dump | the
section 8 in one area?? Thisburns me up. Why not design it like the area of
Sunriver where we own another house or at least Murray Hill in Beaverton? Who
came up with this plan the old fools sitting in a meeting in 2007??? That was
along time ago???

Sharon

On Apr 3, 2022, at 8:37 PM, Sharon Neish
<sharonanei sh@gmail.com> wrote:

How many section 8 houses and what is the standard size lot in the
Oregon city area? What isthe size lot variance the icon construction
istrying to obtain? Why the secrecy and why the shoddy AKS
environmental plan??? | want explanations for all of this? My
mother grew up in HUD housing on the east coast and | used to live
near it when | was younger. It isnot a pleasant experience.

Sharon

On Apr 3, 2022, at 8:24 PM, Sharon Neish
<sharonanei sh@gmail.com> wrote:

Will HUD be inspecting this high density neighborhood?
No sex offendersis usually one of the rules. Why
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would metro dump 500 plus units of section 8?7 How
much money does Oregon City gain to have higher
police protection? | took alook at the icon homes
behind park view manor they look like hell on earth with
a high fence protecting them from what?? What are the
community regulations going to be??? How would you
like this messin your neighborhood Kelly??? Why
wasn't this disclosed when we bought the land????
Sharon

On Apr 3, 2022, at 6:52 PM, Sharon Neish
<sharonanei sh@gmail.com> wrote:

Sorry, | am blind sided since we moved into
Oregon city recently and now have to deal
with the tweakers and the crime rate
increasing like park view manor type
housing and around the Plaid pantry. Sorry
| am apsych nurse and deal withit ona
daily basis the huge drug crisis and
homelessness. | don't trust your plan
pushing the crisis into peaceful
neighborhoods. Please provide factsto all
new neighbors on police protection. Why
are they segregating this neighborhood and
offering grants???? | havelittle faith in
being able to have security and safety with
the current police force. Please provide
data.

Thanks,

Sharon

On Apr 3, 2022, at 6:08 PM,
Sharon Neish
<sharonaneish@gmail.com>
wrote:

Hi Kelly,

| am thinking about obtaining a
lawyer to review this awful plan
from al perspectives. My other
guestion is this section 8
housing low income? Why
such short notice to obtain
guestions no one one in our

Comment #2

Item #1.
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immediate neighborhood or
adjoins neighborhoods knew
about this shoddy cheaply built
housing project. We areall up
in arms about everything from
water runoff, schools, traffic
patterns, fire department that
thiswill affect weredizeitis
lots of money involved for
Oregon City in permits. Are
they going to put sprinkler
systems in these houses? Is the
road big enough to handle
emergency traffic??? The
numbers of cars projected onto
Holcomb look extremely low
and yes you probably will have
to do eminent domain to get a
major artery onto Holcomb.
Will you be expanding the
Holcomb road for capacity for
both this section 8 type housing
project and the one on Serres
farm???? Please explain sewer
plans the 4 inch pipe does not
look likeit will be enough. |
realize thiswest linn Icon
builder could give a crap about
this areaand is out to make a
buck.
Thanks,
Sharon Neish
16580 S Edenwild Lane

Begin forwarded message:

From: Sharon
Neish
<sharonanei sh@gmail.com>

Date: April 2, 2022

a 2:42:47 AM

PDT

To:

kreid@orcity.or

Cc: Ken Neish
<kenneish@gmail.com>

Comment #2

Item #1.
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Comment #2

Subject: GLUA-
20-00045

Hi Kelly,
| amin total
disagreement with
your metro urban
pack themin
master plan. |
agree with
affordable housing
but using some
builder named
ICON (see other
subdivisions they
have produced)
with cookie cutter
hardiplank sided
houses and 4 plexes
packed in like
sardinesisnot a
solution. It looks
like some crazy
kind of ugly section
8 housing project
from the seventies
near where | grew
up on the East coast
and a C plusrating
from the better
business bureau
can’'t be good for
the people that
actually buy these
so called affordable
homes. Please |ook
at the reviews of
this company of
what the consumers
have been through.
The plan itself
looks like hell on
earth. Plus not
mention all the
traffic onto
Holcomb that will
be coming from the
numerous Park
Place type

Item #1.
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‘projects’ that are
in the works or
under
consideration. |
agree with
capitalism and
making a buck but
at what cost to the
consumer for
corners cut? What
isthis mess going
tolook likein 10-
20 years?? No
wonder why they
have to put up
hedgesto block it
from the existing
neighbors, | would
ask for at least a6
foot brick/stone
wall to block the
view. By theway,
| have never
written about any
other so called
building project in
my lifetime.
Thanks for your
consideration,
Sharon Neish BSN,
MS RN
16580 S Edenwild
Ln.
Oregon City, OR

Comment #2

Item #1.
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Comment #2

From: Sharon Neish

To: Kelly Reid

Cc: Ken Neish

Subject: Answer this question

Date: Tuesday, April 5, 2022 8:03:16 PM

Item #1.

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

How dishonest can you be? Commissioners' concerns about city-planning staff allegedly
favoring developers over citizens recently led to an internal investigation that found city
employees had not been biased. However, Terway and City Planner Kelly Reid faced disciplinary
action for their failure to consult the city attorney prior to the June 2 City Commission meeting
regarding when a land-use notice should be sent. Although, supposedly not biased Laura Terway
tipped off Icon Construction before new building code for landslides. Mmm, have there not been
other apartments buildings that developers have tried to build on landslide areas. Meanwhile,
Laura has left for an area that will suit her well Happy Valley. | got to admit that suits her better her
urban planning which make Levittown look good and her architectural stylings. Meanwhile old
growth trees etc will be cut down by this Icon Construction for their homes devoid of any
architectural value not to mention shoddy construction. See near Holcomb school.

Sharon
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Comment #3

Item #1.

From: Kelly Reid

To: Kelly Reid

Subject: FW: GLUA-20-00045 comment
Date: Monday, April 4, 2022 4:15:23 PM
----- Original Message-----

From: Sharon Neish <sharonaneish@gmail.com>
Sent: Monday, April 4, 2022 1:03 PM

To: Kenneth Neish <kenneish@gmail.com>

Cc: Kelly Reid <kreid@orcity.org>

Subject: Re: GLUA-20-00045

CAUTION: Thisemail originated from outside of the organization. Do not click links or open attachments unless
you recogni ze the sender and know the content is safe.

One more thing for your docket. This does correlate with park place concept master plan or doesn’t it? Seethe
section about affordable housing grants. Question for icon are they receiving these grants??? Does this correlate
with purposed removal of park view manor section 8 housing dates 2017 and that Oregon city has to come up with a
plan to move the tenants that is acceptable to HUD so that land can also be developed. |Is Icon Construction part of
this solution? | know they will try to bob and weave and | understand the tax brought to the area but at what cost to
all of us affected by this rash decision made in 2005 16 years ago by people who probably don't reside in the area
anymore, got to admit it is one of the ugliest plansin the annuals of metro area even with the small playground and
thetrails.

Sharon

> On Apr 4, 2022, at 10:27 AM, Kenneth Neish <kenneish@gmail.com> wrote:

>

> Absolutely | would like all my concerns entered on the docket for a public concern.

> | seeif they have proposed this project many times in the past and it has been declined because of soil instability
and access issues.

> The plan also shows a number of access roads leading into private property that is not available and outside the
growth boundary why?

> Going back to ayear and a half ago when the chance of fire presented itself, the danger having only two access
roads to this concentrated body of homes would' ve been detrimental and unsafe for 500 families trying to clear out
in an emergency situation.

> | am also concerned that the with the development of all the new homes proposed, Holcomb grade school has no
capacity to take on the additional students. Y our plan also shows an abundance of subsidize homesfor low income
families...currently Holcomb school has a 53% need of subsidize lunches for their existing student body. Does this
plan put an additional strain on the school and its resources for more subsidizing of students?

> A number of my neighbors are concerned with water runoff because they’re at the base of this thing...both have
wellsfor their water source and overflow could in turn spoil those wells.

> Your plan calls for the highest density sections other development to touch properties that are outside of the
growth boundary and considered rural...why?

>

> Sincerely, Ken

>
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Comment #4
Item #1.

Jackie Hammond-Williams
16303, Wayne Dr

Oregon City

OR 97045

Response to GLUA-20-00045
General Land-use Application/MAS-21-00006-Master Plan/VVAR-22-00001

Dear Commissioners,

I am a 30+ year resident of Park Place. 15 years ago | was selected for the Park Place Concept Plan
Committee and attended every meeting. | am deeply troubled by this proposed development.

The vision drafted for the Park Place Concept Plan was for it ‘to provide a framework for growth that
respects and augments the area’s context, history, and natural systems. The Concept

Plan emphasizes good urban design, connectivity, opportunities for place-making

and cultivating community, diversity, and, above all, a way to provide for future growth

in a sustainable manner’.

In fact the first key component of the Park Place Concept Plan was “the two primary north-south
connections between Holcomb Boulevard and Redland Road “ (Swan Avenue and Holly Lane) yet both
these connectors have been removed from the current land use proposal.

During the multiple Concept Plan meetings it was stated clearly many times that the Holly Lane
extension (in particular) was deemed of the utmost importance to the City of Oregon City who
recognized back then the pressure of having just the single two lane Holcomb Blvd providing the main
access into the neighborhood, with a narrow sharp bend at the bottom, (to this day the bend is so
narrow there is not enough room for sidewalks).

15 years ago having one access road into the neighborhood was deemed a hazard for evacuation and
access during an emergency, since then multiple other developments have been and continue to be
built, with no new connector roads.

The Concept Plan for the biggest development yet (then referred to as the Park Place Village) provided
the much needed connector roads which have now been eliminated. This leaves ALL the heavy duty
development traffic, plus the future residential traffic to be carried solely by Holcomb Blvd. During the
2020 wildfire level 2 evacuation it took our family one hour to travel one mile down Holcomb Blvd.

It has been noted that the Park Place Village is now referred to as Park Place Crossing, possibly
because the original concept was to create a neighborhood center in the heart of the community, with
live/work development, along with retail, office, civic space and good connectivity to the rest of the
city all of which has mostly been abandoned. To reduce vehicle trips on Holcomb (and Redland Rd,
given the Holly Lane extension would be built) the concept of a village was planned, with enough
amenities provided in place to residents to reduce trips out of the neighborhood.

I would urge you to thoroughly read through the original Concept Plan as devised with input from
multiple residents of the neighborhood over many months and to drive the area noting the constraints
on egress posed by Holcomb Blvd for such an enormous development.

In the interest of public safety and to maintain some kind of livability in Park Place this development
should be shelved unless and until additional connector roads are built providing the already
desperately needed safe connectivity to the rest of the city.
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April 7, 2024

City of Oregon City Planning Commission

Re: Master Plan and Variance — Park Place Crossing Development

| have read thru the various files and see that the proposed park and trails look
awesome.

Issues for me:

1. Traffic with 427 homes and a park area for games. Yes, some will go out onto
Redland Rd and some out Holcomb Blvd. Holcomb Blvd already has issues with
traffic from the old neighborhoods and the Kitty Hawk area. Then, the old Serres
farm will soon have more homes. At least 2 cars per home for all of the
proposed land use!! Both Redland and Holcomb are 2-lane roads. Once all of
this traffic gets to the intersection of Abernathy, Holcomb, and Redland Rd they
will also encounter traffic. Plus more in the future from the proposed land use at
the “old dump” site.

The beautiful and historic Oregon City is going away!!
2. New schools will need to be built — the residence will be paying for these!!
Please consider there will be too many homes, too many people, too much traffic.
During the fires a couple of years ago when we had to evacuate it took us 2-1/2 hours to
drive 5 miles to safety.

Thank you,

Janice (Jan) Troxler

Item #1.
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HOREGON
Eﬂ RE Community Development - Planning | """

@ C l l Y 695 Warner Parrott Road | Oregon City OR 97045

Ph (503) 722-3789 | Fax (503) 722-3880

LAND USE APPLICATION TRANSMITTAL ~ RESPONSE FORM

Date: __ 4/11/2022

Land Use Application File Number:___ GLUA-20-00045

NAME: StephenYanHaverbeke Zér&/z 7&(8/7

AGENCY: ark Place Neinhharhood Association

EMAIL ADDRESS:_steuo@uanbaxarhoke arg mh{%/;vg/@%w‘ et

The land use application material is referred to you for your information, study and official comments. Your
recommendations and suggestions will be used to guide the Planning staff when reviewing this proposal. If you
wish to have your comments considered and incorporated into the staff report, please return a copy of this form
to facilitate the processing of this application and to ensure prompt consideration of your recommendations.

Please check the appropriate spaces below.

The proposal does not conflict with our interests.

The proposal conflicts with our interests for the reasons attached. (Please attach
y additional information)

The proposal would not conflict our interests if the changes noted below or attached are
addressed.

Please add any specific comments below or attach a separate document with more information.

Sée afbzehmert.

CONTACT THE PLANNING DIVISION IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION
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Item #1.

Response to GLUA-20-00045 General Land Use Application/MAS-21-00006-Master Plan/VAR-12-
00001

April 8,2022

We previously submitted a written comment on March 6, 2019 to the Oregon City Planning
Commission, after studying and discussing the revisions proposed at that time, resulting from the
January 2019 PPNA presentation at our meeting by Pres. Greg Stone. These comments were the result
of many Park Place Neighborhood Organization Meetings, attended by the Park Place Neighborhood
Committee as well as meetings with many residents in the Park Place area, who were greatly
concerned about several issues with the revisions. The neighborhood residents live in several
subdivisions some of which are relatively new and some which have existed for decades. There was a
basic LACK OF UNDERSTANDING IN THE HUNDREDS OF PAGES IN THE NEW CODE ADOPTION
DOCUMENT REQUESTS FROM THE DEVELOPERS. Attendees requested the City Staff explain it in citizen
language.

Kelly Reid spoke at our February 25 General Meeting . There were many questions she was unable to
answer, not because she wasn’t prepared, but because NO ONE KNOWS THE OUTCOME OF THE
LANDSLIDE ISSUES , INFRASTRUCTURE, FURTHER ANNEXATIONS REQUIRING ACCESS WILL RESULT IN.
At that time residents were aware of a proposed 700 homes proposed or in progress in our
neighborhood, all accessed by one road, HOLCOMB BLVD.

Other concerns are where is a second High School in this area?? A Park in ‘Park Place’??? Sidewalks to
be able to walk nto town??

We have lived here for 18 years and been active residents in our community and in the city. As a
member of the CIC for several years, I've come to know many of you and worked with you on many
projects. | had higher expectations. Some of you listen and hear the residents while some of you only
hear the developers.

That is not what this is about. This is about:

RESIDENTIAL SAFETY, ACCESS TO A LOCAL PARK, TRAFFIC CONGESTION especially in a time of crisis
such as fire, which we recently had the experience to live through, not easily because of lack of ability
to leave the area. Some residents returned to their homes, hoping to make it safely through the
events.

We feel there should be NO DEVELOPMENT OF MAJOR PROJECTS UNTIL A SECOND ACCESS TO THE
AREA IS ESTABLISHED. WITHOUT A SECOND ACCESS THERE IS NO WAY TO INSURE SAFETY FOR
RESIDENTS IN A TIME OF ANY FORM OF CRISIS, not to mention normal traffic times of day with only
ONE EXIT.

Repectfully submitted,

Barbara Renken 15090 Oyer Drive, Oregon City 97045 PARK PLACE NEIGHBORHOOD
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Oregon City Planning Commission Today's date: April 11, 2022
Meeting of April 25, 2022 Time sent to City: 2:00pm

Testimony of: Christine Kosinski, Unincorported Clackamas County, Holly Ln

Agenda File #: GLUA-21-00045/MAS-21-00006/VAR22-00001 Master Plan and Variance
for Park Place Crossing Development

| ask the City to cancel the upcoming April 25" Planning Commission meeting because
1. The City has purposely not sent notice of the meeting to the homeowners on Holly Ln, outside

the UGB.

The City is non-compliant with Statewide Land Use Goal 1 as stated below.

| ask the City to invite and meet with ALL homeowners on Holly Ln, whether in or out of UGB

| ask the City to invite DLCD to this meeting for non-compliance with Land Use Goal 1

| ask the City to invite LCDC to this meeting because you are non-compliant in your

Comprehensive Plan.

| ask the City to invite Metro and ODOT because they approved dense development which goes

against Land Use Goal 7, developing in a hazardous area, and because ODOT said it was O.K.

to use Holly Ln rather than to construct the Grade Separated Intersection at Hwy

213/Beavercreek, placing hundreds of people in harm's way, which also goes against Goal 7 as
well as the OC NHMP with FEMA.

7. lask the City to invite DOGAMI to see the dense development in a hazardous area with zoning
codes that should not be allowed here.

8. I ask the City to invite Clackamas County as a representative to the people of Holly Ln, since
Holly Ln is still a County Road. As well, the OC Natural Hazards Mitigation Plan is an
Addendum to the Clackamas County NHMP.

9. I ask the City to invite FEMA to this meeting with Holly Ln homeowners regarding the City's
NHMP agreement with FEMA. The people of Holly Ln have already lost a boat load of money
in previous landslides, they need reassurance FEMA will continue to support them in future
landslide losses.

10. I am not crazy in asking you to do this, please remember, a City united will stand, but a City
divided will surely fall. Which way would you rather have it?

okrwn

o

Because of the many complications and issues that remain unresolved for this Park Place Crossing
Plan,_| REQUEST THAT THE CITY KEEP THE RECORDS OPEN (until completely resolved)
for this land use application. Following is information on each outstanding and unresolved issue for
this land use application.

STATEWIDE LAND USE GOAL 1- Goal 1 calls for “the opportunity for all citizens to be involved
in all phases of the Planning Process”. It requires each City and County to have a Citizen Involvement
Program that addresses...........

Opportunities for widespread public involvement

Effective two-way communication with the public

The ability for the public to be involved in all phases of the Planning Process
Making technical information easy to understand

Feedback mechanisms for policymakers to respond to public input, and
Adequate financial support for public involvement efforts

oakrwdE
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Comment #7

Goal 1 also calls for local governments to have a committee for Citizen Involvement (CCI) to monitor
and encourage public participation planning.

Resolution is required from The Oregon City Planning Commission for discrepancies and for not
meeting the State's Terms and Conditions of Goal 1. The people of Holly Ln ask you to resolve the
question of why has the City never invited, mailed a notice to, or contacted any of the people of Holly
Ln regarding involvement in, the Planning Process making technical information easy to understand,
giving people of Holly Ln any understanding of feedback mechanisms for policymakers to respond to
public input, and for taking away any and all opportunity for the people of Holly Ln to be included in
widespread public involvement. Additionally, why were the people of Holly Ln completely left out of
all phases of the Planning Process in 2013 when the City, decided on it's own, to add Holly Ln to their
TSP against the will of the people. Additionally, why were the people of Holly Ln completely left out
of any and all land use developments, involving Holly Ln and transportation, even though the people
of Holly Ln have been very vocal in the past, requesting the opportunity to be involved and to
speak to both the Planning and City Commissions about their concerns for very heavy traffic
being proposed for their street. THE PEOPLE OF HOLLY LN HAVE BEEN DENIED ALL DUE
PROCESS OF THE LAW BY THE CITY OF OREGON CITY., therefore, all development affecting
Holly Ln all the way back to 2004 shall be negated, shouldn't it? The City has completely wiped the
people of Holly Ln off any and all invitation lists, these people have been notified of nothing, isn't that
true? DLCD and LCDC need to rule on this as the City has committed a horrible crime to these
homeowners who the City has completely ignored because they knew if the people were aware of the
plans they had made for Holly Ln, there would have been a huge citizen uprising

Please also note that in the Applicant Narrative, the developer has met with the Park Place
Neighborhood Association, but the developer never met with the people of Holly Ln regarding the
transportation plan, nor the use of Holly Ln and the proposal to build a Holly Ln extension to connect
to Holcomb Road.

So, Oregon City, how many ADT's per day do you now propose for Holly Ln? In 2007, just for
the Park Place Plan, you gave us a figure of at least 20,000 per day. Now add traffic from the
Beavercreek Road Concept Plan, in 2007 it was about 40,000-50,000 ADT's per day. The City has
more than 100 streets in the City pointed directly at Holly Ln, which you know and we know is
totally unsustainable, extremely unsafe and unlivable for the people currently living here. Yes, |
have brought this to the attention of the City and NOTHING has been done. The City intends to
literally ignore the people of Holly Ln, while they continue to development irresponsibly in building
the necessary infrastructure needed to support their lofty plans.

STATEWIDE LAND USE GOAL 7 — Areas Subject to Natural Hazards

Goal 7 is written to “protect people and property from natural hazards”. Local governments shall adopt
comprehensive plans to reduce risk to people and property from natural hazards. Holly Ln is subject to
landslides. In 1996-97 alone, two homes were complete losses and four other homes suffered serious
damage. Holly Ln sits in a highly susceptible landslide area for landslides to occur in the future. The
homeowners here also are unable to obtain Insurance for losses due to Landslides, in fact, there is NO
insurance for losses due to landslides in the world. No insurance company in the U.S. will write
coverage for landslides, so bids go out into the world, and Lloyd's of London, may in some cases, write
coverage, however they will not insure any property within ONE MILE of a previous landslide,
which means No homeowners on Holly Ln and No homeowners in Park Place can be insured due to the
plethora of landslides here.
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OREGON CITY'S COMPREHENSIVE PLAN — LANDSLIDES, It is stated in the Comprehensive
Plan that Landslides can be triggered by heavy rains, ground shaking from earthquakes and heavy
traffic, as well as development, such as cuts in road construction, and undercutting the lower edge of a
slope, which can be caused by erosion along stream banks. The landslides on Holly Ln in 1996-97
occurred during a prolonged period of very heavy rains and flooding, which resulted in two homes
being completely destroyed and four homes which suffered disastrous destruction. Oregon City is
going against it's own Comprehensive Plan because of the many highly susceptible landslides on Holly
Ln which can fail due to either heavy, vibrating traffic (as the City proposes more than 40,000 ADT's
per day) or to development, such as cuts in road construction which will occur. Again, none of the
homeowners on Holly Ln can obtain insurance for losses due to landslides because Lloyd's of London
(the only carrier) will deny coverage if your property is within ONE MILE of a previous landslide. If
Oregon City approves this amount, and more, of traffic per day down Holly Ln, then the City will be
responsible for all losses due to landslides, as we have warned the City on many occasions that the
homeowners on Holly Ln. will not be able to obtain landslide insurance. A similar situation arises on
Trailview Dr where the City proposes to build a Holly Ln Extension(within 20-30 feet of these homes)
to connect to Holcomb Rd. The homeowners here, where heavy traffic will be vibrating and shaking
their homes, will suffer damages to their homes from this vibration and from development and road
construction. These homeowners as well cannot obtain landslide insurance, another huge liability for
the City. Again, we asked the City to work on the landslide isue more than 12 years ago.

OREGON CITY'SADDENDUM TO THE CLACKAMAS COUNTY MULTI-
JURISDICTIONAL NATURAL HAZARD MITIGATION PLAN (NHMP)

This is an agreement Oregon City signed in September of 2019 with FEMA. The plan must be
renewed every five years, therefore will renew in 2024. Once the agreement is signed, the City is
allowed to collect payments from FEMA for Hazard losses. The problem is that the City has failed to
abide by some of the terms of this agreement, such as the following, for example see Pg. 46 of this
agreement. Under heading 2018 Status/Rationale for Proposed Action Item, it is stated “The Disaster
Mitigation Act of 2000 requires communities to identify actions and projects that reduce the effects of
hazards on the community. Incorporating natural hazards plans into comprehensive plans, local
ordinances, and land-use regulations will ensure that communities implement the proper mitigation
measures for their community. Please note, that to date, the City has not integrated the natural hazard
plan into it's comprehensive plan nor it's local ordinances, even though I have previously testified to the
City regarding this matter and | suggested the City needed to add this plan (NHMP) to both it's
Comprehensive Plan as well as being added to the Upgraded Hazard Regulations. Lastly, on this page,
FEMA suggests the City use Zoning Codes to regulate development in hazard-prone areas, the City has
failed to do this. Instead of applying Zoning for R8 and R10 homes, here in a landslide area, the City
has gone as low as R-2. This makes the City non-compliant to it's agreement with FEMA putting the
City into jeopardy of renewing the hazard plan in 2024. This would place huge liability upon the City
& the people.

Now, | ask that you turn to Pg. 53 of this NHMP document that was drafted to Protect Life and
Property. Please read under the heading of “ideas for implementation”, where FEMA suggests the City
makes certain “there are no adverse impacts on other properties” and “limit construction in known
landslide areas”. Again, Oregon City fails to meet this criteria. The Park Place Crossing application
does NOT limit construction in known landslide areas, and yes there will be plenty of adverse impacts
on other properties. Both Holly Ln and the proposed Park Place area for development are heavily
affected by landslides. There have already been Adverse impacts on Oak Tree Terrace where a home
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has suffered drastic de-valuation of their property and NO mitigation will stop this landslide in the
future. As well, the many landslides on Holly Ln, sit in a High Susceptibility area where landslides
have a high chance of re-occurring and the people have NO insurance. Another example where the

City has been non-compliant to this agreement.

Item #1.

I could go on and on giving you many more examples, but the bottom line is that the City has signed an
agreement with FEMA in exchange for Hazard funds, but the City has failed to live up to it's part of the

plan.

ADDITIONAL ISSUES , THAT NEED RESOLUTION FROM THE PLANNING
COMMISSIONS

1. Holly Lnis a FIRE TRAP. The heavy proposed traffic makes it impossible for the homeowners

to get in and out of their properties and raises huge safety issues. We are trapped by both
Redland Rd and Maplelane roads.
The people of Holly Ln demand to know, from the City, how they will access Holly Ln

N

3. The people of Holly Ln demand to meet with both the City and Developer. You met with the

Park Place Neighborhood, but shut out all the people on Holly. Violation of Goal 1
4. We want the name of “Holly Ln extension” changed. Leave our street alone and give the
extension it's own name. We are NOT the City's FREEWAY!

5. The people of Holly Lane (in it's entirety) demand to be invited to all future meetings at the

City where Holly Ln is involved in any way. A requirement of Goal 1

6. The people of Holly Ln ask to meet with the City regarding the TSP and inclusion of Holly Ln
7. Street Trees — All Sidewalks must have rebar in them. The City is not using Rebar thus the

tree roots come up under the cement and the poor homeowners are bearing the losses. Please do

this right.

8. Holly Ln has previously testified to the City regarding the fact there is NO Landslide Insurance

available to homeowners living in hazardous areas, we requested the City go to the State and

work on a plan where the homeowners will not bear the heavy losses of damages due to

landslides. We ask the City to do this NOW, and if you don't then the City becomes liable if it

cannot be responsible to live up to it's NHMP agreement with FEMA.

9. Lastly, the Alternative Mobility Targets — Why did the City do this? You are putting more and

more people at risk for injury and/or fatality. During the City meetings regarding the alternative

mobility targets, your consultant came straight out and stated that rear end crashes continue to

rise near the intersection of Hwy 213/Beavercreek. The consultant went on to state, that

unfortunately, authorizing the addition of the mobility target will increase rear end collisions. |
am having a hard time believing the City approved this! To know that you are approving more

rear end crashes, what about the poor people, many could be maimed for life or possibly

lose their life, all because the City had to have an alternative mobility target in order to continue
developing! Is this the cost of development, people's lives? 1 think this is shameful and | know
there is a better way. Please spare the people in your decisions in the future and please approve

only development that meets and/or exceeds the 19 Statewide Land Use Goals, development

that is safe and livable for the people.
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C I I Y 695 Warner Parrott Road | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880

LAND USE APPLICATION TRANSMITTAL — RESPONSE FORM

Date: __4/11/2022

Land Use Application File Number:__ GLUA-20-00045

NAME: Stephen VanHaverbeke

AGENCY:_park Place Neighborhood Assaciation

EMAIL ADDRESS:__steve@vanhaverbeke org

The land use application material is referred to you for your information, study and official comments. Your
recommendations and suggestions will be used to guide the Planning staff when reviewing this proposal. If you
wish to have your comments considered and incorporated into the staff report, please return a copy of this form
to facilitate the processing of this application and to ensure prompt consideration of your recommendations.

Please check the appropriate spaces below.

The proposal does not conflict with our interests.

The proposal conflicts with our interests for the reasons attached. (Please attach
X additional information)

The proposal would not conflict our interests if the changes noted below or attached are
addressed.

Please add any specific comments below or attach a separate document with more information.

See attachment

CONTACT THE PLANNING DIVISION IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION
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GLUA-20-00045

Stephen VanHaverbeke

Park Place Neighborhood Association

steve@vanhaverbeke.org

X

See attachment


Comment #8

Park Place Neighborhood Association, Oregon City, Oregon

! The Neighborhood at the End of the Oregon Trail

Response to GLUA-20-00045 General Land Use Application / MAS-21-00006 — Master Plan /
VAR-22-00001

The new development represented by this application will have serious impact on the livability
of the Park Place area. Primarily in the subdivisions off Winston Dr, but also any homes that
depend on Holcomb Blvd for driving to or from home. There are currently 1400 addresses in
our neighborhood, most of which are dependent on Holcomb for getting in and out. This new
development will add another 470 units (or more) all of which will connect only to Holcomb.
This will seriously impact those of us who must make a left turn onto Holcomb, especially in the
event of an emergency, such as the fires of September 2020. During that event, it required over
an hour to drive the one mile from Winston to Redland. Any additional load on the street will
make it even more problematic.

The other issue we have is that all the construction traffic will be driving on Winston to access
the site. The plans call for multiple phases extending for 8 years. Again, the original
development called for access from Redland Rd, but that area was not part of this annexation.

After the completion of the development, there will be another issue. All the traffic in and out
of the new neighborhood and the existing subdivisions off Winston will have to drive out to
Holcomb on Winston, or possibly Holly. This area will be a serious bottleneck. Again, this could
have been alleviated by connecting using Holly Lane through Redland. There is an existing
connection possible — Livesay Rd — but current plans indicate that it will be blocked and only
accessible for emergency vehicles. | can understand that the people who live off Livesay would
not be happy to have the additional traffic driving through their unincorporated area. At the
time of the annexation, it was stated that 70% of the traffic from the new development would
use Livesay to Redland, and that there would be required modifications to Livesay Road to
allow this use.

This development purports to follow the requirements set forth in the Park Place Concept Plan
— a village atmosphere with shopping, dining, coffee shops, and playgrounds. As this application
only covers a quarter of the area, it does not provide for any of this. As residents of Park Place,
we would want to make sure that these amenities are covered in any development being
considered.

Item #1.
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The Hamlet o
BEAVERCREEK

PO Box 587 « Beavercreek « Oregon « 97004

Serving the Communities of Beavercreek, Carus, Echo Dell & Fishers Corner

To Kelly Reid, Planner
City of Oregon City

RE: Land Use Transmittal for Park Place Crossing Master Plan: GLUA-20-00045 /
MAS-21-00006 / VAR-22-00001

The Board of The Hamlet of Beavercreek has received and reviewed the above listed land
use transmittal. We have two topics we’d like to bring forward:

Landslides — please see the two attached DOGAMI SLIDO maps. The first, a
map of historic landslides in the development area. The second, a map of
landslide susceptibility. There are historic landslides in this proposed
development area and a VERY high susceptibility of future landslides. These
facts are denied in the application and coupled with the fact that you CANNOT
purchase landslide insurance for your home, should give the City, the Applicant,
the Representative and the citizens of the City pause before irresponsible
development.

The City of Oregon City signed a contract with FEMA in 2019 committing to the
Natural Hazards Mitigation Plan. This contract requires the restriction of
development in areas of know hazards.

Transportation — Redland Road, Holcomb Boulevard, the intersection of both of
these roads and the intersection of Redland Road and Highway 213 are all at a
“failing” level; meaning unacceptable congestion. Please see page 5 of 48 item
number 11 of your Lancaster Mobley Park Place Crossing Master Plan
Transportation Impact Study. Two of these roads are NOT the responsibility of
Oregon City, but the County of Clackamas and the State of Oregon. Adding this
type of development without the planning and funding of adequate improvement
is irresponsible development.

Please understand that The Hamlet of Beavercreek is not against development, only
irresponsible development that seriously impacts the safety and quality of our citizens’
lives and has no regard for “what happens after my home slides down the hill?”

We are certainly happy to provide additional information or answer questions. Thank you
for this opportunity to provide input to your land use process.

Sincerely,

Tammy Stevens, Chair
The Hamlet of Beavercreek
503.939.3552

Enclosures

Message Phone 503-632-8370

Item #1.
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Comment #10

DAN JOHNSON

DirRECcTOR
CLACKAMAS
COUNTY DEPARTMENT OF TRANSPORTATION AND DEVELOPMENT
DEVELOPMENT SERVICES BUILDING
150 BEAVERCREEK RoAp  ORecon City, OR 97045
MEMORANDUM
TO: City of Oregon City, Planning Division
FROM: Kenneth Kent, Clackamas County Engineering, Senior Planner
DATE: April 15, 2022
RE: Park Place Crossing Master Plan: GLUA-20-00045 / MAS-21-00006 / VAR-22-
00001

This office has the following comments pertaining to this proposal:

1. The proposed master plan provides for 477 lots, developed in six phases and is part of the
larger Park Place Concept Plan. As indicated in the public notice, detailed development
plans will be reviewed and approved for each phase through subsequent land use.

2. The proposed Park Place Crossing Master Plan includes frontage on S Livesay Road,
which is a county collector roadway. The project site has approximately 1,095 feet of
frontage on north side of the S Livesay Road right-of-way. This portion of the site include
development of a future commercial uses, a community park and a water quality facility.
The proposed master plan indicates that access to S Livesay from the extension of Holly
Lane will be gated.

3. The Park Place Concept Plan identifies new roadways ultimately providing connectivity
between S Redland Road and S Holcomb Boulevard, including a south extension of S
Holly Lane. As noted in this master plan, access will be provided from S Holcomb, with
gated emergency access provided to S Livesay Road at Phase 2.

4. Although, the current proposal does not include a through connection to S Livesay Road,
the County has concerns about the impact to Livesay Road and its intersection with
Redland Road, if full access is proposed in the future, especially if a through connection
has not been completed via S Holly Lane to S Redland Road. The County has a capital
improvement (CIP) project at the existing S Holly Lane/Redland Road intersection for a
signal or roundabout, but appears to be based on the current configuration.

5. Even if Holly Lane is extended to S Redland, the Park Place Concept Plan does not
address the S Livesay Road/S Redland Road intersection. Before access is provided to S
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Comment #10

Livesay Road from the proposed master plan, additional analysis of traffic impacts to the
off-site roadway and the S Livesay Road/S Redland Road intersection will require

evaluation through a transportation impact study, including the possible need for a left turn

lane and adequate intersection sight distance.

The adequacy of the existing width of S Livesay Road and adequacy to support traffic
from the development will need to be evaluated. The current paved width of S Livesay
Road is less than 20 feet, varying from 17.5 to 19 feet. The minimum width considered
adequate for two-way travel is 20 feet. If access to S Livesay Road is proposed, at a
minimum off-site improvements to widen the existing paved width to at least 20 feet will
be required from the project site to S Redland Road. Additional improvements will be
determined based on the traffic analysis.

Based on the scale of the proposed development, at the time of Phase 2, frontage
improvements along S Livesay Road will be required. As a collector roadway, a three-
lane section is recommended, with a minimum one half right-of-way width of 35 feet.

Prior to commencement of site work, a Development Permit will be required and must be
obtained from Clackamas County Engineering for all work performed in the S Livesay
Road right-of-way.

CONCLUSION

Although the County does not have land use jurisdiction over the proposed subdivision, the
County does have jurisdiction over improvements along S Livesay Road. However, the
following recommended conditions reflect the County’s minimum standards. Where Oregon
City’s standards are greater, and do not otherwise conflict with the County’s storm drainage
standards and maintenance practices, the City’s cross section may be acceptable.

If the City of Oregon City approves the request, the following conditions of approval are
recommended. If the applicant is advised to or chooses to modify the proposal in terms of

access location and/or design following the preparation of these comments, this office requests

an opportunity to review and comment on such changes prior to a decision being made.

1.

2.

3.

All frontage improvements in, or adjacent to Clackamas County right-of-way, shall be in
compliance with Clackamas County Roadway Standards.

The applicant shall dedicate an additional approximately 15 feet of right-of-way along the
entire site frontage of S Livesay Road and shall verify by survey that a 35-foot wide, one-
half right-of-way width exists, or shall dedicate additional right-of-way as necessary to
provide it.

At the time of development of Phase 2, the applicant shall dedicate an additional
approximately 9 feet of right-of-way on S Leland Road and shall verify by survey that a
39-foot wide, one-half right-of-way width exists along the entire site frontage, or shall
dedicate additional right-of-way as necessary to provide it.
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Comment #10

4. The following improvements will be required along the entire site frontage of S Livesay
Road at the time of development of Phase 2, in accordance with Clackamas County
Roadway Standards:

a.

A 25-foot wide half-street improvement is required, constructed from centerline of the
right-of-way. The structural section for S Livesay Road improvements shall be
constructed per Clackamas County Roadway Standards Standard Drawing C100 for a
collector roadway. Where widening is required, saw-cut and grind and inlay may be
needed based on road condition, per Roadway Standards Section 225.5.

Standard curb, or curb and gutter if curbline slope is less than one percent, and
pavement with the face of the new curb located 25 feet from the centerline of the right-
of-way. Centerline of the right-of-way shall be established by a registered survey.

A minimum 7-foot wide unobstructed setback sidewalk shall be constructed along the
frontage of the commercial sites on Tracts L and K. The remainder of the frontage a
minimum 5-foot wide sidewalk shall be constructed.

A 5-foot wide landscape strip, including street trees shall be constructed along the
entire site frontage.

Drainage facilities in conformance Tri-City regulations and Clackamas Roadway
Standards, Chapter 4.

For the proposed public street intersection with S Livesay Road, construct dual curb
ramps, per Oregon Standard Drawings.

The intersection of Holly Lane with S Livesay Road shall be limited to gated
emergency vehicle access only, with the gate approve by the Clackamas Fire District.

5. If full access to S Livesay Road from the Master Plan site is proposed at any one of the
proposed phases, a supplemental TIS will be required evaluating the adequacy of the off-
site portion of S Livesay Road and the intersection with S Redland Road. At a minimum, a
paved road width of 20 feet will be required from the project site to Redland Road, and the
roadway is deemed adequate, or made adequate through improvements to support traffic
from the masterplan site. Approval of a Development Permit from Clackamas County
Engineering will be required for access to S Livesay Road.
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From: Tim O"Brien Comment #11
To: Kelly Reid

Subject: RE: GLUA-20-00045/MAS-21-00006

Date: Thursday, March 31, 2022 1:32:15 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Kelly

Annexation to the Metro District Boundary is separate from annexation to a city boundary. Only the
Metro Council can approve an annexation to the Metro District Boundary and a city annexation does
not automatically include the area into the Metro Boundary if it is not already within the boundary.
All of the other subject parcels were included in the original Metro District Boundary dating back to
1979, however this one parcel was not included at that time.

Tim

Tim O'Brien, AICP
Principal Regional Planner
Planning, Development & Research

Metro | oregonmetro.gov

600 NE Grand Avenue

Portland, OR 97232-2736

Please note | am working remotely
Schedule: Monday — Thursday, 8am to 5pm

From: Kelly Reid [mailto:kreid@orcity.org]

Sent: Thursday, March 31, 2022 12:10 PM

To: Tim O'Brien <Tim.O'Brien@oregonmetro.gov>

Subject: [External sender]RE: GLUA-20-00045/MAS-21-00006

CAUTION: This email originated from an External source. Do not open links or attachments unless you know the
content is safe.

Hi Tim,

Hmm, that does not match our records — we have that parcel included in the 2018 approved
annexation. | have attached documents from the final packet sent to Metro following our annexation
approval. | wonder why this parcel wouldn’t have been included in the Metro boundary but it was
included in the city’s boundary... | did not work on this project until just last year so | am not clear on
the history. Let me know if | should give you a call to discuss.

Thanks,

Page 39



mailto:Tim.O"Brien@oregonmetro.gov
mailto:kreid@orcity.org

Comment #11

Kelly Reid

She/her/hers

Planner

Community Development Department, City of Oregon City
695 Warner Parrott Rd, Oregon City, OR 97045
kreid@orcity.org

(503) 496-1540 Direct

(503) 722-3789 Main

Website

Interactive Maps and Apps

On-Line Submittal of Land Use Applications

The City of Oregon City continues to offer services and programs in-person and online - find facility
hours of operation here.

Website: www.orcity.org

Visit us on Eacebook! and Twitter
PUBLIC RECORDS LAW DISCLOSURE: This e-mail is subject to the
State Retention Schedule and may be made available to the public.

From: Tim O'Brien <Tim.Q'Brien@oregonmetro.gov>
Sent: Thursday, March 31, 2022 11:23 AM

To: Kelly Reid <kreid@orcity.org>

Subject: GLUA-20-00045/MAS-21-00006

Item #1.

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Hi Kelly
In reviewing the materials you sent for the Park Place Crossing Master Plan | realized that one of the

subject parcels is not within the Metro District Boundary — see attached map with highlighted parcel.

Please forward the attached annexation packet to the applicant’s representative. AKS has submitted
a number of Metro Boundary annexation applications and they are familiar with the process —
although they can contact me with any questions.

Thanks, Tim

Tim O'Brien, AICP
Principal Regional Planner
Planning, Development & Research
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Metro | oregonmetro.gov

600 NE Grand Avenue

Portland, OR 97232-2736

Please note | am working remotely
Schedule: Monday — Thursday, 8am to 5pm

Comment #11

Item #1.
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Comment #12

From: Kelly Reid

To: Kelly Reid

Subject: FW: Parks comment on Park Place Crossing
Date: Friday, April 15, 2022 10:40:12 AM

Item #1.

From: Kendall Reid <kendallreid@orcity.org>

Sent: Friday, April 15, 2022 10:34 AM

To: Kelly Reid <kreid@orcity.org>

Cc: Aquilla Hurd-Ravich <ahurdravich@orcity.org>
Subject: RE: Parks comment on Park Place Crossing

Kelly,
Sure, here you go!

The Park Place neighborhood needs additional public park space, as determined by the adopted Parks
Master Plan. The proposed 4.4-acre dedication of public park land appears to be proportional to the
number of residential units in the proposal. The location of the 4.4 acres is a relatively flat part of the
site that will be suitable for a park. The Parks Department would accept dedication of this land and
would develop a Master Plan for the park at a future date. We would request that streets and utilities
be extended to the park frontage, but we would not request that the applicant build any
improvements within the park itself; the City will also utilize its own funding for the development of
the park with recreational amenities. The dedication of the land should occur at Phase 1 to give the
public certainty that park land will be provided within the project area if the full 92-acre development
is not implemented in a timely manner.

The Parks Department would also accept a larger dedicated park space, especially given that the Park
Place Concept Plan calls for an 8—10-acre park in this location. While the shadow plat map shows
how additional land could be incorporated into the park in the future to create a larger park, the
additional land shown is constrained by steep slopes and a stream, which would limit usable park
space and would preclude various recreational uses such as athletic fields and playgrounds. It is not
clear how 8 to 10 acres of open, relatively flat public park land would be fully accommodated under

this plan.
Thanks,
Kendall Reid
Kendall Reid
kendallreid@orcity.org
. T Parks and Recreation Director

City of Oregon City
625 Center St.
Oregon City, Oregon 97045

OREGON 503-496-1546 Direct phone
CITY 503-657-0891 City phone
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Comment #13
HOREGON - ng [ ™"
Community Development - Planning

C I I Y 695 Warner Parrott Road | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880

LAND USE APPLICATION TRANSMITTAL — RESPONSE FORM

ot 3-31-22
Land Use Application File Number:G LUA_2 1-00045

Betty Johnson

NAME:

AGENCY: Clackamas River Water

EMAIL ADDRESS: bjohnson@crwater.com

The land use application material is referred to you for your information, study and official comments. Your
recommendations and suggestions will be used to guide the Planning staff when reviewing this proposal. If you
wish to have your comments considered and incorporated into the staff report, please return a copy of this form
to facilitate the processing of this application and to ensure prompt consideration of your recommendations.

Please check the appropriate spaces below.

] The proposal does not conflict with our interests.

The proposal conflicts with our interests for the reasons attached. (Please attach
additional information)

The proposal would not conflict our interests if the changes noted below or attached are
addressed.

Please add any specific comments below or attach a separate document with more information.
CRW will be the water purveyor to those areas where the City cannot provide adequate water
service per the HOPP Agreement.

CONTACT THE PLANNING DIVISION IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION
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. . Item #1.
O RE G o N Community Development - Planning

C I I Y 695 Warner Parrott Road | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880

LAND USE APPLICATION TRANSMITTAL — RESPONSE FORM

Date: 4/5/2022

Land Use Application File Number: GLUA-20-00045/MAS-21-00006/VAR-22-00001

NAME: Chris Lona

AGENCY: Oreqon City

EMAIL ADDRESS: clong@orcity.org

The land use application material is referred to you for your information, study and official comments. Your
recommendations and suggestions will be used to guide the Planning staff when reviewing this proposal. If you
wish to have your comments considered and incorporated into the staff report, please return a copy of this form
to facilitate the processing of this application and to ensure prompt consideration of your recommendations.

Please check the appropriate spaces below.

X The proposal does not conflict with our interests.

The proposal conflicts with our interests for the reasons attached. (Please attach
additional information)

The proposal would not conflict our interests if the changes noted below or attached are
addressed.

Please add any specific comments below or attach a separate document with more information.

CONTACT THE PLANNING DIVISION IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION
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Comment #15

] . Iltem #1.
EEER o RE G o N Economic Development Departméd
Pl
Hm ) m C I I Y 625 Center Street | Oregon City OR 97045
Ph (503) 657-0891 | Fax (503) 657-7026

April 18, 2022

To The Oregon City Planning Commission
RE:  Park Place Crossing Development

After reviewing the Park Place Crossing Master Plan, it is our understanding ICON Construction &
Development, LLC intend on developing primarily a residential community that includes a community
park, open space, regional stormwater management facility, retail/civic component, and trail amenities.

As you are aware, it is important to be mindful of the need to establish a balance between residential
development and business tax base producing investment in the community. In the long run, it is necessary
to avoid a situation where the cost of providing public services to residents overcomes the tax revenue
generation capacity of for-profit enterprise. Such an imbalance can be problematic. While we recognize
that homeowners pay property taxes, the tax revenue generated by private for-profit enterprise is greater
and the public services required of businesses is generally less.

Hence, it is preferable that there be a for-profit business investment component realized in this planned
community. In its 2022- 2027 Economic Development Strategic Plan, the Economic Development
Department of Oregon City cites the need for “spec” commercial buildings within the city. The
department receives calls almost monthly from business investors seeking a space that they can custom
design to meet for their needs. For instance, the need to have available facilities especially designed for
childcare has become more acute over the years.

The Park Place Crossing Master Plan calls for the project to be developed in six phases. In that ICON
Construction & Development, LLC is not known for the development of commercial/business structures
or sites, there is a concern that the proposed retail/civic portion of the development may, in actuality, not
be developed by ICON. Therefore, to ensure that the planned retail/civic component becomes a reality as
cited in the Parks Place Concept Plan, we support certain stipulations:

e when the residential component reaches 60% completion, the developer be required to install all
necessary infrastructure to make the sites reserved for retail/civic development shovel ready for
this particular purpose, and

e require ICON to offer for purchase the sites reserved for retail/civic development to the City of
Oregon City on a right-of-first refusal basis for up to 12 months, permitting the purchase price to
be set by appraisals of the sites ordered by the City of Oregon City.

We look forward to monitoring the development of the site as stipulated in the Parks Place Concept Plan.

Aferns
Jdmes N.
Economic Development Manager

City of Oregon City | PO Box 3040 | 625 Center Street | Oregon City, OR 97045
Ph (503) 657-0891 www.orcity.org
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1ﬁ C l I Y 698 Warner Parrott Road | Oregon City OR 97045
Ph (503) 722-3789 | Fax (503) 722-3880

LAND USE APPLICATION FORM

Type | (OCMC 17.50.030.A) Type Il (OCMC 17.50.030.B)
[1 Compatibility Review [] Master Plan / PUD / GDP or

[] willamette River Greenway Amendment

[[] Communication Facility [] Detailed Development Plan (DDP)
[ Lot Line Adjustment [IFloodplain Review
[1Non-Conforming Use Review [] Geologic Hazard Overlay
[] Natural Resource (NROD) ] Minor Partition (<4 lots)

Verification [] Minor Site Plan & Design Review
[IMinor Site Plan & Design Review [ Non-Conforming Use Review
[ site Plan and Design Review / DDP

[] Historic Review — Remodel [1 Subdivision (4+ lots)
[[] Detailed Dev. Plan (DDP) [ Minor Variance

[] Natural Resource (NROD) Review
[ Public Improvement Modification
[] willamette River Greenway

ELD Process (OCMC 17.50.030.E)
[] Expedited Land Division

Type Il / IV (OCMC 17.50.030.C & D.)
[1 Annexation

e Interpretation / Similar Use
%jster Plan / PUD / GDP Amendment
[J Conditional Use
[] Comprehensive Plan / Legislative Amendment
[ Code [OMap
[[] Detailed Development Plan DDP
[ Historic Review
[JMunicipal Code Amendment

king Adjustment

ariance [1Sign Variance

[JNatural Resource (NROD) Review
[]Zone Change (Text/Map)
[] Willamette River Greenway

Legislative Action (OCMC 17.50.170)
[ Legislative

Item #1.

File Number(s):
GLUA-20-00045 / MAS-21-00006

Application Date:
7/20/2021

Project Name: pgrk place Crossina

Proposed Land Use or Activity: Master Plan (GDP)

# of Lots Proposed (If Applicable): +476

Physical Address(es) of Site: pyitiple Properties, see list attached.

Clackamas County Map and Tax Lot Number(s): 2 2E 27BC Tax Lots 1000, 2000 2 2E 28D Tax Lots 100, 190, 200, 300, 301, 302, 303, 400,

Applicant(s)

500, 502, 3700, 3701

Applicant(s) Signature: ﬁ/%\

Applicant(s) Name Printef: Mark Handns ICON Construction & Development, LLC

| Date: July 12, 2021

Mailing Address: 1969 Willamette Falls Dr., Suite 260, West Linn, OR 97068

Phone: piease contact Applicant's Con. | Fax: please contact Applicant's Consultant.

I Email: piease contact Applicant's Con.

Property Owner(s) — See reverse for more than two Owners

Property Owner #1 2 2E 28D 100, 190, 302, 400, 500, 3700

Property Owner#1 Signature '\0

—
Property Owner#1 Name PrintecyﬁI:Fk’Handris, l\rfanager - Hidden Falls LLC

| Date: July 12, 2021

Mailing Address: 1969 Willamettd Falls Dr., Suite 260, West Linn, OR 97068

Ownership Address: 16472 & 16582 Livesay Rd, Oregon City, OR 97045 (and other Non Situs properties, see Tax Lot IDs above)

Phone: piease contact Applicant's Con. | Fax: please contact Applicant's Consultant

I Email: please contact Applicant's Con.

Property Owner #2 2 2E 27BC 1000, 2000; 2 2E 28[)‘3701 Lo

Property Owner#2 Signature /\[ PL=

Property Owner#2 Name Printed: Mgrk Handris, Nénage?— Redland Road LLC

| Date: July 12, 2021

Mailing Address: 1969 Willamette Falls Dr., Suite 260, West Linn, OR 97068

Ownership Address: 15110 Holcomb Blvd, Oregon City, OR 97045 (and other Non Situs properties, see Tax Lot IDs above)

Phone: piease contact Applicant's Con. ! Fax: please contact Applicant's Consultant

l Email: pjease contact Applicant's Con.

Consultant

Consultant Signature

Consultant Name Printed: AKS Engineering & Forestry, LLC - Chris Goodell, AICP, LEED AP

[ Date: 6/10/21

Mailing Address: 12965 SW Herman Road, Suite 100, Tualatin, OR 97062

Phone: (503)563-6151 LFax: (503) 563-6152

| Email: ChrisG@aks-eng.com

All signatures represented must have the full legal capacity and hereby authorize the filing of this application and certify that the
information and exhibits herewith are correct and indicate the parties willingness to comply with all code requirements.

lof2
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Park Place Crossing Master Plan Application Additional Land Owner Signatures

Item #1.

Property Owner # 3 2 2E 28D 300, 301, 303

Property Owner#3 Signature C”A Sl

Property Owner#3 Name Printed: '@{fge Thomas

|pate: %2 2. —=/

Mailing Address:

Ownership Address: 16644 Livesay Rd, Oregon City, OR 97045

Phone: piease contact Applicant's Con. I Fax: piease contact Applicant's Consultant

| Email: piease contact Applicant's Con.

Property owner#4 2 2E 28D 200

Property Owner#4 Signature M

Property Owner#4 Name Printed: Kirk Tolstrup

Mailing Address:

[Date: St B>, 222 (

Ownership Address'] 653() Livesay Rd, Oregon City, OR 97045

Phone: piease contact Applicant's Con. Fax: Please contact ADDI:cant's Consultant

I Email: piease contact Applicant's Con.

Pro-pert\'/ Owner-#'4 22E 28D 200

Property Owner#4 Signature

Property Owner#4 Name Prirfted: Micheﬂe’fé]strup'

|Date: Q—%O- 'el)

Mailing Address:

Ownership Address: 16530 Livesay Rd, Oregon City, OR 97045

Phone: piease contact Applicant's Con. | Fax: please contact Applicant's Consultant

I Email: please contact Applicant's Con.

Property Owner # 5 2 2E 28]) 502

g i
Property Owner# 5Signature ///f / W

Property Owner#5 Name printed: Robert Tershel

Mailing Address:

o 7/30/7051 I

Ownership Address: 14631 Livesay Rd, Oregon City, OR 97045

Phone: piease contact Applicant's Con. | Fax: piease contact Applicant's Consultant

I Email: piease contact Applicant's Con.
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Park Place Crossing General Development
Plan/Master Plan Application

Submitted to: City of Oregon City
Planning Division
695 Warner Parrott Road
Oregon City, Oregon 97045

Applicant: ICON Construction & Development, LLC
1969 Willamette Falls Drive, Suite 260
West Linn, Oregon 97068

Property Owners: Hidden Falls Development, LLC
1969 Willamette Falls Drive, Suite 260
West Linn, Oregon 97068
(2 2E 28D Tax Lots 100, 190, 302, 400, 500, 3700)

Redland Road, LLC

1980 Willamette Falls Drive, Suite 200
West Linn, Oregon 97068

(2 2E 28D Tax Lot 3701

2 2E 27BC Tax Lots 1000, 2000)

Robert Tershel

5933 SW Ralston Drive
Portland, Oregon 97239
(2 2E 28D Tax Lot 502)

George Thomas

16644 S Livesay Road

Oregon City, OR 97045

(2 2E 28D Tax Lots 300, 301, 303)

Kirk & Michelle Tolstrup
16530 S Livesay Road
Oregon City, OR 97045
(2 2E 28D Tax Lot 200)

Applicant’s Consultant: AKS Engineering & Forestry, LLC
12965 SW Herman Road, Suite 100
Tualatin, OR 97062

Contact(s): Monty Hurley, PE, PLS - Principal

Chris Goodell, AICP, LEED AP — Associate

AKS Park Place Crossing — City of Oregon City Updated March 2022

General Development Plan/Master Plan Application
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Site Location:

Clackamas County
Assessor’s Map:

Email: Monty@AKS-eng.com
ChrisG@AKS-eng.com
Phone: (503) 563-6151

North and east S Livesay Road, South of S Holcomb Road,
Oregon City, Oregon

Map 2 2E 28D: Tax Lots 100, 190, 200, 300, 301, 302, 303,
400, 500, 502, 3700, 3701
Map 2 2E 27BC: Tax Lots 1000, 2000

AKS

Site Size: A Master Plan affecting £91.7 acres
Land Use Districts: Medium Density Residential (R-5)
Low Density Residential (R-10)
Neighborhood Commercial (NC)
Park Place Crossing — City of Oregon City Updated March 2022

General Development Plan/Master Plan Application Page 2
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L. Executive Summary
ICON Construction & Development, LLC (Applicant) is submitting this General Development Plan

application for a master-planned community within the Park Place Concept Area. The properties were
annexed into the City in 2018 by City Commission approval of Ordinance 18-1007 (AN-17-0004 / ZC-17-
0005). This application for a General Development Plan/Master Plan does not involve approval of physical
alterations to the project site. A General Development Plan/Master Plan was required per Condition of
Approval No. 4 of Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005), the Park Place Annexation and Zone
Change. General Development Plans require a mixture of housing types to be provided. As a result, a
variance is required due to the lot size requirements of the zoning district. It is expected that upcoming
code changes will remove the need for this variance with future land use applications. The application
does not include an application for approval of a Detailed Development Plan (DDP), Flood Management
Overlay District review, Natural Resources Overlay District review, or any construction at this time. The
20-year General Development Plan guides the project through the anticipated build-out timeframe.

The Park Place Crossing (PPC) Master Plan consists of +476 residential lots planned to be provided in six
residential phases. The project also includes a community park, open space, regional stormwater
management facility, retail/civic, and trails components. The Park Place Crossing Master Plan area is
within the northernmost portion of the Park Place Concept Area (PPCA) established in 2008 through the
Park Place Concept Plan (PPCP).
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The Park Place Crossing Master Plan (PPCMP) sets up a framework consistent with the PPCP and builds on
the following planned and natural elements:

e Community Park: The southwestern portion of the site is part of an envisioned Park Place North
Village Community Park. This community park would provide +4.4 acres for the provision of
potential sport fields/courts, open lawn areas, and trails. The park will connect to natural
preservation areas to the north and to other neighborhoods through its proximity to Holly Lane
and S Livesay Road and pedestrian connections to adjacent on and off-street trails.

The land reserved for the Community Park is located on one of the flattest and most suitable
portions of the site for a park. It is also located near other properties which can feasibly connect
to and provide additional park area needed for the Park Place Concept Area.

Per discussions with the City, the Park Place Crossing project is expected to provide a proportional
percentage of park land envisioned in the Concept Plan for its residents. Approximately 51 percent
of the planned dwelling units for the Park Place Concept Area North Village are included in this
master plan (#476 planned PPC units/937 total North Village units). The Community Park
represents +8 acres; therefore, Park Place Crossing would be expected to contribute 51 percent
of the needed area or 4.0 acres. This application for General Development Plan anticipates that
4.4 acres will be contributed for park land. Technical details for how the park land will be
acquired/transferred are being coordinated with the City of Oregon City Parks Department.

o Village Green: A village green, with no specified size, was envisioned by the PPCP at the terminus
of S Livesay Road and Holly Lane. This area is intended to anchor the intersection of Holly Lane
and the future Livesay Road Main Street, providing the Park Place neighborhood with pedestrian
scale lighting, street trees, and benches for the enjoyment of visitors. It is infeasible, however, to
achieve the full intent of the PPCP Village Green due to the existing extension of S Livesay Road
to serve existing, offsite properties to the southeast of the planned intersection between S Livesay
Road and Holly Lane. Until such time those properties develop and S Livesay is vacated east of its
intersection of Holly, the envisioned Village Green cannot be achieved. In the interim, Park Place
Crossing will meet the amenity need that the Village Green is intended to provide by utilizing the
existing terminus of S Livesay Road to serve as a trailhead for City trailways through the natural
areas adjacent to the Tract G stormwater facility.

e Mixed-Use/Neighborhood Commercial/Civic Areas: The Park Place Concept Plan envisions retail
areas to support both the North and South Villages. Within Park Place Crossing, these areas are
anticipated to be needed for small-scale commercial businesses such as coffee shops, bookstores,
dry cleaners, or cafés. These areas could also be used for services serving the immediate
community such as local offices for medical offices, insurance brokerages, and realty companies.
The Mixed-Use Commercial (MUC)/Neighborhood Commercial (NC) Area is anticipated to provide
an upper-story residential component as outlined within the Oregon City Municipal Code. The
location of Park Place Crossing’s commercial area was determined by the conceptual location of
the Livesay Road Main Street Area within the Park Place Concept Plan. The Park Place Concept
Plan imagines this area to be near the intersection of Holly Lane and S Livesay Road. The Civic area
was envisioned to serve as the location of a library, community center, environmental interpretive
center, or post office. The proximity of the area to the Village Green, local trailhead, regional
stormwater facility, and natural areas, lends to this area being created as a plaza or interpretive
center.

AKS Park Place Crossing — City of Oregon City Updated March 2022
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e Open Space Preserving Natural Areas and Drainageways: The site is located between Tour Creek
to the north and west of the site and Charman/Abernethy Creek to the south. These areas include
sloped and vegetated areas associated with these drainage features. By incorporating progressive
planning concepts such as flexible standards and varying lot sizes into the project design, a
significant amount of land is being set aside as open space for resource protection, greater than
the quantity shown and required by the Park Place Concept Plan.

Other internal open space areas provide for active and passive recreation for residents and visitors
through pedestrian pathways, open areas, seating, and other similar amenities.

e Trails Network: The Applicant and PPCP seek to recognize these natural resources and the
opportunity to connect residents, visitors, and new and existing neighborhoods to these resources
through the inclusion of an interconnected network of trails within the open space areas. These
trails, including local and community trails, are consistent with the City’s adopted Trails Master
Plan and help provide opportunities for residents and visitors to engage in active and passive
recreational pursuits, surround homes with areas of green space, and preserve habitat for native
flora and fauna.

e Interconnected Transportation Network: Consistent with the City of Oregon City's
Transportation System Plan (TSP), Park Place Crossing will be served by a comprehensive
transportation network connected to Holly Lane, which serves as the Park Place Crossing
community backbone. The transportation system features a new City Collector Street (Holly Lane),
a grid of Local Streets, and off-street trails and pedestrian pathways. Pedestrian pathways, off-,
and on-street trails include both hard and soft-surfaced linkages within Park Place Crossing and
between the community and those surrounding. Many of the homes along Holly Lane are
anticipated to be served by alleys to aid in circulation and minimize vehicle conflicts. Holly Lane
will eventually connect to S Holcomb Road via a roundabout, with temporary connection provided
by “Street A.”

Per the City’s Transportation System Plan (TSP) and the attached Transportation Impact Study
(TIS) (Exhibit E), the project will provide public improvements including the dedication and
construction of a new Collector Street with interconnected Local Streets that, upon their
extension, are able to enhance neighborhood circulation; provide needed/secondary access to
the project and surrounding neighborhoods; and proportionate share payments to be directed
towards future intersection improvements identified by the City’s TSP. The system is designed to
welcome pedestrians, bicyclists, motorists, and public/emergency services and provide safe and
efficient connections to surrounding areas.

AKS Park Place Crossing — City of Oregon City Updated March 2022
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Regional Stormwater Management and Green Streets: The Park Place Concept Plan envisions
stormwater infrastructure that mimics existing hydrology, provides innovative and green on-site
stormwater treatment, and implements techniques to attenuate flow rates and provide for
pollution control/reduction. Together with these features, a regional stormwater facility is
planned for Park Place Crossing in order to manage stormwater.

Housing: The Park Place Crossing Master Plan area includes 476 lots intended for future single-
family homes. This represents 51 percent (476 GDP-planned units of the 936 intended units) of
the units anticipated for the North Village by the PCCP. An additional lot may be possible following
the connection of Holly Lane to S Holcomb Boulevard. A diverse range of lot sizes are planned that
can accommodate a mix of home sizes and styles, as well as detached and attached housing types,
appealing to a broad variety of people.

The design team worked diligently to transform constraints imposed by natural features, planned and
existing infrastructure, and necessary utility facilities into attractive, public, and open-space amenities.
Local and community trails along Tour and Abernethy Creeks, a community park, and other high-quality
recreational opportunities for area residents and visitors and help promote active use of this area and the
future commercial areas. These third place gathering areas will promote social interactions among
residents and visitors and strengthen the connection residents feel with their new neighborhood.

AKS Park Place Crossing — City of Oregon City Updated March 2022
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The Park Place Concept Plans calls out quantities of parks, open spaces, residential, civic, and commercial
lands within the Park Place Concept Area (PPCA). The concept plan anticipates retail sales and service
areas and parks to serve residents of the PPCA. The Park Place Crossing Master Plan application aims to
provide these areas within the confines of the sloped and vegetated areas interspersed throughout the
site.

Approximately 4.3 additional acres, for a total of £15.7 acres, of Park Place Crossing are planned to be
reserved as open space for the conservation of sloped and vegetated areas, greater than the £11.4 acres
of open space envisioned by the Park Place Concept Plan. Space for a regional stormwater facility will be
reserved as well, totaling almost two acres of area. Retail and Civic areas are generally consistent with
what was originally envisioned, with opportunities for other properties south of S Livesay Road to
contribute to the Livesay Road Main Street area. The planned Village Green contained within the bounds
of the project site is also consistent with the area imagined with the Concept Plan.

This application for a General Development Plan, required by the City Commission as a condition of
approval of the site’s annexation, does not involve any physical site alterations. Information provided as
part of this application is preliminary in nature and will be further refined as part of future Detailed
Development Plan applications, where changes or improvements may occur. The Master Plan is consistent
with the Park Place Concept Plan and Oregon City Municipal Code (OCMC). This application includes the
City forms, written materials, and Preliminary Plans necessary for City staff to review and determine
compliance with the applicable approval criteria. The evidence is substantial and supports the City’s
approval of the application.

III.  Site Description/Setting
The project site within the northeast portion of Oregon City. The site is generally situated south of S

Holcomb Boulevard and north of S Livesay Road between the Park Place neighborhood and the City’s
eastern Urban Growth Boundary (UGB). The site is currently divided into 14 properties that are expected
to be part of Park Place Crossing in the future. The fourteen properties included in this application
comprise a total area of £91.7 acres.

Properties within Park Place Crossing are generally zoned Medium Density Residential (R-5), Low Density
Residential (R-10), and Neighborhood Commercial (NC). The site, summarized below, contains six existing
Single-Family Residences (SFR), some of which may be removed as their respective phases of the project
are completed.

Table 1: Property Summary by Tax Lot

Map & Tax Lot Current Use Planned Use
Map 2 2E 28D
Tax Lot 100 Vacant Part of Phases 2, 3, and 6. Interim emergency access for
Phase 1.
Tax Lot 190 Vacant Part of Phases 1 (interim stormwater only), 2, and 3.

Interim emergency access for Phase 1.

Tax Lot 200 Single-Family Residence Phase 5. SFR may be retained as part of Phase 5.
Tax Lot 300 SFR & accessory structures Part of Phases 2, 4, and 5. Structures to be removed as part
of Phase 2.

AKS Park Place Crossing — City of Oregon City Updated March 2022
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Tax Lot 301 Vacant Phase 2.

Tax Lot 302 Vacant Part of Phase 2.

Tax Lot 303 Vacant Part of Phase 5.

Tax Lot 400 SFR & accessory structures Phases 2 and 4. Structures to be removed as part of Phase
2.

Tax Lot 500 Vacant Part of Phases 2 and 4. Portion of future park.

Tax Lot 502 SFR & accessory structures Part of Phases 2 and 4. Future park, civic, and retail areas.

Structures to be removed as part of Phase 2.

Tax Lot 3700

SFR & accessory structures

Phase 2. Structures to be removed as part of Phase 2.

Tax Lot 3701 Vacant Part of Phase 3. Interim emergency access for Phase 1.
Map 2 2E 27BC
Tax Lot 1000 Vacant Phase 1.

Tax Lot 2000

SFR & accessory structures

Phase 1. Structures to be removed as part of Phase 1.

Properties to the southeast of the site are located within the Holcomb Urban Reserve outside of the UGB.
Uses within this area generally consist of rural single-family residences. Properties to the north of the
project site are generally zoned Low Density Residential (LR) and are located within the Park Place
Neighborhood Association. Other areas south of the site are designated Mixed Use Corridor (MUC) and
Low Density Residential (LR). These areas are within the Urban Growth Boundary but currently outside of

the City limits within the Park Place Concept Plan Area.

III. Applicable Review Criteria
Oregon City Municipal Code

Title 12 - STREETS, SIDEWALKS AND PUBLIC PLACES
Chapter 12.04 - STREETS, SIDEWALKS AND PUBLIC PLACES

Response: The Park Place Crossing Master Plan does not involve physical alterations to the site. The

Master Plan consists of two distinct phases, a General Development Plan and a Detailed

Development Plan. This application involves only a General Development Plan; therefore,

the information included in this application regarding streets, sidewalks, etc. is provided
at a master plan level of detail. Future applications for Detailed Development Plan and
Future subdivision review will provide detailed information regarding streets, sidewalks,
and public places as is customary and appropriate.

[...]

12.04.005 - Jurisdiction and management of the public rights-of-way.

A. The city has jurisdiction and exercises regulatory management over all public
rights-of-way within the city under authority of the city Charter and state law
by issuing separate public works right-of-way permits or permits as part of
issued public infrastructure construction plans. No work in the public right-
of-way shall be done without the proper permit. Some public rights-of-way
within the city are regulated by the state of Oregon Department of
Transportation (ODOT) or Clackamas County and as such, any work in these

streets shall conform to their respective permitting requirements.

AKS Park Place Crossing — City of Oregon City

Updated March 2022
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Response:

Response:

Response:

Response:

B. Public rights-of-way include, but are not limited to, streets, roads, highways,
bridges, alleys, sidewalks, trails, paths, public easements and all other public
ways or areas, including the subsurface under and air space over these areas.

C. The city has jurisdiction and exercises regulatory management over each
public right-of-way whether the city has a fee, easement, or other legal interest
in the right-of-way. The city has jurisdiction and regulatory management of
each right-of-way whether the legal interest in the right-of-way was obtained
by grant, dedication, prescription, reservation, condemnation, annexation,
foreclosure or other means.

D. No person may occupy or encroach on a public right-of-way without the
permission of the city. The city grants permission to use rights-of-way by
franchises, licenses and permits.

E. The exercise of jurisdiction and regulatory management of a public right-of-
way by the city is not official acceptance of the right-of-way, and does not
obligate the city to maintain or repair any part of the right-of-way.

Future work within public rights-of-way will be completed under an applicable public
right-of-way permit. These standards are understood.

12.04.025 - Driveways.

Driveways shall be reviewed in accordance with OCMC 16.12.035. Driveway

requirements may be modified through the procedures in OCMC 16.12.013.
Conceptual future driveway locations have been identified within the Preliminary Plans
(Exhibit A). Specific driveway locations will be determined through future processes, as
described above. These standards are understood.

12.04.050 - Retaining walls—Required.

Every owner of a lot within the city, abutting upon an improved street, where the
surface of the lot or tract of land is above the surface of the improved street and where
the soil or earth from the lot, or tract of land is liable to, or does slide or fall into the
street or upon the sidewalk, or both, shall build a retaining wall, the outer side of which
shall be on the line separating the lot, or tract of land from the improved street, and
the wall shall be so constructed as to prevent the soil or earth from the lot or tract of
land from falling or sliding into the street or upon the sidewalk, or both, and the owner
of any such property shall keep the wall in good repair.

These standards are understood, and to the extent that lots abutting public rights-of-way
with retaining walls are necessary, they are anticipated to meet the applicable standards.

12.04.170 - Street design—Purpose and general provisions.

All development shall be in conformance with the city's public facility master plans,
public works policies, standard drawings and engineering specifications. All streets
shall be reviewed and approved by the city engineer prior to construction. All streets
and driveway connections to another jurisdiction's facility or right-of-way must be
reviewed by the appropriate jurisdiction as a condition of the preliminary plat or site
planning and when required by law or intergovernmental agreement shall be approved
by the appropriate jurisdiction.

The planned streets are demonstrated within the Preliminary Plans (Exhibit A) and are in
conformance with the City’s public facility master plans, Public Works policies, standard
drawings, and engineering specifications. As noted previously, this General Development
Plan (Master Plan) application does not involve physical alterations, including streets.
That said, the project streets will be reviewed and approved by the City Engineer prior to

AKS
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Response:

Response:

construction. These standards are or will be met with future applications for Detailed
Development Plan.

12.04.195 - Traffic sight obstructions.
All streets shall comply with the traffic sight obstructions in OCMC 10.32.

Future streets within Park Place Crossing are anticipated to comply with the traffic sight
obstruction criteria of OCMC 10.32. Therefore, this criterion is met.

12.04.270 - Standard construction specifications.

The workmanship and materials for any work performed under permits issued per this
chapter shall be in accordance with the current edition of the "Oregon Standard
Specifications for Construction'" as prepared by the Oregon Department of
Transportation (ODOT) and the Oregon Chapter of American Public Works
Association (APWA) and as modified and adopted by the City in accordance with this
ordinance, in effect at the time of application. The exception to this requirement is
where this chapter and the Public Works Street Standard Drawings provide other
design details, in which case the requirements of this chapter and the Public Works
Street Standard Drawings shall control. In the case of work within ODOT or
Clackamas County rights-of-way, work shall be in conformance with their respective
construction standards.

Future applications for Detailed Development Plan are anticipated to comply with these
standards.

Chapter 12.08 - PUBLIC AND STREET TREES

12.08.010 - Purpose.
The purpose of this chapter is to:

A. Develop tree-lined streets to protect the living quality and beautify the city;
B. Establish physical separation between pedestrians and vehicular traffic;

C. Create opportunities for solar shading;

D. Improve air and water quality; and

E. Increase the community tree canopy and resource.

12.08.015 - Street tree selection, planting and maintenance requirements.

All development shall provide street trees adjacent to all street frontages. Species and
locations of trees shall be selected based upon vision clearance requirements, but shall
in all cases be selected from the Oregon City Street Tree List, an approved street tree
list for a jurisdiction in the Metropolitan region, or be approved by a certified arborist
unless otherwise approved pursuant to this section. If a setback sidewalk has already
been constructed or the public works department determines that the forthcoming
street design shall include a setback sidewalk, then all street trees shall be installed
with a planting strip or within tree wells. If existing street design includes a curb-tight
sidewalk, then all street trees shall be placed according to OCMC 12.08.035.C.

A. One street tree shall be planted for every thirty-five feet of property frontage.
The tree spacing shall be evenly distributed throughout the total development
frontage to meet the clearance distances required in subsection B below. The
community development director may approve an alternative street tree plan,
or accept fee-in-lieu of planting pursuant to OCMC 12.08.035, if site or other
constraints prevent meeting the required total number of tree plantings.

B. The following clearance distances shall be maintained when planting trees:
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1. Fifteen feet from streetlights;
2. Five feet from fire hydrants;
3. Twenty feet from intersections;
4. Five feet from all public utilities (i.e. sewer, storm and water lines,
utility meters, etc.).
C. All street trees planted in conjunction with development shall be a minimum

of two inches in caliper at six inches above the root crown and installed to city
specifications. Larger caliper size trees may be approved if recommended by
a certified arborist or registered landscape architect.

D. All established trees shall be pruned tight to the trunk to a height that provides
adequate clearance for street cleaning equipment and ensures ADA complaint
clearance for pedestrians.

E. All trees planted within the right-of-way shall be planted with root barriers at
least eighteen inches in depth adjacent to the sidewalk and curb to ensure
proper root growth and reduce potential damage to sidewalks, curbs and
gutters.

F. All trees planted beneath powerlines shall be selected based on what is
appropriate for the location. In addition, the tree species shall be approved by
the associated franchise powerline utility company.

G. Tree species, spacing and selection for stormwater facilities in the public
right-of-way and in storm water facilities shall conform to requirements of
OCMC 13.12 and the adopted stormwater and grading design standards and
be approved by the city engineer.

H. Any public or street trees planted within the natural resource overlay district
shall conform to the applicable requirements of OCMC 17.49, Natural
Resources Overlay District (NROD).
The final number and location of street trees and the planting specifications and
standards related to street trees will be based on the Detailed Development Plans for
each Phase of Park Place Crossing and will be determined with future land use
applications. Trees will be selected based upon what is appropriate and permitted for the
location. Where needed, street trees are planned to be approved by the associated
franchise powerline utility company. This application for a General Development Plan,
required by the City Commission as a condition of approval of the site’s annexation, does
not involve any physical site alterations. Information provided as part of this application
is preliminary in nature and will be refined further as part of future Detailed Development
Plan applications, where changes or improvements may occur.

[...]

TITLE 16 - LAND DIVISIONS
Chapter 16.12 - MINIMUM PUBLIC IMPROVEMENTS AND DESIGN STANDARDS FOR

DEVELOPMENT
[...]
16.12.010 - Purpose and general provisions.

All development shall be in conformance with the policies and design standards
established by this chapter and with applicable standards in the city's public facility
master plans and city design standards and specifications. In reviewing applications
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for development, the city engineer shall take into consideration any approved
development and the remaining development potential of adjacent properties. All
street, water, sanitary sewer, storm drainage and utility plans associated with any
development shall be reviewed and approved by the city engineer prior to construction.
All streets, driveways or storm drainage connections to another jurisdiction's facility
or right-of-way shall be reviewed by the appropriate jurisdiction as a condition of the
preliminary plat and when required by law or intergovernmental agreement shall be
approved by the appropriate jurisdiction.

16.12.011 - Applicability.

A. Compliance with this chapter is required for all development including land
divisions, site plan and design review, master plan, detailed development plan
and conditional use applications and all public improvements. Minor site plan
and design review applications shall not be subject to this chapter unless
improvements are proposed within the right-of-way, or as otherwise provided
in this chapter.

B. Compliance with this chapter is also required for new construction or
additions which exceed fifty percent of the existing square footage of all 3—4
plexes, single- and two-family dwellings living space. Garages, carpotts,
sheds, and porches may not be included in the calculation if these spaces are
not living spaces. Accessory dwelling units are not subject to compliance with
this chapter. All applicable 3—4 plexes, single- and two-family dwellings shall
provide any necessary dedications, easements or agreements as identified in
the transportation system plan and this chapter, subject to constitutional
limitations. In addition, the street frontage shall be improved to include the
following priorities for improvements:

1. Improve street pavement, construct curbs, gutters, sidewalks and
planter strips; and

2. Plant street trees.

The cost of compliance with the standards identified in subsections
16.12.011.B.1 and 16.12.011.B.2 is calculated based on the square footage
valuation from the state of Oregon Building Codes Division and limited to ten
percent of the total construction costs. The value of the alterations and
improvements is based on the total construction costs for a complete project
rather than costs of various project component parts subject to individual
building permits. The entire proposed construction project cost includes
engineering and consulting fees and construction costs. It does not include
permit fees, recording fees, or any work associated with drafting or recording
dedications or easements.

16.12.012 - Jurisdiction and management of the public rights-of-way.

The city has jurisdiction and exercises regulatory management over all public rights-
of-way as defined and outlined within Chapter 12.04 of the Oregon City Municipal
Code.

16.12.013 - Modifications.

The applicant may request and the review body may consider modification of the
standards in this chapter resulting from constitutional limitations restricting the city's
ability to require the dedication of property or for any other reason, based upon the
criteria listed below and other criteria identified in the standard to be modified. All
modifications, except for adjustments approved by the city engineer for tree
preservation purposes pursuant to Section 16.12.013.A, shall be processed through a
Type II land use application and may require additional evidence from a
transportation engineer or others to verify compliance. Compliance with the following
criteria is required:

AKS Park Place Crossing — City of Oregon City Updated March 2022
Page 63

General Development Plan/Master Plan Application Page 12




Item #1.

Response:

A. The modification meets the intent of the standard;

B. The modification provides safe and efficient movement of pedestrians, motor
vehicles, bicyclists and freight;

C. The modification is consistent with an adopted transportation or utility plan;
and
D. The modification is complementary with a surrounding street design; or, in

the alternative;

E. If a modification is requested for constitutional reasons, the applicant shall
demonstrate the constitutional provision or provisions to be avoided by the
modification and propose a modification that complies with the state or
federal constitution. The city shall be under no obligation to grant a
modification in excess of that which is necessary to meet its constitutional
obligations.

As part of the Park Place Crossing Master Plan project, the S Holly Lane collector will be
constructed through the site with future connections between S Livesay Road and S
Holcomb Boulevard (note the connection to S Livesay Road as part of this Master Plan will
be emergency vehicle access only). Per Oregon City Municipal Code Table 16.12.016 a
collector right-of-way width is 85 feet, however within the project site where S Holly Lane
crosses between tax lots 2-2E-28D-00190 and 2-2E-27BC-01000 there is not adequate
room to accommodate this. Given this restriction, a reduced section is necessary to allow
room for roadway construction and grading (retaining walls, daylight slopes etc.).

The modification is the minimum necessary to allow safe and efficient movement of
pedestrians, motor vehicles, bicyclists, and freight while still meeting the intent of the
street standards. For further information regarding this street section, please see the
Preliminary Plan Sheet P-07 and P-08 (Exhibit A) and the Transportation Impact Study
(Exhibit E). These criteria are met.

16.12.014 - Administrative provisions.

An applicant shall submit the following items to the city and complete the following
tasks prior to proceeding with construction of proposed development plans. These
items include the following:

A. Pre-design meeting;

B. Final engineering plans, stamped and signed by an Oregon licensed
professional engineer;

C. Stormwater report, stamped and signed by an Oregon licensed professional
engineer;
D. Geotechnical report, stamped and signed by an Oregon licensed professional

engineer (if applicable);

E. Engineer's preliminary and final cost estimates (also may be known as
engineer's opinion of probable construction cost);

F. Plan check and inspection fees (as set by city resolution);

G. Certificate of liability insurance for city funded public projects contracted by
the city (not less than one million dollars single incident and two million
dollars aggregate);

H. Preconstruction meeting notes;
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I. Financial guarantee(s) per OCMC 17.50.140;

'h(

Applicable approvals/permits from other agencies or entities;
K. Developer/engineer agreement for public works improvements.

An applicant shall submit the following additional items to the city and
complete the following tasks prior to completing construction of proposed
development plans. These items include the following:

Project engineer's certificate of completion;

Stormwater operation and maintenance easement (if applicable);
Deed of dedication (bargain and sale deed);

Recorded plat and/or easements (if applicable);

Recorded non-remonstrance covenant agreement;

Land division compliance agreement (if applicable);

PO O ZE

Permanent stabilization and/or restoration of the impact from the
development;

Fulfillment of all conditions of approval;
Payment of all outstanding fees;

Maintenance guarantee(s), per OCMC 17.50.141;
Indemnity agreement (if applicable);

Completed punchlist;

¥ g <o w

As-built drawings;

Details on individual items required by this subsection can be obtained by contacting
public works. Many items, such as the engineet's cost estimate and plan check and
inspection fee, maybe be submitted in conjunction with documentation for other
infrastructure improvements that are done with the development (such as street,
sanitary sewer, and water).

The required tasks will be completed as applicable prior to construction. These criteria
are met.

16.12.015 - Street design—Generally.

Development shall be required to provide existing or future connections to adjacent
sites through the use of vehicular and pedestrian access easements where applicable.
Development shall provide any necessary dedications, easements or agreements as
identified in the transportation system plan, trails master plan, and/or parks and
recreation master plan and this chapter, subject to constitutional limitations. The
location, width and grade of street shall be considered in relation to: Existing and
planned streets, topographical conditions, public convenience and safety for all modes
of travel, existing and identified future transit routes and pedestrian/bicycle
accessways, overlay districts, and the proposed use of land to be served by the streets.
The street system shall assure an adequate traffic circulation system with intersection
angles, grades, tangents and curves appropriate for the traffic to be carried considering
the terrain. To the extent possible, proposed streets shall connect to all existing or
approved stub streets that abut the development site. The arrangement of streets shall
either:

A. Provide for the continuation or appropriate projection of existing principal
streets in the surrounding area and on adjacent parcels or conform to a plan
for the area approved or adopted by the city to meet a particular situation
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where topographical or other conditions make continuance or conformance
to existing streets impractical;

Streets are shown on the Preliminary Master Plan drawings as connecting to existing stub
streets and providing for future access to adjacent properties where appropriate. These
criteria are met.

B. Where necessary to give access to or permit a satisfactory future development
of adjoining land, streets shall be extended to the boundary of the
development and the resulting dead-end street (stub) may be approved with
a temporary turnaround as approved by the city engineer. Notification that
the street is planned for future extension shall be posted on the stub street
until the street is extended and shall inform the public that the dead-end street
may be extended in the future. Access control in accordance with OCMC
16.12.017 shall be required to preserve the objectives of street extensions.

As described previously, this Master Plan Application does not involve physical site
alterations, including street construction. The Preliminary Master Plan drawings illustrate
future streets extending to the boundaries of the project site in order to permit access by
future adjoining projects. That said, notification of future street extensions will be posted
at the end of the stub street. Turnarounds are not required for these length of street
stubs. Information provided as part of this application is preliminary in nature and will be
refined further as part of future Detailed Development Plan applications, where changes
or improvements may occur. Therefore, these criteria are met.

C. Adequate right-of-way and improvements to streets, pedestrian ways, bike
routes and bikeways, and transit facilities shall be provided and be consistent
with the city's transportation system plan. Consideration shall be given to the
need for street widening and other improvements in the area of the proposed
development impacted by traffic generated by the proposed development.
This shall include, but not be limited to, improvements to the right-of-way,
such as installation of lighting, signalization, turn lanes, median and parking
strips, traffic islands, paving, curbs and gutters, sidewalks, bikeways, street
drainage facilities and other facilities needed because of anticipated vehicular
and pedestrian traffic generation.

Adequate right-of-way and other transportation facilities consistent with Oregon City
Municipal Code (OCMC) and the City’s Transportation System Plan are illustrated on the
Preliminary Master Plan Drawings. Other improvements are considered within the
Transportation Impact Study (Exhibit E). Information provided as part of this application
is preliminary in nature and will be refined further as part of future Detailed Development
Plan applications, where changes or improvements may occur. These criteria are met.

16.12.016 - Street design.

All development regulated by this chapter shall provide street improvements in
compliance with the standards in Table 16.12.016 depending on the street classification
set forth in the transportation system plan and the comprehensive plan designation of
the adjacent property, unless an alternative plan has been adopted. The table
implements the adopted transportation system plan and illustrates the maximum
design standards. These standards may be reduced with an alternative street design
which may be approved based on the modification criteria in OCMC 16.12.013. The
steps for reducing the street design are found in the transportation system plan.

Table 16.12.016
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Road
Classificat-
ion

Comprehensive
Plan
Designation

Street Design

To read the table select the road classification as identified in the transportation
system plan and the comprehensive plan designation of the adjacent properties to find
the maximum design standards for the road cross section. If the comprehensive plan
designation for lands on either side of the street differs, the wider right-of-way
standard shall apply.

Right-
of-

Pavement
Width

Public
Access

Sidewalk Landscape
Strip

Bike
Lane

Street
Parking

Travel
Lanes

Major Mixed Use, 116 ft 94 ft. 0.5 ft. 10.5 ft. sidewalk 6 ft. 8 ft. G)12 | 6ft.
Arterial Commercial or including 5 ft. x 5 ft. ft.
Public/Quasi tree wells Lanes
Public
Industrial 120 ft. 88 ft. 0.5 ft. 5 ft. 10.5 ft. 6 ft. N/A (5)14 | 6ft.
ft.
Lanes
Residential 126 ft. 94 ft. 0.5 ft. 5 ft. 10.5 ft. 6 ft. 8 ft. (G)12 | o6ft.
ft.
Lanes
Minor Mixed Use, 116 ft. 94 ft. 0.5 ft. 10.5 ft. sidewalk 6 ft. 8 ft. G)12 | 6ft.
Arterial Commercial or including 5 ft. x 5 ft. ft.
Public/Quasi tree wells Lanes
Public
Industrial 118 ft. 86 ft. 0.5 ft. 5 ft. 10.5 ft. 6 ft. 7 ft. (5)12 | N/A
ft.
Lanes
Residential 100 ft. 68 ft. 0.5 ft. 5 ft. 10.5 ft. 6 ft. 7 ft. (3)12 | 6ft.
ft.
Lanes
Collector Mixed Use, 86 ft. 64 ft. 0.5 ft. 10.5 ft. sidewalk 6 ft. 8 ft. (3)12 | N/A
Commercial or including 5 ft. x 5 ft. ft.
Public/Quasi tree wells Lanes
Public
Industrial 88 ft. 62 ft. 0.5 ft. 5 ft. 7.5 ft. 6 ft. 7 ft. 3)12 | N/A
ft.
Lanes
Residential 85 ft. 59 ft. 0.5 ft. 5 ft. 7.5 ft. 6 ft. 7 ft. (3)11 | N/A
ft.
Lanes
Local Mixed Use, 62 ft. 40 ft. 0.5 ft. 10.5 ft. sidewalk N/A 8 ft. (2)12 | N/A
Commercial or including 5 ft. x 5 ft. ft.
Public/Quasi tree wells Lanes
Public
Industrial 60 ft. 38 ft. 0.5 ft. 5 ft. 5.5 ft. (2) 19 ft. Shared Space N/A
Residential 54 ft. 32 ft. 0.5 ft. 5 ft. 5.5 ft. (2) 16 ft. Shared Space N/A

1. Pavement width includes, bike lane, street parking, travel lanes and median.

2. Public access, sidewalks, landscape strips, bike lanes and on-street parking are required on both sides of the street in all

3. A 0.5 foot curb is included in landscape strip or sidewalk width.

4. Travel lanes may be through lanes or turn lanes.

5. The 0.5 foot public access provides access to adjacent public improvements.

designations. The right-of-way width and pavement widths identified above include the total street section.
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6. Alleys shall have a minimum right-of-way width of twenty feet and a minimum pavement width of sixteen feet. If alleys
are provided, garage access shall be provided from the alley.

7. A raised concrete median or landscape median shall be utilized for roads identified to have access restrictions.

Response:

Response:

Response:

Response:

Cross sections and other details for future streets are provided in the Preliminary Plan
drawings based on the above requirements. Therefore, these criteria are met.

A. Sidewalks. The applicant shall provide for sidewalks on both sides of all
public streets, on any private street if so required by the decision-maker, and
in any special pedestrian way within the development. Both sidewalks and
curbs are to be constructed to city standards and at widths set forth above,
and according to plans and specifications provided by the city engineer.
Exceptions to this requirement may be allowed in order to accommodate
topography, trees or some similar site constraint. In the case of major or minor
arterials, the decision-maker may approve a development without sidewalks
where sidewalks are found to be dangerous or otherwise impractical to
construct or are not reasonably related to the applicant's development. The
decision-maker may require the applicant to provide sidewalks concurrent
with the issuance of the initial building permit within the area that is the
subject of the development application. Applicants for partitions may be
allowed to meet this requirement by providing the city with a financial
guarantee per OCMC 16.12.110.

As illustrated on the Preliminary Master Plan drawings, sidewalks are planned per the
above section and Table 16.12.016. Details regarding planned sidewalk widths are
provided on the Preliminary Street Cross-Sections (Sheet P-07) attached as part of Exhibit
A. Information provided as part of this application is preliminary in nature and will be
further refined as part of future Detailed Development Plan applications, where changes
or improvements may occur. Thus, these criteria are met preliminarily and will be met by
future Detailed Development Plan applications.

B. Pedestrian and Bicycle Accessways Routes. If deemed appropriate to extend
pedestrian and bicycle routes, existing or planned, the decision-maker may
require the installation of separate pedestrian and bicycle facilities.

This standard is understood. Pedestrian and bicycle accessways are provided in the
Master Plan where appropriate. Information provided as part of this application is
preliminary in nature and will be refined further as part of future Detailed Development
Plan applications, where changes or improvements may occur. Thus, these criteria are
met preliminarily and will be met by future Detailed Development Plan applications.

C. Street Name Signs and Traffic Control Devices. The applicant shall install
street signs and traffic control devices as directed by the city engineer. Street
name signs and traffic control devices shall be in conformance with all
applicable city regulations and standards.

As described previously, this Master Plan application does not involve physical site
alterations, including street construction. That said, street name signs and traffic control
devices will be installed as directed by the City Engineer and in conformance with all
applicable City regulations and standards. Thus, these criteria will be met.

D. Street Lights. The applicant shall install street lights which shall be served

from an underground source of supply. Street lights shall be in conformance
with all city regulations.
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The Preliminary Master Plan drawings show the general location for future streetlights
which are intended to be served with underground supply. These streetlights are
anticipated to be in conformance with applicable City regulations. Information provided
as part of this application is preliminary in nature and will be further refined as part of
future Detailed Development Plan applications, where changes or improvements may
occur. Therefore, these criteria preliminarily met and will be met by future Detailed
Development Plan applications.

E. Any new street proposed with a pavement width of less than thirty-two feet
shall be processed through OCMC 16.12.013 and meet minimum life safety
requirements, which may include fire suppression devices as determined by
the fire marshall to assure an adequate level of fire and life safety. The
modified street shall have no less than a twenty-foot wide unobstructed travel
lane.

Residential Local Streets are planned to be 32 feet in width, per the requirements of
OCMC. Adjustments below this standard are not included as part of this application.
Therefore, the criteria are met.

F. All development shall include vegetated planter strips that are five feet in
width or larger and located between the sidewalk and curb unless otherwise
approved pursuant to this chapter. All development shall utilize the vegetated
planter strip for the placement of street trees or place street trees in other
acceptable locations, as prescribed by OCMC 12.08. Development proposed
along a collector, minor arterial, or major arterial roads may place street trees
within tree wells within a wider sidewalk in lieu of a planter strip. In addition
to street trees per OCMC 12.08, vegetated planter strips shall include ground
cover and/or shrubs spaced four feet apart and appropriate for the location.
No invasive or nuisance plant species shall be permitted.

Vegetated planter strips 5 feet in width or larger are planned for each right-of-way as
indicated by the Preliminary Master Plan Drawings. Street trees, per OCMC 12.08, will be
planted within the planter strips. The planters are intended to include ground cover
and/or shrubs (4 feet on-center) as appropriate for the location. Invasive and nuisance
plants are not planned. Hence, these criteria are met.

G. Vehicle and pedestrian access easements may serve in lieu of streets when

approved by the decision maker and only where dedication of a street is
deemed impracticable.

H. Vehicular and pedestrian easements shall allow for public access and shall
comply with all applicable pedestrian access requirements.

Vehicle and pedestrian access easements are planned in lieu of a street within Phase 6.
Because of the changes in elevation, Tract R involves a private street which will serve
several lots within Phase 6. Construction of a public street is impracticable due to the
required grade and available width adjacent to existing homes outside the project
boundaries. This criterion is preliminarily met with this application for General
Development Plan and will be met with future land use submittals for Detailed
Development Plan.

16.12.017 - Street design—Access control.
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A. A street which is dedicated to end at the boundary of the development or in
the case of half-streets dedicated along a boundary shall have an access
control granted to the city as a city controlled plat restriction for the purposes
of controlling ingress and egress to the property adjacent to the end of the
dedicated street. The access control restriction shall exist until such time as a
public street is created, by dedication and accepted, extending the street to
the adjacent property.

B. The city may grant a permit for the adjoining owner to access through the
access control.

C. The plat shall contain the following access control language or similar on the
face of the map at the end of each street for which access control is required:
""Access Control (see plat restrictions)."

D. Said plats shall also contain the following plat restriction note(s): "Access to
(name of street or tract) from adjoining tracts (name of deed document
number|[s]) shall be controlled by the city of Oregon City by the recording of
this plat, as shown. These access controls shall be automatically terminated
upon the acceptance of a public road dedication or the recording of a plat
extending the street to adjacent property that would access through those
access controls."
A City-controlled plat restriction is planned at each street stub and half street. Information
provided as part of this application is preliminary in nature and will be further refined as
part of future Detailed Development Plan applications, where changes or improvements
may occur. Thus, these criteria are met preliminarily and will be met by future Detailed
Development Plan applications.

16.12.018 - Street design—Alignment.
The centerline of streets shall be:
A. Aligned with existing streets by continuation of the centerlines.

B. Offset from the centerline by no more than five feet, provided appropriate
mitigation, in the judgment of the city engineer, is provided to ensure that the
offset intersection will not pose a safety hazard.

C. Driveways that are at least twenty-four feet wide shall align with existing or
planned streets on adjacent sites.
Planned streets within the Master Plan will align through continuation of the centerline
of the existing streets. Offset streets are not planned as part of this application. Thus,
these criteria are met preliminarily and will be met by future Detailed Development Plan
applications.

16.12.019 - Traffic sight obstructions.
All new streets shall comply with the traffic sight obstructions in Chapter 10.32.

New streets are planned to comply with the traffic sight obstructions in OCMC 10.32.
Thus, these criteria are met preliminarily and will be met by future Detailed Development
Plan applications.

16.12.020 - Street design—Intersection angles.

Except where topography requires a lesser angle, streets shall be laid out to intersect
at angles as near as possible to right angles. In no case shall the acute angles be less
than eighty degrees unless there is a special intersection design. An arterial or collector
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street intersecting with another street shall have at least one hundred feet of tangent
adjacent to the intersection unless topography requires a lesser distance. Other streets,
except alleys, shall have at least fifty feet of tangent adjacent to the intersection unless
topography requires a lesser distance. All street intersections shall be provided with a
minimum curb return radius of twenty-five feet for local streets. Larger radii shall be
required for higher street classifications as determined by the city engineer. Additional
right-of-way shall be required to accommodate curb returns and sidewalks at
intersections. Ordinarily, intersections should not have more than two streets at any
one point.

16.12.021 - Same—Grades and cutrves.

Grades and center line radii shall conform to standards approved by the city engineer.

The planned streets will feature adequate intersection angles, grades, and curves. Further
information will be available with future Detailed Development Plan applications.
Preliminary information is available within the Preliminary Plans attached as part of
Exhibit A. Information provided as part of this application is preliminary in nature and will
be further refined as part of future Detailed Development Plan applications, where
changes or improvements may occur. This criterion is met preliminarily with this
application for General Development Plan and will be met with future land use submittals
for Detailed Development Plan.

16.12.022 - Same—Development abutting arterial or collector street.

Where development abuts or contains an existing or proposed arterial or collector
street, the decision maker may require: Access control; screen planting or wall
contained in an easement or otherwise protected by a restrictive covenant in a form
acceptable to the decision maker along the rear or side property line; or such other
treatment it deems necessary to adequately protect residential properties or afford
separation of through and local traffic. Reverse frontage lots with suitable depth may
also be considered an option for residential property that has arterial frontage. Where
access for development abuts and connects for vehicular access to another
jurisdiction's facility then authorization by that jurisdiction may be required.

Lots abutting Arterial and Collector Streets are planned to provide limited access to said
streets. Access to these lots is primarily provided by rear alleys or adjacent streets with a
lesser classification. In some locations, access to the Collector Street is unavoidable
because of existing homes or other constraints (i.e. topography). Final driveway locations
will be determined through Detailed Development Plan applications. This criterion is
preliminarily met with this application for General Development Plan and will be met with
future land use submittals for Detailed Development Plan.

16.12.023 - Same—Pedestrian and bicycle safety.

Where deemed necessary to ensure public safety, reduce traffic hazards and promote
the welfare of pedestrians, bicyclists and residents of the subject area, the decision
maker may require that local streets be so designed as to discourage their use by
nonlocal automobile traffic.

The city engineer may require that crosswalks include a large vegetated or sidewalk
area which extends into the street pavement as far as practicable to provide safer
pedestrian crossing opportunities. These curb extensions can increase the visibility of
pedestrians and provide a shorter crosswalk distance as well as encourage motorists
to drive slower. The city engineer may approve an alternative design that achieves the
same standard for constrained sites.
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These standards are understood. The layout of Park Place Crossing discourages cut-
through by nonlocal automobile traffic, and the construction of adequate facilities are
planned for pedestrian and bicyclist safety. This criterion is met by this General
Development Plan application and will be met by future Detailed Development Plan
applications.

16.12.024 - Same—Half street.

Half streets, while generally not acceptable, may be approved where essential to the
development, when in conformance with all other applicable requirements, and where
it will not create a safety hazard. When approving half streets, the decision maker shall
first determine that it will be practical to require the dedication of the other half of the
street when the adjoining property is divided or developed. Where the decision maker
approves a half street, the applicant shall construct a half street with at least twenty
feet of pavement width and provide signage prohibiting street parking so as to make
the half street safe until such time as the other half is constructed. Whenever a half
street is adjacent to property capable of being divided or developed, the other half of
the street shall be provided and improved when that adjacent property divides or
develops. Access control may be required to preserve the objectives of half streets.

When the remainder of an existing half-street improvement is completed it shall
include the following items: Dedication of required right-of-way, construction of the
remaining portion of the street including pavement, curb and gutter, landscape strip,
sidewalk, street trees, lighting and other improvements as required for that particular
street. It shall also include at a minimum the pavement replacement to the centetline
of the street. Any damage to the existing street shall be repaired in accordance with
the city's ""Pavement Cut Standards'' or as approved by the city engineer.

Upon improvement of Tract K and L(both Retail(MUC/NC)/Civic/Village Green tracts), as
well as Tract M (Park), a half street may be provided as part of proportional upgrades to
S Livesay Road. Those improvements are not planned as part of the General Development
Plan. The listed improvements will be completed at a later date. Therefore, this criterion
is met by this General Development Plan application and will be met by future Detailed
Development Plan applications.

16.12.025 - Same—Cul-de-sacs and dead-end streets.

The city discourages the use of cul-de-sacs and permanent dead-end streets except
where construction of a through street is found by the decision maker to be
impracticable due to topography or some significant physical constraint such as
geologic hazards, wetland, natural or historic resource areas, pre-existing dedicated
open space, pre-existing development patterns, arterial access restrictions or similar
situation as determined by the decision maker. This section is not intended to preclude
the use of curvilinear eyebrow widening of a street where needed.

A. When permitted, access from new cul-de-sacs and permanent dead-end
streets shall be limited to a maximum of twenty-five dwelling units.

B. Cul-de-sacs and permanent dead-end streets shall include pedestrian/bicycle
accessways to meet minimum block width standards as prescribed in OCMC
16.12.030.

C. Cul-de-sacs shall have sufficient radius to provide adequate turn-around for
emergency vehicles in accordance with fire district and city adopted street
standards.
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Cul-de-sacs are not currently planned as part of Park Place Crossing. Further refinement

and updates of the Park Place Crossing layout may occur with future land use submittals
for Detailed Development Plan, at which time these criteria will be met, as applicable.

D. Permanent dead-end streets shall provide public street right-of-

way/easements sufficient to provide a sufficient amount of turn-around space

complete with appropriate no-parking signs or markings to accommodate

waste disposal, sweepers, emergency and other long vehicles in the form of a
hammerhead or other design to be approved by the decision maker.

E. In the case of dead-end stub streets that will connect to streets on adjacent
sites in the future, notification that the street is planned for future extension
shall be posted on the stub street until the street is extended and shall inform
the public that the dead-end street may be extended in the future. A dead-end
street shall include signage or barricade meeting Manual on Uniform Traffic
Control Devices (MUTCD).

Permanent dead-end streets are not currently planned as part of the project layout.
Street stubs planned to extend to future streets on adjacent sites will be posted with a
MUTCD-compliant barricade with signage indicating that the street is planned for future
extension. Information provided as part of this application is preliminary in nature and
will be further refined as part of future Detailed Development Plan applications, where
changes or improvements may occur. Thus, these criteria are met preliminarily and will
be met by future Detailed Development Plan applications.

16.12.026 - Same—Alleys.

Alleys with public access easements on private property shall be provided in the Park
Place and South End concept plan areas for the following districts R-5, R-3.5, R-2,
MUC-1, MUC-2 and NC zones unless other permanent provisions for private access
to off-street parking and loading facilities are approved by the decision maker. All
alleys intended to provide access for emergency vehicles shall be a minimum width of
twenty feet. The corners of alley intersections shall have a radius of not less than ten
feet and shall conform to standards approved by the city engineer. Access easements
and maintenance agreements shall be recorded on affected properties.

Alleys with access easements have been provided where appropriate within the Park
Place Crossing Master Plan to provide access to off-street parking and loading facilities.
The alleys are planned to be a minimum width of 20 feet, and corners of alley
intersections are intended to have a radius of greater than 10 feet where required. Access
easements and maintenance agreements will be recorded on the affected properties.
Thus, these criteria are met preliminarily and will be met by future Detailed Development
Plan applications.

16.12.027 - Same—Off-site street improvements.

During consideration of the preliminary plan for a development, the decision maker
shall determine whether existing streets impacted by, adjacent to, or abutting the
development meet the applicable design or dimensional requirements. Where such
streets fail to meet these requirements, the decision-maker shall require the applicant
to make proportional improvements sufficient to achieve conformance with minimum
applicable design standards required to serve the proposed development.

Where identified and required, proportional share for impacts to off-site streets will be
provided for operational improvements. Additional information is available within the
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Park Place Crossing Transportation Impact Study (Exhibit E). This criterion is met
preliminarily and will be met by future Detailed Development Plan applications.

16.12.028 - Same—Transit.

Streets shall be designed and laid out in a manner that promotes pedestrian and bicycle
circulation. The applicant shall coordinate with transit agencies where the application
impacts transit streets as identified in OCMC 17.04.1310. Pedestrian/bicycle access
ways shall be provided as necessary to minimize the travel distance to transit streets
and stops and neighborhood activity centers. The decision maker may require
provisions, including easements, for transit facilities along transit streets where a need
for bus stops, bus pullouts or other transit facilities within or adjacent to the
development has been identified.

Streets have been designed in such a way that pedestrian and bicycle circulation is
encouraged. Holly Lane is anticipated as a transit street per the Park Place Concept Plan.
Accessways are provided in order to minimize the travel distance to transit streets, transit
stops, and activity centers within the neighborhood. Additional information is available
within the Park Place Crossing Transportation Impact Study (Exhibit E). These criteria are
met.

16.12.029 - Excavations—Restoration of pavement.

Whenever any excavation shall have been made in any pavement or other street
improvement on any street or alley in the city for any purpose whatsoever under the
permit granted by the engineer, it shall be the duty of the person making the
excavation to restore the pavement in accordance with the city of Oregon City Public
Works Pavement Cut Standards in effect at the time the permit is granted. The city
commission may adopt and modify the city of Oregon City Public Works Pavement
Cut Standards by resolution as necessary to implement the requirements of this
chapter.

Cut pavement is anticipated to be restored in accordance with the City of Oregon City
Public Works Pavement Cut Standards. This criterion is met.

16.12.030 - Blocks—Width.

The width of blocks shall ordinarily be sufficient to allow for two tiers of lots with
depths consistent with the type of land use proposed. The length, width and shape of
blocks shall take into account the need for adequate building site size, convenient
motor vehicle, pedestrian, bicycle and transit access, control of traffic circulation, and
limitations imposed by topography and other natural features.

All new streets shall be designed as local streets unless otherwise designated as
arterials and collectors in the current adopted transportation system plan. The
maximum block spacing between streets is five hundred thirty feet and the minimum
block spacing between streets is one hundred fifty feet as measured between the right-
of-way centerlines except in zones GI, CI, MUE, I, and WFDD where determining the
appropriate street spacing will be determined by the city engineer. If the maximum
block size is exceeded, pedestrian accessways shall be provided every three hundred
thirty feet. The spacing standards within this section do not apply to alleys.

The widths of the planned blocks within the project will generally allow for two tiers of
lots with depths consistent with the land use planned. This arrangement of lots is
consistent with the needs of detached and attached single-family homes. Therefore, the
criteria are met with this application for General Development Plan and will be met with
future applications for Detailed Development Plans.
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16.12.031 - Street design—Street names.

Except for extensions of existing streets, no street name shall be used which will
duplicate or be confused with the name of an existing street. Street names shall
conform to the established standards in the city and shall be subject to the approval of
the city.
Street names have not yet been selected for this General Development Plan but are not
anticipated to duplicate or cause confusion with the names of existing streets and are
planned to conform to the established standards of the City. These criteria will be met
with future applications for Detailed Development Plans.

16.12.032 - Public off-street pedestrian and bicycle accessways.

Pedestrian/bicycle accessways are intended to provide direct, safe and convenient
connections between residential areas, retail and office areas, institutional facilities,
industrial parks, transit streets, neighborhood activity centers, rights-of-way, and
pedestrian/bicycle accessways which minimize out-of-direction travel, and transit-
orientated developments where public street connections for automobiles, bicycles
and pedestrians are unavailable. Pedestrian/bicycle accessways are appropriate in
areas where public street options are unavailable, impractical or inappropriate.
Pedestrian and bicycle accessways are required through private property or as right-
of-way connecting development to the right-of-way at intervals not exceeding three
hundred thirty feet of frontage; or where the lack of street continuity creates
inconvenient or out of direction travel patterns for local pedestrian or bicycle trips.

The planned pedestrian and bicycle accessways are intended to provide direct, safe, and
convenient access through Park Place Crossing to connect residential areas with parks and
open space. These accessways are also provided where public street connections are
unavailable and impractical, or where street continuity creates inconvenient patterns.
Accessways will be provided through private property as public access easements. Thus,
these criteria are met by this application for General Development Plan and will be met
by future Detailed Development Plan applications.
A. Entry points shall align with pedestrian crossing points along adjacent streets
and with adjacent street intersections.
Public off-street pedestrian and bicycle accessways are planned to align with pedestrian
crossing points along adjacent streets. The alignment of these accessways and
surrounding streets are available within the Preliminary Site and Phasing Plan included as
part of Exhibit A. These criteria are met.
B. Accessways shall be free of horizontal obstructions and have a nine foot six
inch high vertical clearance to accommodate bicyclists. To safely

accommodate both pedestrians and bicycles, accessway right-of-way widths
shall be as follows:

1. Accessways shall have a fifteen-foot wide right-of-way with a seven-
foot wide paved surface with a minimum four-foot planter strip on
either side.

2. If an accessway also provides secondary fire access, the right-of-way
width shall be at least twenty-four feet wide with a sixteen-foot paved
surface between four-foot planter strips on either side.

Accessways have been planned to be free of horizontal obstructions to the specified
height and provide at least 7 feet of paved surface within a 15-foot-wide right-of-way or
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Response:

easement. The General Development Plan Preliminary Plans (Exhibit A) demonstrate
accessways meeting the above criteria, as applicable. These criteria will be met by future
Detailed Development Plan applications.

C. Accessways shall be direct with at least one end point of the accessway always
visible from any point along the accessway. On-street parking shall be
prohibited within fifteen feet of the intersection of the accessway with public
streets to preserve safe sight distance and promote safety.

Accessways within Park Place Crossing have been planned with at least one end of the
accessway visible from any point along the accessway. On-street parking is planned to be
prohibited within 15 feet of the intersection of the accessway and public streets in order
to preserve sight distance and promote safety. The General Development Plan
Preliminary Plans (Exhibit A) demonstrate accessways meeting the above criterion. These
criteria will be met by future Detailed Development Plan applications.

D. To enhance pedestrian and bicycle safety, accessways shall be lighted with
pedestrian-scale lighting. Accessway lighting shall be to a minimum level of
one-half-foot-candles, a one and one-half foot-candle average, and a
maximum to minimum ratio of seven-to-one and shall be oriented not to shine
upon adjacent properties. Street lighting shall be provided at both entrances.

Accessways shall comply with Americans with Disabilities Act (ADA).

F. The planter strips on either side of the accessway shall be landscaped along
adjacent property by installation of the following:

1 Either an evergreen hedge screen of thirty to forty-two inches high or
shrubs spaced no more than four feet apart on average;

2. Ground cover covering one hundred percent of the exposed ground.
No bark mulch shall be allowed except under the canopy of shrubs
and within two feet of the base of trees;

3. A two-inch minimum caliper tree for every thirty-five feet along the
accessway. Trees may be planted on either side of the accessway,
provided they are spaced no more than thirty-five feet apart; and4.In
satisfying the requirements of this section, evergreen plant materials
that grow over forty-two inches in height shall be avoided. All plant
materials shall be selected from the Oregon City Native Plant List.

G. Accessways shall be designed to prohibit unauthorized motorized traffic.
Curbs and removable, lockable bollards are suggested mechanisms to achieve
this.

H. Accessway surfaces shall be paved with all-weather materials as approved by

the city. Pervious materials are encouraged. Accessway surfaces shall be
designed to drain stormwater runoff to the side or sides of the accessway.
Minimum cross slope shall be two percent.
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I In parks, greenways or other natural resource areas, accessways may be
approved with a five-foot wide gravel path with wooden, brick or concrete
edgings.

J. The decision maker may approve an alternative accessway design due to
existing site constraints through the modification process set forth in OCMC
16.12.013.
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K. Ownership, liability and maintenance of accessways. To ensure that all
pedestrian/bicycle accessways will be adequately maintained over time, the
city engineer shall require one of the following:

1. Dedicate the accessways to the public as public right-of-way prior to
the final approval of the development; or

2. The developer incorporates the accessway into a recorded easement
or tract that specifically requires the property owner and future
property owners to provide for the ownership, liability and
maintenance of the accessway.

Accessways have been planned to meet the above standards; however, their review is
not part of this General Development Plan application. A conceptual standard detail has
been provided for accessways within Exhibit A, and their planned location has been
demonstrated within the Conceptual Offsite Development & Neighborhood Circulation
Plan (Sheet P-16). Further review of accessways and their design will occur with land use
applications for Detailed Development Plan.

16.12.033 - Mobility standards.

Development shall demonstrate compliance with intersection mobility standards.
When evaluating the performance of the transportation system, the city of Oregon City
requires all intersections, except for the facilities identified in subsection E below, to
be maintained at or below the following mobility standards during the two-hour peak
operating conditions. The first hour has the highest weekday traffic volumes and the
second hour is the next highest hour before or after the first hour. Except as provided
otherwise below, this may require the installation of mobility improvements as set
forth in the transportation system plan (TSP) or as otherwise identified by the city

engineer.
A. For intersections within the regional center, the following mobility standards
apply:

1. During the first hour, a maximum v/c ratio of 1.10 shall be
maintained. For signalized intersections, this standard applies to the
intersection as a whole. For unsignalized intersections, this standard
applies to movements on the major street. There is no performance
standard for the minor street approaches.

2. During the second hour, a maximum v/c ratio of 0.99 shall be
maintained at signalized intersections. For signalized intersections,
this standard applies to the intersection as a whole. For unsignalized
intersections, this standard applies to movements on the major street.
There is no performance standard for the minor street approaches.

3. Intersections located on the regional center boundary shall be
considered within the regional center.

B. For intersections outside of the regional center but designated on the arterial

and throughway network, as defined in the regional transportation plan, the
following mobility standards apply:

1. During the first hour, a maximum v/c ratio of 0.99 shall be
maintained. For signalized intersections, this standard applies to the
intersection as a whole. For unsignalized intersections, this standard
applies to movements on the major street. There is no performance
standard for the minor street approaches.

2. During the second hour, a maximum v/c ratio of 0.99 shall be
maintained at signalized intersections. For signalized intersections,
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this standard applies to the intersection as a whole. For unsignalized
intersections, this standard applies to movements on the major street.
There is no performance standard for the minor street approaches.

C. For intersections outside the boundaries of the regional center and not
designated on the arterial and throughway network, as defined in the regional
transportation plan, the following mobility standards apply:

1. For signalized intersections:

a. During the first hour, LOS "D" or better will be required for
the intersection as a whole and no approach operating at
worse than LOS "E" and a v/c ratio not higher than 1.0 for
the sum of the critical movements.

b. During the second hour, LOS "D" or better will be required
for the intersection as a whole and no approach operating at
worse than LOS "E" and a v/c ratio not higher than 1.0 for
the sum of the critical movements.

2. For unsignalized intersections outside of the boundaries of the
regional center:

a. For unsignalized intersections, during the peak hour, all
movements serving more than twenty vehicles shall be
maintained at LOS "E" or better. LOS "F" will be tolerated
at movements serving no more than twenty vehicles during
the peak hour.

[...]

E. Until the city adopts new performance measures that identify alternative
mobility targets, the city shall exempt proposed development that is
permitted, either conditionally, outright, or through detailed development
master plan approval, from compliance with the above-referenced mobility
standards for the following state-owned facilities:

I-205/OR 99E Interchange.
State intersections located within or on the regional center boundaries.

1. In the case of conceptual development approval for a master plan that
impacts the above references intersections:

a. The form of mitigation will be determined at the time of the
detailed development plan review for subsequent phases
utilizing the code in place at the time the detailed
development plan is submitted; and

b. Only those trips approved by a detailed development plan
review are vested.

2. Development which does not comply with the mobility standards for
the intersections identified in OCMC 16.12.033 shall provide for the
improvements identified in the transportation system plan (TSP) in
an effort to improve intersection mobility as necessary to offset the
impact caused by development. Where required by other provisions
of the code, the applicant shall provide a traffic impact study that
includes an assessment of the development's impact on the
intersections identified in this exemption and shall construct the
intersection improvements listed in the TSP or required by the code.

Response: Intersection mobility has been analyzed as part of the Transportation Impact Study
(Exhibit E). For further details, please see Exhibit E. These criteria are met.
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16.12.035 - Driveways.

A. All new development and redevelopment shall meet the minimum driveway
spacing standards identified in Table 16.12.035.A.

Table 16.12.035.A

Minimum Driveway Spacing Standards

Street Minimum Driveway Spacing Distance
Functional Standards
Classification
Major Arterial Minimum distance from a street corner to a driveway for all uses other than | 175 feet
Streets detached single- and two-family dwellings
Minor Arterial Minimum distance from a street corner to a driveway for all uses other than | 175 feet
Streets detached single- and two-family dwellings
Collector Streets | Minimum distance from a street corner to a driveway for all uses other than | 100 feet
detached single- and two-family dwellings
Local Streets Minimum distance from a street corner to a driveway for all uses other than | 25 feet
detached single- and two-family dwellings

The distance from a street corner to a driveway is measured along the right-
of-way from the edge of the intersection (on the same side of the road) right-
of-way to the nearest portion of the driveway and the distance between
driveways is measured at the nearest portions of the driveway at the right-of-
way.

Response: Driveway spacing is planned to meet the applicable requirements for minimum distance
between a driveway and a street corner for Collector and Local Streets according to Table
16.12.035.A. Final driveway locations will be determined through Detailed Development
Plan applications. This criterion is met with this application for General Development Plan
and will be met with future land use submittals for Detailed Development Plans.

[..-]

C. One driveway may be allowed per frontage, unless otherwise restricted. In no
case shall more than two driveways be allowed for any single-family attached
or detached residential property, duplex, 3—4 plex, or property developed
with an ADU or internal conversion with multiple frontages, unless otherwise
approved by the city engineer.

D. When a property fronts multiple roads, access shall be provided from the road

with the lowest classification in the transportation system plan whenever
possible to minimize points of access to arterials and collectors. At the
discretion of the city engineer, properties fronting a collector or arterial road
may be allowed a second driveway, for the creation of a circulation pattern
that eliminates reverse maneuvers for vehicles exiting a property if applied for
and granted through procedures in OCMC 16.12.013. All lots proposed with a
driveway and lot orientation on a collector or minor artetial shall combine
driveways into one joint access per two or more lots unless the city engineer
determines that:

1. No driveway access may be allowed since the driveway(s) would
cause a significant traffic safety hazard; or

2. Allowing a single driveway access per lot will not cause a significant
traffic safety hazard.
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A single driveway is planned per lot. On corner lots, access is anticipated from the street
with the lower classification in order to minimize points of access. A majority of lots
fronting Holly Lane, a Collector Street, will have alley access where possible in order to
provide safe access without backing movements onto a higher traffic roadway.
Conceptual driveway locations have been designated on the Preliminary Site and Phasing
Plan (Sheet P-08) within Exhibit A. Final driveway locations will be determined through
Detailed Development Plan applications. This criterion is met preliminarily with this
application for General Development Plan and will be met with future land use submittals
for Detailed Development Plan.

E. All driveway approaches shall be limited to the dimensions identified in Table
16.12.035.D.

Table 16.12.035.D
Driveway Approach Size Standards

Property Use Minimum Driveway Maximum Driveway
Approach Width Approach Width
Single-Family Attached 10 feet 12 feet
Single-Family Detached in R-5 & R-3.5 10 feet 12 feet
Single-Family Detached in R-10, R-8, & R-6 12 feet 24 feet
Duplexes 12 feet 24 feet
3—4 plexes 12 feet 24 feet
Multi-Family 18 feet 30 feet
Commercial, Industrial, Office, Institutional, One-Way Two-Way 40 feet
Mixed Use, and/or Nonresidential 12 feet 20 feet

Response:

Driveway widths shall match the width of the driveway approach
where the driveway meets sidewalk or property line but may be
widened onsite (for example between the property line and the
entrance to a garage). Groups of more than four parking spaces shall
be so located and served by driveways so that their use will not
require backing movements ot other maneuvering within a street
right-of-way other than an alley.
Driveway widths are anticipated to meet the requirements of Table 16.12.035.D.
Driveway widths at the sidewalk and property line are anticipated to match the width of
the approach. Final driveway locations will be determined through Detailed Development
Plan applications. This criterion is preliminarily met with this application for General
Development Plan and will be met with future land use submittals for Detailed
Development Plan.
F. The city engineer reserves the right to require a reduction in the number and

size of driveway approaches as far as practicable for any of the following
purposes:

1. To provide adequate space for on-street parking;
2. To facilitate street tree planting requitements;

3. To assure pedestrian and vehicular safety by limiting vehicular
access points; and

4. To assure that adequate sight distance requirements are met.

a. Where the decision maker determines any of these situations
exist or may occur due to the approval of a proposed
development for non-residential uses or attached or multi-
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family housing, a shared driveway shall be required and
limited to twenty-four feet in width adjacent to the sidewalk
or property line.
These standards are understood. Driveway spacing has been designed to provide on-
street parking, street trees, pedestrian and vehicular safety, and sight distance to the
greatest degree practicable. Further review of driveways and their design will occur with
land use applications for Detailed Development Plan.

G. For all driveways, the following standards apply:

1. Each new or redeveloped curb cut shall have an approved concrete
approach or asphalted street connection where there is no concrete
curb and a minimum hard surface for at least ten feet back into the
property as measured from the current edge of sidewalk or street
pavement to provide for controlling gravel tracking onto the public
street. The hard surface may be concrete, asphalt, or other surface
approved by the city engineer.

2. Any driveway approach built within public right-of-way shall be built
and permitted per city requirements as approved by the city engineer.

3. No driveway with a slope of greater than fifteen percent shall be
permitted without approval of the city engineer.

Planned driveways will have concrete approaches and asphalted street connections. Hard
surfacing is planned for the depth of each driveway as measured from the edge of the
sidewalk or street pavement to control gravel tracking onto the public street. Driveway
approaches within the public right-of-way are planned to be built and permitted per City
requirements. Driveways with a slope greater than 15 percent, if needed, will be
submitted to the City Engineer for approval. Further review of driveways and their design
will occur with land use applications for Detailed Development Plan.

H. Exceptions. The city engineer reserves the right to waive these standards or
not allow driveway access, if the driveway(s) would cause a significant traffic
safety hazard. Narrower driveway widths may be considered where field
conditions preclude use of recommended widths. When larger vehicles and
trucks will be the predominant users of a particular driveway, turning

templates may be utilized to develop a driveway width that can safely and
expeditiously accommodate the prevalent type of ingress and egress traffic.

These standards are understood.

16.12.065 - Building site—Grading.

Grading of building sites shall conform to the state of Oregon Structural Specialty
Code, Title 18, any approved grading plan and any approved residential lot grading
plan in accordance with the requirements of OCMC 13.12, 15.48, 16.12 and the public
works stormwater and grading design standards, and the erosion control requirements
of OCMC 17.47.
Grading of building sites is planned to conform with Oregon Structural Specialty Code,
Title 18, the approved grading plan, and approved residential lot grading plans, when
applicable. Grading is also planned to be performed in accordance with the requirements
OCMC 13.12, 16.12, 17.47, and the public works stormwater and grading design
standards. These criteria will be met with future land use applications for Detailed
Development Plans.
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16.12.085 - Easements.

The following shall govern the location, improvement and layout of easements:

A.

Utilities. Utility easements shall be required where necessary as determined
by the city engineer. Insofar as practicable, easements shall be continuous
and aligned from block-to-block within the development and with adjoining
subdivisions or partitions. Specific utility easements for water, sanitary or
storm drainage shall be provided based on approved final engineering plans.

Unusual Facilities. Easements for unusual facilities such as high voltage
electric transmission lines, drainage channels and stormwater detention
facilities shall be adequately sized for their intended purpose, including any
necessary maintenance roads. These easements shall be shown to scale on the
preliminary and final plats or maps. If the easement is for drainage channels,
stormwater detention facilities or related purposes, the easement shall comply
with the requirements of the public works stormwater and grading design
standards.

Watercourses. Where a development is traversed or bounded by a
watercourse, drainageway, channel or stream, a stormwater easement or
drainage right-of-way shall be provided which conforms substantially to the
line of such watercourse, drainageway, channel or stream and is of a sufficient
width to allow construction, maintenance and control for the purpose as
required by the responsible agency. For those subdivisions or partitions which
are bounded by a stream of established recreational value, setbacks or
easements may be required to prevent impacts to the water resource or to
accommodate pedestrian or bicycle paths.

Access. When easements are used to provide vehicular access to lots within a
development, the construction standards, but not necessarily width
standards, for the easement shall meet city specifications. The minimum
width of the easement shall be twenty feet. The easements shall be improved
and recorded by the applicant and inspected by the city engineer. Access
easements may also provide for utility placement.

Resource Protection. Easements or other protective measures may also be
required as the community development director deems necessary to ensure
compliance with applicable review criteria protecting any unusual significant
natural feature or features of historic significance.

These items are not provided as part of this General Development Plan application.
Appropriate easements for utilities, unusual facilities, watercourses, access, and natural
resources will be provided with Detailed Development Plan and on the final subdivision
plat applications. Therefore, these criteria will be met with future Detailed Development

Plans.

16.12.090 - Minimum improvements—Procedures.

In addition to other requirements, improvements installed by the applicant either as a
requirement of these or other regulations, or at the applicant's option, shall conform
to the requirements of this title and be designed to city specifications and standards
as set out in the city's facility master plan and public works stormwater and grading
design standards. The improvements shall be installed in accordance with the
following procedure:

AKS

A. Improvement work shall not commence until construction plans have been
reviewed and approved by the city engineer and to the extent that
improvements are located in county or state right-of-way, they shall be
approved by the responsible authority. To the extent necessary for evaluation
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of the proposal, the plans may be required before approval of the preliminary
plat of a subdivision or partition. Expenses incurred thereby shall be borne by
the applicant and paid for prior to final plan review.
These standards are understood. Preliminary Plans are attached as part of this application
for review. The appropriate construction plan materials will be provided to the City for
review and approval prior to work commencing. This criterion will be met with future
applications for Detailed Development Plans.

B. Improvements shall be constructed under the inspection and approval of the
city engineer. Expenses incurred thereby shall be borne by the applicant and
paid prior to final approval. Where required by the city engineer or other city
decision-maker, the applicant's project engineer also shall inspect
construction.

Improvements are anticipated to be constructed under the inspection and approval of
the City Engineer. Inspections are also anticipated to be performed by the Applicant’s
Project Engineer. These criteria will be met during construction.

C. Erosion control or resource protection facilities or measures are required to
be installed in accordance with the requirements of OCMC 17.47, 17.49 and
the public works erosion and sediment control standards.

Erosion control and resource protection facility and measure requirements of OCMC
17.47 and OCMC 17.49 will be reviewed as part of future applications for Detailed
Development Plan. Therefore, this criterion is met.

D. Underground utilities, waterlines, sanitary sewers and storm drains installed
in streets shall be constructed prior to the surfacing of the streets. Stubs for
service connections for underground utilities, such as, storm, water and
sanitary sewer shall be placed beyond the ten-foot wide franchise utility
easement within private property.

Underground utilities, water lines, sanitary sewers, and storm drains installed within
street rights-of-way are anticipated to be constructed prior to surfacing of the streets.
Stubs for service connections for underground utilities are planned to be placed beyond
the 10-foot-wide franchise utility easement adjacent to street rights-of-way. This criterion
will be met with future applications for Detailed Development Plans.

E. As-built construction plans and digital copies of as-built drawings shall be
filed with the city engineer upon completion of the improvements.

As-built construction plans are anticipated to be filed with the City Engineer upon
completion of the improvements. This criterion will be met upon completion of
construction.

F. The city engineer may regulate the hours of construction and access routes

for construction equipment to minimize impacts on adjoining residences or
neighborhoods.

This standard is understood.

16.12.095 - Same—Public facilities and services.

The following minimum improvements shall be required of all applicants for a
development, unless the decision-maker determines that any such improvement is not
proportional to the impact imposed on the city's public systems and facilities:

AKS

Park Place Crossing — City of Oregon City Updated March 2022
General Development Plan/Master Plan Application Page 32

Page 83




Item #1.

Response:

Response:

A. Transportation System. Applicants and all subsequent lot owners shall be
responsible for improving the city's planned level of service on all public
streets, including alleys within the development and those portions of public
streets adjacent to but only partially within development. Applicants are
responsible for designing and providing adequate vehicular, bicycle and
pedestrian access to their developments and for accommodating future access
to neighboring undeveloped properties that are suitably zoned for future
development. Storm drainage facilities shall be installed and connected to off-
site natural or man-made drainageways. Upon completion of the street
improvement survey, the applicant shall reestablish and protect monuments
of the type required by ORS 92.060 in monument boxes with covers at every
public street intersection and all points or curvature and points of tangency of
their center line, and at such other points as directed by the city engineer.

Public streets with sidewalks are planned to provide connectivity with adjacent
development, circulation throughout the project, and access to all future homes. As
shown on the Preliminary Site and Phasing Plan, frontage improvements are included
along S Holcomb Boulevard. This project will result in the creation of new, fully improved
streets and the continuation and improvement of three existing streets. The project will
also provide the opportunity for orderly and connected development of adjacent
properties. Stormwater facilities will be installed and connected as required. Monument
boxes at street centerline intersections and other required locations will be installed
and/or protected. Therefore, these criteria are met, will be met with applications for
Detailed Development Plans, or will be met upon completion of construction, as
applicable.

B. Stormwater Drainage System. Applicants shall design and install drainage
facilities within a development and shall connect the development's drainage
system to the appropriate downstream storm drainage system as a minimum
requirement for providing services to the applicant's development. The
applicant shall obtain county or state approval when appropriate. Applicants
are responsible for extending the appropriate storm drainage system to the
development site and for providing for the connection of upgradient
properties to that system. The applicant shall design the drainage facilities in
accordance with city drainage master plan requirements, OCMC 13.12 and the
public works stormwater and grading design standards.

As shown in the Preliminary Plans and discussed in the Preliminary Stormwater Report
(Exhibit F), within Phase 1, on-site stormwater will be collected and conveyed to a
temporary stormwater facility. Upon construction of Phase 2, stormwater will be
managed within the regional facility in Tract G and then conveyed to the creek within
Tract F. The temporary pond for Phase 1 will then be converted to Lots 314-318 as part of
Phase 2. Detailed Development Plans and other land use applications have not been
submitted for review at this time and will be submitted at a later date. Further refined
details will be available with future applications for Detailed Development Plans.
Therefore, these criteria are met, will be met with applications for Detailed Development
Plans, or will be met upon completion of construction, as applicable.

C. Sanitary Sewer System. The applicant shall design and install a sanitary sewer
system to serve all lots or parcels within a development in accordance with

the city's sanitary sewer design standards, and shall connect those lots or
patcels to the city's sanitary sewer system, except where connection is
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required to the county sanitary sewer system as approved by the county.
Applicants are responsible for extending the city's sanitary sewer system to
the development site and through the applicant's property to allow for the
future connection of neighboring undeveloped properties that are suitably
zoned for future development. The applicant shall obtain all required permits
and approvals from all affected jurisdictions prior to final approval and prior
to commencement of construction. Design shall be approved by the city
engineer before construction begins.
Sanitary sewer infrastructure within Park Place Crossing is planned to be served through
a connection to S Holcomb Boulevard until such time the connection ultimate connection
south to Redland Road can be made through the extension of Holly Lane onto off-site
properties not under the control of this Master Plan. An initial interim connection will be
made with Phase 1 to existing sewer at the intersection of Trail View Drive and Journey
Drive. A final interim sewer connection will be made with Phase 2 of Park Place Crossing,
rerouting the sewer from Phase 1 to an existing sewer in Oak Valley Drive across Tour
Creek via a pedestrian bridge. Sanitary sewer systems within Local Streets are planned to
serve all lots within the project area in accordance with the Sanitary Sewer Master Plan
and the Park Place Concept Plan. The Sanitary Sewer Capacity Study (Exhibit J) identifies
the portions of Park Place Crossing that can be served via this method until connections
to sanitary sewer systems south of Park Place Crossing can be completed at a later date.
The planned Phase 6 pump station was designed in accordance with the City of Oregon
City’s Sewage Pump Station and Force Main Design Standards. Detailed Development
Plans and other land use applications have not been submitted for review at this time and
will be submitted at a later date. Further refined details will be available with future
applications for Detailed Development Plans. Therefore, these criteria are met, will be
met with applications for Detailed Development Plans, or will be met upon completion of
construction, as applicable.

D. Water System. The applicant shall design and install a water system to serve
all lots or parcels within a development in accordance with the city public
works water system design standards, and shall connect those lots or parcels
to the city's water system. Applicants are responsible for extending the city's
water system to the development site and through the applicant's property to
allow for the future connection of neighboring undeveloped properties that
are suitably zoned for future development.

Per the January 2021 update of the 2012 Water Distribution System Master Plan, Holly
Lane will be the location of a 12-inch water transmission line connecting the 16-inch
Barlow Crest Transmission to the Park Place Concept Area and areas south of S Livesay
Road. An additional 12-inch transmission line will connect Cattle Drive and Holly Lane.
The water infrastructure shown on the Preliminary Plans is planned to serve the project
in conformance with the Park Place Concept Plan and the City’s Water Capital
Improvements Projects Master Plan. Water systems within Local Streets are planned to
serve all lots within the project area in accordance with the City’s public works water
system design standards. The water supply is anticipated to be in conformance with the
requirements of Clackamas Fire District No. 1, with fire hydrants located as required.
Detailed Development Plans and other land use applications have not been submitted for
review at this time and will be submitted at a later date. Further refined details will be
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available with future applications for Detailed Development Plans. Therefore, these
criteria are met, will be met with applications for Detailed Development Plans, or will be
met upon completion of construction, as applicable.

E. Street Trees. Refer to OCMC 12.08, Street Trees.

Conceptual street trees are shown within the Preliminary Plans; however, the provisions
of OCMC 12.08 will be addressed with future Detailed Development Plan applications. To
the extent that it applies, this criterion is met.

F. Bench Marks. At least one bench mark shall be located within the subdivision
boundaries using datum plane specified by the city engineer.

The final plat will reference a benchmark utilizing the datum plane specified by the City
Engineer, if required. This criterion will be met.

G. Other Utilities. The applicant shall make all necessary arrangements with
utility companies or other affected parties for the installation of underground
lines and facilities. Existing and new electrical lines and other wires,
including but not limited to communication, street lighting and cable
television, shall be placed underground.

All appropriate easements will be provided to public and private utility providers.
Arrangements will be made with utility providers for the installation of these facilities.
Therefore, this criterion is met.

H. Oversizing of Facilities. All facilities and improvements shall be designed to
city standards as set out in the city's facility master plan, public works design
standards, or other city ordinances or regulations. Compliance with facility
design standards shall be addressed during final engineering. A development
may be required to modify or replace existing offsite systems if necessary to
provide adequate public facilities. The city may require oversizing of facilities
to meet standards in the city's facility master plan or to allow for orderly and
efficient development. Where oversizing is required, the applicant may
request reimbursement from the city for oversizing based on the city's
reimbursement policy and funds available, or provide for recovery of costs
from intervening properties as they develop.

Appropriately sized public facilities will be provided throughout the project to serve
future homes. Where oversizing of facilities is required because of the facility’s
importance to an adopted master plan, the Applicant will receive reimbursement from
the City or from intervening properties as they develop. All public improvements will be
designed by a registered professional engineer and reviewed and approved by City
engineering staff. This application for a General Development Plan complies with the
criteria and future Detailed Development Plans are anticipated to meet the criteria.

I Erosion Control Plan—Mitigation. The applicant shall be responsible for
complying with all applicable provisions of OCMC 17.47 with regard to
erosion control.

Erosion control will be addressed with future Detailed Development Plan applications. As
described previously, this Master Plan application does not involve physical site
alterations, including those which would create erosion conditions on the project site.
Therefore, the criteria will met at the time of Detailed Development Plans, to be
submitted at a future date.
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16.12.100 - Same—Road standards and requirements.

A.

The creation of a public street and the resultant separate land parcels shall be
in conformance with requirements for subdivisions or partitions and the
applicable street design standards of this chapter. However, the decision-
maker may approve the creation of a public street to be established by deed
without full compliance with the regulations applicable to subdivisions or
partitions where any of the following conditions exist:

1. The establishment of the public street is initiated by the city
commission and is declared essential for the purpose of general
traffic circulation and the partitioning of land is an incidental effect
rather than the primary objective of the street;

2. The tract in which the street is to be dedicated is within an isolated
ownership either not over one acre or of such size and characteristics
as to make it impossible to develop building sites for more than three
dwelling units.

For any public street created pursuant to subsection A of this section, a copy
of a preliminary plan and the proposed deed shall be submitted to the
community development director and city engineer at least ten days prior to
any public hearing scheduled for the matter. The plan, deed and any
additional information the applicant may submit shall be reviewed by the
decision-maker and, if not in conflict with the standards of Title 16 and Title
17, may be approved with appropriate conditions.

16.12.105 - Same—T1iming requirements.

A.

Prior to applying for final plat approval, the applicant shall either complete
construction of all public improvements required as part of the preliminary
plat approval or guarantee the construction of those improvements.
Whichever option the applicant elects shall be in accordance with OCMC
17.50.140.

Construction. The applicant shall construct the public improvements
according to approved final engineering plans and all applicable requirements
of this code, and under the supervision of the city engineer. Under this option,
the improvement shall be complete and accepted by the city engineer prior to
final plat approval.

16.12.110 - Public improvements—Financial guarantees.

A.

To ensure construction of required public improvements, the applicant shall
provide the city with a performance guarantee in accordance with OCMC
17.50.140.

After satisfactory completion of required public improvements and facilities,
all public improvements not constructed by the city, shall be maintained and
under warranty provided by the property owner or developer constructing the
facilities until the city accepts the improvements at the end of the warranty
period as prescribed in OCMC 17.50.141.

These standards are understood and will be reviewed for compliance with applications

for Detailed Development Plans to be submitted at a later date. Therefore, the criteria
applicable at this time are met.

Title 17 — ZONING
Chapter 17.50 - ADMINISTRATION AND PROCEDURES
17.50.010 - Purpose.
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This chapter provides the procedures by which Oregon City reviews and decides upon
applications for all permits relating to the use of land authorized by ORS 92, 197 and
227. These permits include all form of land divisions, land use, limited land use and
expedited land division and legislative enactments and amendments to the Oregon
City Comprehensive Plan and Titles 16 and 17 of this code. Pursuant to ORS 227.175,
any applicant may elect to consolidate applications for two or more related permits
needed for a single development project. Any grading activity associated with
development shall be subject to preliminary review as part of the review process for
the underlying development. It is the express policy of the city of Oregon City that
development review not be segmented into discrete parts in a manner that precludes
a comprehensive review of the entire development and its cumulative impacts.

17.50.030 - Summary of the city's decision-making processes.

The following decision-making processes chart shall control the city's review of the
indicated permits:

Table 17.50.030
Permit Approval Process
Permit Type v Expedited

Master plan/planned unit development—General development X

Land Division

plan

Master plan/planned unit development—General development X | X | X

plan amendment

Detailed development plan 1 X|X| X
Geologic hazards X
Variance X | X
Natural resource overlay district exemption X
Natural resource overlay district review X | X

1 If any provision or element of the master plan/planned unit development requires a deferred Type III procedure, the detailed
development plan shall be processed through a Type III procedure.

Response:

The appropriate permit application for a General Development Plan/Master Plan has
been submitted to the City. Detailed Development Plans and other land use applications
have not been submitted for review at this time and will be submitted at a later date. The
applicable criteria are met.

A. Type I decisions do not require interpretation or the exercise of policy or legal
judgment in evaluating approval criteria. Because no discretion is involved,
Type I decisions do not qualify as a land use, or limited land use, decision.
The decision-making process requires no notice to any party other than the
applicant. The community development director's decision is final and not
appealable by any party through the normal city land use process.

B. Type II decisions involve the exercise of limited interpretation and discretion
in evaluating approval criteria, similar to the limited land use decision-
making process under state law. Applications evaluated through this process
are assumed to be allowable in the underlying zone, and the inquiry typically
focuses on what form the use will take or how it will look. Notice of
application and an invitation to comment is mailed to the applicant,
recognized active neighborhood association(s) and property owners within
three hundred feet. The community development director accepts comments
for a minimum of fourteen days and renders a decision. The community
development director's decision is appealable to the city commission, by any
party who submitted comments in writing before the expiration of the
comment period. Review by the city commission shall be on the record
pursuant to OCMC 17.50.190 under ORS 197.195(5). The city commission
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decision is the city's final decision and is subject to review by the land use
board of appeals (LUBA) within twenty-one days of when it becomes final.

Type III decisions involve the greatest amount of discretion and evaluation
of subjective approval standards, yet are not required to be heard by the city
commission, except upon appeal. In the event that any decision is not
classified, it shall be treated as a Type III decision. The process for these land
use decisions is controlled by ORS 197.763. Notice of the application and the
planning commission or the historic review board hearing is published and
mailed to the applicant, recognized neighborhood association(s) and property
owners within three hundred feet. Notice shall be issued at least twenty days
pre-hearing, and the staff report shall be available at least seven days pre-
hearing. At the evidentiary hearing held before the planning commission or
the historic review board, all issues are addressed. The decision of the
planning commission or historic review board is appealable to the city
commission, on the record pursuant to OCMC 17.50.190. The city commission
decision on appeal from is the city's final decision and is subject to review by
LUBA within twenty-one days of when it becomes final, unless otherwise
provided by state law.

Type IV decisions include only quasi-judicial plan amendments and zone
changes. These applications involve the greatest amount of discretion and
evaluation of subjective approval standards and shall be heard by the city
commission for final action. The process for these land use decisions is
controlled by ORS 197.763. Notice of the application and planning
commission hearing is published and mailed to the applicant, recognized
neighborhood association(s) and property owners within three hundred feet.
Notice shall be issued at least twenty days pre-hearing, and the staff report
shall be available at least seven days pre-hearing. At the evidentiary hearing
held before the planning commission, all issues are addressed. If the planning
commission denies the application, any party with standing (i.e., anyone who
appeared before the planning commission either in person or in writing within
the comment period) may appeal the planning commission denial to the city
commission. If the planning commission denies the application and no
appeal has been received within fourteen days of the issuance of the final
decision, then the action of the planning commission becomes the final
decision of the city. If the planning commission votes to approve the
application, that decision is forwarded as a recommendation to the city
commission for final consideration. In either case, any review by the city
commission is on the record and only issues raised before the planning
commission may be raised before the city commission. The city commission
decision is the city's final decision and is subject to review by LUBA within
twenty-one days of when it becomes final.

The expedited land division (ELD) process is set forth in ORS 197.360 to
197.380. To qualify for this type of process, the development shall meet the
basic criteria in ORS 197.360(1)(a) or (b). While the decision-making process
is controlled by state law, the approval criteria are found in this code. The
community development director has twenty-one days within which to
determine whether an application is complete. Once deemed complete, the
community development director has sixty-three days within which to issue a
decision. Notice of application and opportunity to comment is mailed to the
applicant, recognized neighborhood association and property owners within
one hundred feet of the subject site. The community development director
will accept written comments on the application for fourteen days and then
issues a decision. State law prohibits a hearing. Any party who submitted
comments may call for an appeal of the community development director's
decision before a hearings referee. The referee need not hold a hearing; the
only requirement is that the determination be based on the evidentiary record
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established by the community development director and that the process be
"fair." The refetee applies the city's approval standards, and has forty-two
days within which to issue a decision on the appeal. The referee is charged
with the general objective to identify means by which the application can
satisfy the applicable requirements without reducing density. The referee's
decision is appealable only to the court of appeals pursuant to ORS 197.375(8)
and 36.355(1).

F. Decisions, completeness reviews, appeals, and notices in this chapter shall be
calculated according to OCMC 1.04.070 and shall be based on calendar days,
not business days.

17.50.040 - Development review in overlay districts and for erosion control.

For any development subject to regulation of geologic hazards overlay district under
OCMC 17.44; natural resource overlay district under OCMC 17.49; Willamette River
Greenway Overlay District under OCMC 17.48; historic overlay district under OCMC
17.40, and erosion and sediment control under OCMC 17.47, compliance with the
requirements of these chapters shall be reviewed as part of the review process required
for the underlying development for the site.

These standards are understood, and the applicable sections of code are addressed within
this narrative and the applicable criteria are met.

17.50.050 - Pre-application conference.

A. Pre-application Conference. Prior to a Type II—IV or legislative application,
excluding historic review, being deemed complete, the applicant shall
schedule and attend a pre-application conference with city staff to discuss the
proposal, unless waived by the community development director. The
purpose of the pre-application conference is to provide an opportunity for staff
to provide the applicant with information on the likely impacts, limitations,
requirements, approval standards, fees and other information that may affect
the proposal.

1. To schedule a pre-application conference, the applicant shall contact
the planning division, submit the required materials, and pay the
appropriate conference fee.

2. At a minimum, an applicant should submit a short narrative
describing the proposal and a proposed site plan, drawn to a scale
acceptable to the city, which identifies the proposed land uses, traffic
circulation, and public rights-of-way and all other required plans.

3. The planning division shall provide the applicant(s) with the identity
and contact persons for all affected neighborhood associations as
well as a written summary of the pre-application conference.

A pre-application conference was held with City staff on May 5, 2021, prior to submittal
of this application. Therefore, these criteria are met.

B. A pre-application conference shall be valid for a period of six months from the
date it is held. If no application is filed within six months of the conference or
meeting, the applicant shall schedule and attend another conference before
the city will accept a permit application. The community development
director may waive the pre-application requirement if, in the director's
opinion, the development has not changed significantly and the applicable
municipal code or standards have not been significantly amended. In no case
shall a pre-application conference be valid for more than one year.
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An application was first submitted on July 20, 2021, less than six months from the date
the pre-application conference was held. This criterion is met.

C. Notwithstanding any representations by city staff at a pre-application
conference, staff is not authorized to waive any requirements of this code, and
any omission or failure by staff to recite to an applicant all relevant applicable
land use requirements shall not constitute a waiver by the city of any standard
or requirement.

This standard is understood.

17.50.055 - Neighborhood association meeting.

Neighborhood Association Meeting. The purpose of the meeting with the recognized
neighborhood association is to inform the affected neighborhood association about
the proposed development and to receive the preliminary responses and suggestions
from the neighborhood association and the member residents.

A. Applicants applying for annexations, zone change, comprehensive plan
amendments, conditional use, planning commission variances, subdivision,
or site plan and design review (excluding minor site plan and design review),
general development master plans or detailed development plans applications
shall schedule and attend a meeting with the city-recognized neighborhood
association in whose territory the application is proposed no earlier than one
year prior to the date of application. Although not required for other projects
than those identified above, a meeting with the neighborhood association is
highly recommended.

The Park Place Crossing project was required by annexation decision Ordinance No. 18-
1007 (AN-17-0004/ZC-17-0005) to submit a master plan application for the area annexed.
The applicant held a meeting with the Park Place Neighborhood Association on May 17,
2021. This criterion is met.

B. The applicant shall request via email or regular mail a request to meet with
the neighborhood association chair where the proposed development is
located. The notice shall describe the proposed project. A copy of this notice
shall also be provided to the chair of the citizen involvement committee.

Notice and a request to meet with the Neighborhood Association were provided to the
Neighborhood Association Chair and the Chair of the Citizen Involvement Committee.
These materials are included as Exhibit H. This criterion is met.

C. A meeting shall be scheduled within thirty days of the date that the notice is
sent. A meeting may be scheduled later than thirty days if by mutual
agreement of the applicant and the neighborhood association. If the
neighborhood association does not want to, or cannot meet within thirty days,
the applicant shall host a meeting inviting the neighborhood association,
citizen involvement committee, and all property owners within three hundred
feet to attend. This meeting shall not begin before six p.m. on a weekday or
may be held on a weekend and shall occur within the neighborhood
association boundaries or at a city facility.

A request was emailed to the Park Place Neighborhood Association on May 4, 2021. The
meeting was held on May 17, 2021, within thirty days of the date that the notice was sent.
These criteria are met.
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D. If the neighborhood association is not currently recognized by the city, is
inactive, or does not exist, the applicant shall request a meeting with the
citizen involvement committee.

The applicant participated in a Park Place Neighborhood Association meeting, held on
May 17, 2021, to discuss the project. The Park Place Neighborhood Association is an
active, City-recognized association. This standard does not apply.

E. To show compliance with this section, the applicant shall submit a copy of
the email or mail notice to the neighborhood association and CIC chair, a
sign-in sheet of meeting attendees, and a summary of issues discussed at the
meeting. If the applicant held a separately noticed meeting, the applicant
shall submit a copy of the meeting flyer, postcard or other correspondence
used, and a summary of issues discussed at the meeting and submittal of
these materials shall be required for a complete application.

The required materials listed above have been included as part of Exhibit H. This criterion
is met.

17.50.060 - Application requirements.

A permit application may only be initiated by the record property owner or contract
purchaser, the city commission or planning commission. If there is more than one
record owner, then the city will not complete a Type II—IV application without signed
authorization from all record owners. All permit applications shall be submitted on the
form provided by the city, along with the appropriate fee and all necessary supporting
documentation and information, sufficient to demonstrate compliance with all
applicable approval criteria. The applicant has the burden of demonstrating, with
evidence, that all applicable approval criteria are, or can be, met.

The application has been submitted on the appropriate forms provided by the City with
appropriate fees and necessary supporting documentation and information. Signatures
of owners of record are included as applicable, with special regard given to the provisions
of Section 17.65.020.A for Master Plans/General Development Plans involving land “that
is not currently under the applicant’s control, but which eventually may be controlled by
the applicant during the duration of the master plan.” Where applicable, property owner
signatures for areas of the Master Plan/General Development Plan have been included.
Conceptual project plans have been provided to show that these areas can be built in
compliance with the Master Plan/General Development Plan. This criterion is met.

17.50.070 - Completeness review and one hundred twenty-day rule.

A. Upon submission, the community development director shall date stamp the
application form and verify that all of the appropriate application review fee(s)
have been submitted. Upon receipt of all review fees and an application form,
the community development director will then review the application and all
information submitted with it and evaluate whether the application is
complete enough to process. Within thirty days of receipt of the application
and all applicable review fees, the community development director shall
complete this initial review and issue to the applicant a written statement
indicating whether the application is complete enough to process, and if not,
what information shall be submitted to make the application complete.

These standards are understood.

B. The applicant has one hundred eighty days from the date the application was
made to submit the missing information or the application shall be rejected
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and the unused portion of the application fee returned to the applicant. If the
applicant submits the requested information within the one hundred eighty-
day period, the community development director shall again verify whether
the application, as augmented, is complete. Each such review and verification
shall follow the procedure in subsection A of this section.

The application will be deemed complete for the purpose of this section upon
receipt by the community development director of:

1. All the missing information;

2. Some of the missing information and written notice from the
applicant that no other information will be provided; or

3. Written notice from the applicant that none of the missing
information will be provided.

These standards are understood. Additional information is provided for the purpose of
allowing the application to be appropriately reviewed. The updated application is
accompanied by a memorandum discussing the completeness letter received and the
items requested. These criteria are met.

C. Once the community development director determines the application is
complete enough to process, or the applicant refuses to submit any more
information, the city shall declare the application complete. Pursuant to ORS
227.178, the city will reach a final decision on an application within one
hundred twenty calendar days from the date that the application is
determined to be or deemed complete unless the applicant agrees to suspend
the one hundred twenty-calendar-day timeline or unless state law provides
otherwise. The one hundred twenty-day period, however, does not apply in
the following situations:

1. Any hearing continuance or other process delay requested by the
applicant shall be deemed an extension or waiver, as appropriate, of
the one hundred twenty-day period.

2. Any delay in the decision-making process necessitated because the
applicant provided an incomplete set of mailing labels for the record
property owners within three hundred feet of the subject property
shall extend the one hundred twenty-day period for the amount of
time required to cotrect the notice defect.

3. The one hundred twenty-day period does not apply to any
application for a permit that is not wholly within the city's authority
and control.

4. The one hundred twenty-day period does not apply to any
application for an amendment to the city's comprehensive plan or
land use regulations nor to any application for a permit, the approval
of which depends upon a plan amendment.

These standards are understood and will be followed as applicable.

D. A one hundred day-period applies in place of the one hundred twenty-day
period for affordable housing projects where:

1. The project includes five or more residential units, including assisted
living facilities or group homes;

2. At least fifty percent of the residential units will be sold or rented to
households with incomes equal to or less than sixty percent of the
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median family income for Clackamas County or for the state,
whichever is greater; and

3. Development is subject to a covenant restricting the owner and
successive owner from selling or renting any of the affordable units
as housing that is not affordable for a period of sixty years from the
date of the certificate of occupancy.

These standards are understood, but not applicable to the project.

E. The one hundred twenty-day period specified in OCMC 17.50.070.C or D may
be extended for a specified period of time at the written request of the
applicant. The total of all extensions may not exceed two hundred forty-five
calendar days.

These standards are understood, but not applicable at this time.

F. The approval standards that control the city's review and decision on a
complete application are those which were in effect on the date the
application was first submitted.

The applicable standards are those which were in place on the date that the application
was first submitted, July 20, 2021.

17.50.080 - Complete application—Required information.

Unless stated elsewhere in OCMC 16 or 17, a complete application includes all the
materials listed in this subsection. The community development ditector may waive
the submission of any of these materials if not deemed to be applicable to the specific
review sought. Likewise, within thirty days of when the application is first submitted,
the community development director may require additional information, beyond that
listed in this subsection or elsewhere in Titles 12, 14, 15, 16, or 17, such as a traffic study
or other report prepared by an appropriate expert. In any event, the applicant is
responsible for the completeness and accuracy of the application and all of the
supporting documentation, and the city will not deem the application complete until
all information required by the community development director is submitted. At a
minimum, the applicant shall submit the following:

A. One copy of a completed application form that includes the following
information:

1. An accurate address and tax map and location of all properties that
are the subject of the application;

Address, Assessor’s Map, as well as general locational information has been provided for
the subject properties. This criterion is met.

2. Name, address, telephone number and authorization signature of all
record property owners or contract owners, and the name, address
and telephone number of the applicant, if different from the property
owner(s);

The applicable property and contract owner information has been provided for the
project. This criterion is met.

B. A complete list of the permit approvals sought by the applicant;

A complete list of the permit approvals sought is included as part of the application;
therefore, this criterion is met.

C. A complete and detailed narrative description of the proposed development;
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A complete and detailed narrative description of the project has been included as part of
the application; therefore, this criterion is met.

D. A discussion of the approval criteria for all permits required for approval of
the development proposal that explains how the criteria are or can be met or
are not applicable, and any other information indicated by staff at the pre-
application conference as being required;

The approval criteria for the applicable permits sought as part of this project at this time
have been included with a discussion of each. Therefore, this criterion is met.

E. One copy of all architectural drawings and site plans shall be submitted for
Type II—IV applications. One paper copy of all application materials shall
be submitted for Type I applications;

An appropriate number of copies was submitted for this Type Ill land use application. This
criterion is met.

F. For all Type II—IV applications, the following is required:
1. An electronic copy of all materials.

An electronic copy of the application materials have been provided to the City. This
criterion is met.

2. Mailing labels or associated fee for notice to all parties entitled under
OCMC 17.50.090 to receive mailed notice of the application. The
applicant shall use the names and addresses of property owners
within the notice area indicated on the most recent property tax rolls.

Updated mailing labels were provided to the City as part of the application materials. This
criterion is met.

3. Documentation indicating there are no liens favoring the city on the
subject site.

Documentation demonstrating that there are no liens favoring the City on the subject site
have been provided as part of the application materials. This criterion is met.

4. A receipt from the county assessot's office indicating that all taxes
for the lot or parcels involved are paid in full for the preceding tax
year.

County tax payment information has been provided as part of the application materials.
This criterion is met.

5. A current preliminary title report or trio for the subject property(ies);

A current preliminary title report for the subject properties has been provided. This
criterion is met.

G. All required application fees;

The applicable required application fees have been provided for the application. This
criterion is met.

H. Annexation agreements, traffic or technical studies (if applicable);

Responses addressing the Conditions of Approval from the annexation of the site
Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005), a Transportation Impact Study (Exhibit
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E), Preliminary Stormwater Report (Exhibit F), Natural Resources Overlay District
Memorandum (Exhibit G), and Sanitary Sewer Capacity Study (Exhibit J) are provided for
review. This criterion is met.

I. Additional documentation, as needed and identified by the community
development director.

The required applicable information, fees, narrative, and applications for a General
Development Plan/Master Plan approval have been provided. This criterion is met.
17.50.090 - Public notices.

17.50.100 - Notice posting requirements.

17.50.110 - Assignment of decision-makers.

17.50.120 - Quasi-judicial hearing process.

17.50.130 - Conditions of approval and notice of decision.

17.50.140 - Financial guarantees.

17.50.141 - Public improvements—Warranty.

17.50.150 - Covenant with the city.

17.50.240 - Conformity of permits.

17.50.280 - Transfer of approval rights.

17.50.290 - Fees.

The standards of the above sections are understood and omitted for brevity. The criteria
applicable to this General Development Plan application have been met.

Chapter 17.60 — VARIANCES

Response:

17.60.010 - Authority.

According to procedures set forth in OCMC 17.60.030, the planning commission or the
community development director may authorize variances from the requirements of
this title. In granting a variance, the planning commission or community development
director may attach conditions to protect the best interests of the surrounding property
or neighborhood and otherwise achieve the purposes of this title. No variances shall
be granted to allow the use of property for a purpose not authorized within the zone in
which the proposed use would be located.
A General Development Plan/Master Plan was required per Condition of Approval No. 4
of Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005), the Park Place Annexation and Zone
Change. Oregon City Municipal Code 17.65.050.C.9 of the General Development Plan
code requires that a mix of residential uses be provided for General Development Plan
applications, with no single use exceeding 75 percent of the total. The Preliminary Plans
provide a mix of attached and detached single-family residential units to meet the
criterion. In doing so, the need for a lot size variance to accommodate appropriately sized

attached housing was identified.

Avariance is necessary due to the lot width requirements and lot area requirements. Staff
plans to adjust the lot size and dimensional requirements for single-family attached
(townhome) housing in the near future to meet House Bill 2001 standards. At such time,
the townhome lot minimum will be 1,500 square feet per the Oregon Administrative Rule.
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Because this change is scheduled to be made to the Oregon City Municipal Code prior to
June 2022, future Detailed Development Plan applications are anticipated to meet the
requirements of OCMC upon their submittal. Therefore, granting the variance makes
sense and will allow for residential lots that do not exceed the standard to be in place in
the near future; however, since those requirements are not yet codified, this variance is
needed at this time.

The need is explained in depth as part of the narrative responses below. The variance
application allows a use required by a City Condition of Approval and authorized within
the zone in which the use is located. This criterion is met.

17.60.020 - Variances—Procedures.

A. A request for a variance shall be initiated by a property owner or authorized
agent by filing an application with the city recorder. The application shall be
accompanied by a site plan, drawn to scale, showing the dimensions and
arrangement of the proposed development. When relevant to the request,
building plans may also be required. The application shall note the zoning
requirement and the extent of the variance requested. Procedures shall
thereafter be held under Chapter 17.50. In addition, the procedures set forth
in subsection D of this section shall apply when applicable.

This variance application is submitted by the property owner for Park Place Crossing. The
application is accompanied by a scaled site plan. The Applicant notes the zoning
requirement and the extent of the variance application and the procedures of Chapter
17.50 are addressed within this narrative. This criterion is met.
B. A nonrefundable filing fee, as listed in OCMC 17.50.080, shall accompany the
application for a variance to defray the costs.
This variance application is accompanied by the appropriate filing fee. This criterion is
met.
C. Before the planning commission may act on a variance, it shall hold a public
hearing thereon following procedures as established in Chapter 17.50. A

variance shall address the criteria identified in OCMC 17.60.030, Variances—
Grounds.

D. Minor variances, as defined in subsection E of this section, shall be processed
as a Type II decision, shall be reviewed pursuant to the requirements in
OCMC 17.50.030.B, and shall address the criteria identified in OCMC
17.60.030, Variance—Grounds.

These standards are understood and the applicable criteria are met by this application.

E. For the purposes of this section, minor variances shall be defined as follows:

1. Variances to setback and yard requirements to allow additions to
existing buildings so that the additions follow existing building lines;

2. Variances to width, depth and frontage requirements of up to twenty
percent;
3. Variances to residential yard/setback requirements of up to twenty-

five percent;
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5. Variances to lot area requirements of up to five percent;
6. Variance to lot coverage requirements of up to twenty-five percent;
7. Variances to the minimum required parking stalls of up to five

percent; and

8. Variances to the floor area requirements and minimum required
building height in the mixed-use districts.

9. Variances to design and/or architectural standards for single-family
dwellings, duplexes, single-family attached dwellings, internal
conversions, accessory dwelling units, and 3—4 plexes in OCMC
17.14, 17.16, 17.20, 17.21, and 17.22.

As part of the completeness review, the need for a variance was identified in order to
meet the needs of the General Development Plan section of the Oregon City Municipal
Code. The General Development Plan was required as Condition of Approval No. 4 of the
annexation approval of the Park Place Crossing area.

Until the City of Oregon City adopts housing regulations to meet the requirements of
House Bill 2001, the minimum townhome lot area and dimensions required by current
code do not allow for common-sense construction of attached single-family residences
required to meet the General Development Plan requirements for variation of housing
types. Future code standards are expected to allow lots with dimensions and areas
currently planned.

A variance to the lot width and lot area requirements is necessary. Staff plans to adjust
the lot requirements for single-family attached (townhome) housing in the near future to
meet House Bill 2001 standards. At such time, the townhome lot minimum will be 1,500
square feet per the Oregon Administrative Rule.

The lots, as adjusted (20 percent reduction to dimensional standards) through the Master
Plan process, meet the lot width (25 feet x 0.80 = 20 feet) requirements of the zone.
Twenty-foot lot widths are typical of attached single-family housing projects. However,
the lot sizes would not meet the single-family attached standards for the R-5 zone (3,500
square feet x 0.80 = 2,800 square feet); the lots planned would range from 1,800 square
feet for those interior lots to 2,500 square feet for end units and single-family attached
corner lots. The R5 dimensional standards do not support typical attached housing
townhome product types because of the combination of required lot widths and areas.
The resulting lots, if the standard is met, would be excessively long. Lots would be
required to be 140 feet deep to meet the 2,500 square foot lot size requirement, an
illogical requirement for attached housing.

A variance is needed to allow for single-family attached lots, required by the Master Plan,
that meet the adjusted width standards with reasonable lot lengths. As attached homes
need no interior side setbacks due to their construction, a reduction in the width of these
lots allows the lot area to be reasonably accommodated by a lot which meets the
minimum lot depth within the R-5 zone (70 feet). Lots for single-family attached homes
are also not reasonably possible due to the topographic constraints, need for alleys, and
additional constraints present within Park Place Crossing. While a variance is needed for
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the General Development Plan application in order to meet the standards currently in
place, future Detailed Development Plan applications are anticipated to meet the
anticipated requirements of the updated OCMC. Granting this variance allows Park Place
Crossing to provide common-sense construction of housing.

17.60.030 - Variance—Grounds.
A variance may be granted only in the event that all of the following conditions exist:

A. That the variance from the requirements is not likely to cause substantial
damage to adjacent properties by reducing light, air, safe access or other
desirable or necessary qualities otherwise protected by this title;

The variance allows for attached residential lots, required by the General Development
Plan criteria and which meet other dimensional and design aspects of Oregon City
Municipal Code, to meet a common-sense lot area standard. The lot area change will not
substantially or adversely affect the neighboring properties from accessing light, air, safe
access, or any other desirable or necessary qualities stated within the OCMC. The variance
allows single-family attached lots to meet a standard that is likely to be put into place to
address state requirements. This criterion is met.

B. That the request is the minimum variance that would alleviate the hardship;

The variance to single-family attached residential lot standards required by the Master
Plan is the minimum needed to alleviate the hardship. Single-family detached residential
lots will not be affected by the variance, and the reduced standard will not apply to
detached lots. The minimum lot requirement of 2,800 square feet per lot (per the
adjusted standard established by the General Development Plan) does not make sense
when applied to shared-wall fee simple townhomes and other attached residential
structures.

City staff is planning to reduce the minimum standard to 1,500 square feet as part of the
future House Bill 2001 housing code update in the near future (likely prior to June 2022).
Therefore, granting the variance makes sense and will allow for residential lots that do
not exceed the standard anticipated to be created in the near future. This criterion is met.
C. Granting the variance will equal or exceed the purpose of the regulation to be
modified.
Single-family attached residential homes or “Missing Middle” housing, have been
identified as an important housing type to provide as part of a City’s needed housing. The
variance allows attached residences, required by the General Development Plan, to be
constructed to a reasonable standard expected to be allowed in the near future. Without
a variance to these standards, lots for single-family attached homes are not reasonably
possible due to the topographic constraints, need for alleys, and additional constraints
present within Park Place Crossing. With the variance, these homes can be feasibly
constructed without making unreasonably long lots (140 feet long at 20 feet in width).
The adjustment allows for Park Place Crossing to provide the necessary permitted density
and other standards and not create unnecessary unusable space. This criterion is met.

D. Any impacts resulting from the adjustment are mitigated;
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There are no anticipated impacts resulting from the adjustment. Lot setback
requirements are not planned for adjustment, creating lots which do not appear crowded
from the street or from adjacent homes. This criterion is met.

E. No practical alternatives have been identified which would accomplish the

same purpose and not require a variance; and

There are no known practical alternatives to meet the minimum lot area requirements of
the OCMC without creating lots that are +50 feet deeper than currently planned. Meeting
the lot area requirements without a variance would either create an excessively deep
home or unused space at either the front or rear of the lots. These alternatives take away
from the aesthetic quality of the neighborhood, create unnecessarily lengthy yards, taking
away from area which could otherwise be used for homes, or create larger homes than
necessary, which increases their costs. Without a variance to these standards, lots for
single-family attached homes are not reasonably possible due to the topographic
constraints, need for alleys, and additional constraints present within Park Place Crossing.
No practical alternative to a variance in minimum lot area requirements exists; therefore,
this criterion is met.

F. The variance conforms to the comprehensive plan and the intent of the

ordinance being varied.

As addressed within narrative responses to the Comprehensive Plan Goals and Policies,
the variance and other adjustments planned conform to the plan and the intent of the
ordinance being varied. The intent of the lot area standard is not to create excessively
large lots, and future code updates are anticipated to reduce the standard to a reasonable
guantity. This criterion is met.

Chapter 17.65 - MASTER PLANS AND PLANNED UNIT DEVELOPMENTS

17.65.010 - Purpose and intent.

It is the intent of this chapter to foster the growth of major institutions, phased
residential, commercial or mixed-use development, and other large-scale
development, while identifying and mitigating the impacts of such growth on
surrounding properties and public infrastructure. The city recognizes the valuable
housing options, setvices and/or employment opportunities that these developments
bring to Oregon City residents. The master plan or planned unit development process
is intended to facilitate an efficient and flexible review process for major developments,
support innovative and creative land development, and to provide long-term assurance
to plan for and execute developments in a phased manner. To facilitate this, the master
plan process is structured to allow an applicant to address larger development issues,
such as adequacy of infrastructure and transportation capacity, and reserve capacity
of the infrastructure and transportation system before expenditure of final design
costs. The master plan or planned unit development process is further intended to
promote efficiency in land development, maintenance, street systems and utility
networks while providing site layouts that integrate usable and attractive open spaces,
site circulation, and the general wellbeing of site users. For the purposes of this chapter
planned unit developments are considered the same as master plans.

17.65.020 - What is included in a master plan or planned unit development.

A. A master plan or planned unit development is a two-step process that includes
a general development plan and a detailed development plan. A general
development plan incorporates the entire area where development is planned

AKS

Park Place Crossing — City of Oregon City Updated March 202
General Development Plan/Master Plan Application Page 4

Page 100




Item #1.

Response:

Response:

for up to the next twenty years from the date of final approval, including the
identification of one or more development phases. The general development
plan may encompass land that is not currently under the applicant's control,
but which eventually may be controlled by the applicant during the duration
of the master plan. The plan shall have no effect for lands not currently
controlled by the applicant. ""Controlled" shall be defined as leased or owned
by the applicant. A detailed development plan is the phase or phases of the
general development plan that are proposed for development within two
years.

Per Condition of Approval No. 4 of Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005) for
the Park Place Annexation and Zone Change, a General Development Plan (Master Plan)
was required for the +92 acres of property. The application for the General Development
Plan includes land not currently under the “control” of the Applicant (2 2E 28D Tax Lots
200, 300, 301, 303, and 502). Signatures for the General Development Plan land use
application have been obtained from owners of property within the master plan area;
however, verification and survey of ground conditions has not taken place at this time
and will occur prior to an application for Detailed Development Plan.

A Detailed Development Plan is not included as part of this application. The master plan
applies to the area of the application over the duration of the 20-year planning period
and over several phases of the project. This criterion is met.

B. A master plan or planned unit development identifies the current and
proposed uses of the development, proposed project boundaries, and
proposed public and private infrastructure needed to serve the development.
If approved, the general development plan may be used to allow existing legal
non-conforming uses. If conditions of approval from a previous land use
decision have not been completed, they shall be modified through the general
development plan or completed with new development.

The project site currently serves residential uses, the planned use of the property will also
be primarily residential, but at densities appropriate for the City of Oregon City zoning
assigned to the properties through the annexation process. Project boundaries and the
planned project infrastructure are shown on the Preliminary Plans attached as Exhibit A.
This land use application is submitted to satisfy Condition of Approval 4 from the
property’s annexation, Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005). Therefore,
these criteria are met.

C. A master plan or planned unit development identifies future development
impacts, thresholds for mitigation and mitigation improvements and
implementation schedules. A threshold for mitigation is the point that
determines when or where a mitigation improvement will be required.
Examples of "thresholds" include vehicle trips, square feet of mpervious
surface area, water usage measured in gallons per minute, construction of a
building within a general development plan and construction of a building
within a certain distance of a residential lot.

Mitigation improvements are necessary when a threshold for mitigation is
reached. Examples include road dedication, intersection improvement, road
widening, construction of a stormwater or water quality facility, installation of
vegetative buffering and wetland restoration or enhancement.
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Approval of the Master Plan in and of itself does not permit physical alterations of the
site. That said, this General Development Planillustrates features that would be necessary
in the future with a potential Detailed Development Plan or subdivision application.
Relevant information is included within these application materials and the Park Place
Crossing Transportation Impact Study (Exhibit E). These criteria are satisfied.

17.65.030 - Applicability of the master plan or planned unit development regulations.

A. Required for Large Institutional Uses. If the boundaries of an institutional
development exceed ten acres in size, the proposed development shall be
master planned using the regulations of this chapter. No land use review other
than a Type I or II Minor Site Plan and Design Review shall be issued for any
institutional development in excess of ten acres in total acreage unless it is
accompanied by or preceded by a master plan approval under this chapter.
This requirement does not apply to modifications to existing institutional
developments unless the modification results in a cumulative square footage
increase of over ten thousand total building square feet in an existing
institutional development over ten acres.

B. When Required as Part of Previous Land Use Review. The master plan or
planned unit development regulations may be used to fulfill a condition of
approval from a previous land use decision-requiring master planning for a
development.

C. When identified in the Oregon City Comprehensive Plan. The master plan
regulations are required for all properties identified for master planning in the
land use section of the Oregon City Comprehensive Plan.

D. Voluntarily. An applicant may voluntarily submit a master plan or planned
unit development as part of a land use review, including for residential
projects.

A Master Plan, or General Development Plan, was required as part of Condition of
Approval No. 4 of Ordinance No. 18-1007 (AN-17-0004/2C-17-0005), part of a previous
land use review. A Master Plan has been submitted as part of these applications.
Therefore, the applicable criteria are met.

17.65.040 - Procedure.

A. Preapplication Review. Prior to filing for either general development plan or
detailed development plan approval, the applicant shall file a pre-application
conference pursuant to OCMC 17.50.030.

Pre-application conferences were held on April 7, 2020, and May 5, 2021. Therefore, this
criterion is met.

B. General Development Plan. An application for a general development plan
describing the long-term buildout of the site shall be reviewed through a Type
ITI procedure. An applicant shall have an approved general development plan
before any detailed development plan may be approved, unless both are
approved or amended concurrently. Amendments to an approved general
development plan shall be reviewed under a Type III procedure pursuant to
OCMC 17.65.080.

This application includes a General Development Plan (GDP) for Park Place Crossing
meeting the requirements of OCMC 17.65.050. Therefore, this criterion is met.

C. Detailed Development Plan. An application for a detailed development plan,
is processed through a Type II procedure, as long as it is in conformance with

AKS

Park Place Crossing — City of Oregon City Updated March 202
General Development Plan/Master Plan Application Page 5

Page 102




Iltem #1.

Response:

Response:

Response:

Response:

Response:

the approved general development plan. Amendments to an approved
detailed development plan shall be processed pursuant to OCMC 17.65.080.
Once a development has an approved detailed development plan, OCMC
17.62, Site Plan and Design Review is not required.
This application does not include a Detailed Development Plan at this time. Future
applications for Detailed Development Plans are planned for each phase of the project
outlined through the submitted General Development Plan. The criterion is expected to
be met by these future applications.

D. Concurrent Review. An applicant may concurrently apply for a general
development plan and a detailed development plan. Such a concurrent
application is reviewed through the highest procedure that applies to any
element of the combined application.

This application does not include a Detailed Development Plan at this time and therefore
does not require a concurrent review. This criterion does not apply.

E. Relationship to Other Reviews. It is the express policy of the city that
development review not be segmented into discrete parts in a manner that

precludes a comprehensive review of the entire development and its
cumulative impacts.

This standard is understood.

F. Duration of General Development Plan. A general development plan shall
involve a planning period of up to twenty years. An approved general
development plan shall remain in effect until development allowed by the plan
has been completed through the detailed development plan process, the plan
is amended or superseded, or the plan expires under its stated expiration date
either as stated in the approved master plan or planned unit development
application or decision of approval.

These standards are understood.

17.65.050 - General development plan.
A. Existing Conditions Submittal Requirements.

1. Narrative Statement. An applicant shall submit a narrative statement
that describes the following:

a. Current uses of and development on the site;

The property consists of multiple individual tax lots/ownerships, some of which have been
improved with home sites. These properties were annexed into Oregon City in 2017
(Ordinance 18-1007). A narrative statement describing the current uses on the site has
been included with this application. This criterion is met.

[...]

c. A vicinity map showing the location of the general
development plan boundary relative to the larger
community, along with affected major transportation routes,
transit, and parking facilities. At least one copy of the
vicinity map shall be eight and one-half inches by eleven
inches in size, and black and white reproducible;
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A vicinity map is included within the Preliminary Plans (Exhibit A) to illustrate the General
Development Plan boundary relative to the larger community, affected major
transportation routes, transit, and parking facilities, as applicable. This criterion is met.

d. Land uses that surround the development site. This may also

reference submitted maps, diagrams or photographs;

Portions of the subject site are adjacent to single-family residential uses. Other
surrounding uses include areas unsuitable for residential uses because of the proximity
of slopes and drainageway areas. Land use materials submitted as part of the Preliminary
Plans (Exhibit A) include maps, diagrams, and photographs. This criterion is met.

e. Previous land use approvals within the general development
plan boundary and related conditions of approval, if
applicable;

Several related conditions of approval were created through File No. AN 17-0004/2C 17-
0005, the General Development Plan is a result of and consistent with those conditions
reviewed later within this narrative. Other relevant documents include the Park Place
Concept Plan adopted by the City in 2008. This criterion is met.

f. Existing utilization of the site;

The subject site is largely currently vacant or underdeveloped with single-family homes
with rural densities. Portions of the site are the location of steep slopes and/or natural
resources such as riparian areas. Further details are available within this narrative
(Section lll. Site Description) and as part of Exhibit A — Preliminary Plans. This criterion is
met.

g. Site description, including the following items. May also
reference submitted maps, diagrams or photographs:

i. Physical characteristics;

ii. Ownership patterns;

iii. Building inventory;

iv. Vehicle/bicycle parking;

v. Landscaping/usable open space;

vi. FAR/lot coverage;

vii. Natural resources that appear on the city's adopted

Goal 5 inventory;

viii. Cultural/historic resources that appear on the city's
adopted Goal 5 inventory;

ix. Location of existing trees six inches in diameter or
greater when measured four feet above the ground.
The location of single trees shall be shown. Trees
within groves may be clustered together rather than
shown individually; and

X. Geologic hazards pursuant to OCMC 17.44.

The applicable site characteristics listed above are illustrated within the Preliminary Plans
and other attachments to this narrative. Goal 5 resources, such as Tour and Abernethy
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Creeks, are depicted on the Preliminary Plans. Existing trees over six inches in diameter
or groves of clustered trees are depicted within the Existing Conditions Plan. Geologic
hazards pursuant to OCMC 17.44 are also depicted within the Preliminary Plans. Further
details are available within this narrative (Section Ill. Site Description) and as part of
Exhibit A — Preliminary Plans. This criterion is met.

h. Existing transportation analysis, including the following

items. May also reference submitted maps, diagrams or
photographs.

i Existing transportation facilities, including
highways, local streets and street classifications,
and pedestrian and bicycle access points and ways;

ii. Transit routes, facilities and availability;

ii. Alternative modes utilization, including shuttle
buses and carpool programs; and

iv. Baseline parking demand and supply study (may be
appended to application or waived if not
applicable).

A Transportation Impact Study for the project was prepared by Lancaster Mobley (Exhibit
E). The Transportation Impact Study meets the City standards for traffic studies and
addresses the requirements listed above. This criterion is met.

i. Infrastructure facilities and capacity, including the following
items:
i. Water;
ii. Sanitary sewet;
iii. Stormwater management; and
iv. Easements.

Plans illustrating the project infrastructure facilities, phasing, and capacity at a Master
Plan level have been prepared and are attached as Exhibit A. Sanitary Sewer has been
studied by the City and an appropriate solution determined per the Sanitary Sewer
Capacity Study (Exhibit J). A Preliminary Stormwater Report, prepared by AKS Engineering
& Forestry, LLC, is also attached as Exhibit F. Descriptions of the conceptual General
Development Plan infrastructure is provided later within this narrative and as part of
Exhibit A. Future applications for Detailed Development Plans will meet the criteria by
further refining the needed infrastructure facilities and capacity. This criterion is met and
will be met with future applications for Detailed Development Plans.

2. Maps and Plans.

a. Existing conditions site plan. Drawn at a minimum scale of
one-inch equals one hundred feet (one inch equals one
hundred feet) that shows the following items. At least one
copy shall be eight and one-half inches x eleven inches in
size, and black and white reproducible.

i. Date, north point, and scale of drawing.
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Response:

Response:

Response:

Response:

ii. Identification of the drawing as an existing
conditions site plan.

iii. Proposed development boundary.

iv. All parking, circulation, loading and service areas,
including locations of all carpool, vanpool and
bicycle parking spaces as required in Chapter 52 of
this title.

v. Contour lines at two-foot contour intervals for
grades zero to ten percent, and five-foot intervals for
grades over ten percent.

b. A site plan or plans, to scale, for the general development
plan site and surrounding properties containing the required
information identified in OCMC 17.62.040.b, Vicinity map.
Depicting the location of the site sufficient to define its
location, including identification of nearest cross streets. At
least one copy of the vicinity map shall be eight and one-half
inches by eleven inches in size, and black and white
reproducible.

c. Aerial photo. Depicting the subject site and property within
two hundred fifty feet of the proposed development
boundaries. At least one copy of the aerial photo shall be
eight and one-half inches by eleven in size, and black and
white reproducible.

These requested materials are attached as part of the Preliminary Plans (Exhibit A), as

applicable. Therefore, these criteria are met.

B. Proposed Development Submittal Requirements.

1. Narrative statement. An applicant shall submit a narrative statement
that describes the following:

a. The proposed duration of the general development plan.

The Park Place Crossing Master Plan is planned to be effective for the subject site for 20
years; however, the Applicant anticipates that the full build-out of Park Place Crossing
could occur sooner, potentially within approximately 8 to 9 years of approval. This
criterion is met.

b. The proposed development boundary. May also reference
submitted maps or diagrams.

The project boundaries are illustrated within the Preliminary Plans. This criterion is
satisfied.

c. A description, approximate location, and timing of each
proposed phase of development, and a statement specifying
the phase or phases for which approval is sought under the
current application. May also reference submitted maps or
diagrams.

Park Place Crossing is anticipated to occur in chronological order according to the
numbering of the phase. Each phase requires a separate Detailed Development Plan and
associated materials. Phases are anticipated to occur as outlined within the following
table.
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Response:

Response:

Table 2: Park Place Crossing Anticipated Phasing

Phase Dwelling Units / Open Space Amenities
Anticipated Uses (acres)
159 single-family Open Space and street connections to
1 +0.14
detached homes areas of future development
1133 single-family
detached homes
1126 single-family
attached homes Park, civic space, retail area, trails &
2 L. 16.52 connection to existing neighborhoods,
Civic area .
pedestrian pathways, Open Space Tracts
Retail area
Regional stormwater
facility
3 159 single-family +0.00 Street connections to existing
detached homes - neighborhoods
153 single-family . .
+
4 detached homes +7.58 Pedestrian pathways, trails, Open Space
135 single-family . .
+
5 detached homes +1.49 Pedestrian pathways, trails, Open Space
111 single-family Trail connections & street connections
6 +0.00 .
detached homes to future UGB expansion area

Phase 1 is anticipated to be constructed in 2023, with completion of Phases 2 through 6
accomplished by 2030. Detailed Development Plan applications are anticipated to be
submitted at a future date following approval of the General Development Plan.
Descriptions and approximate locations of each phase are included as part of Sheet P-08
within the Preliminary Plans (Exhibit A). This criterion is met.

d. An explanation of how the proposed development is
consistent with the purposes of Section 17.65, the applicable
zone district or districts, and any applicable overlay district.

An explanation of how this master plan is consistent with the purposes of this section and
applicable zoning districts is included within this narrative. This criterion is met.

e. A statement describing the impacts of the proposed
development on inventoried Goal 5 natural, historic or
cultural resources within the development boundary or
within two hundred fifty feet of the proposed development
boundary.

Natural resources within 250 feet of the Master Plan boundary are shown in the
Preliminary Plans (Exhibit A). Historic and cultural resources have not been found to have
been inventoried on the property. Further details will be shown with future applications
for Detailed Development Plan. This criterion is met.

f. An analysis of the impacts of the proposed development on
the surrounding community and neighborhood, including:
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Response:

Response:

Response:

i. Transportation impacts as prescribed in subsection
g below;

A Transportation Impact Study which contains analysis of the impacts of the planned
project on the surrounding community and neighborhood is included as Exhibit E. The
impacts described in subsection 17.65.50.B.1.g are addressed below. Park Place Crossing
will be contributing to transportation system infrastructure improvements and public
projects through the payment of Systems Development Charges and construction of Holly
Lane and associated improvements. This criterion is met.

ii. Internal parking and circulation impacts and
connectivity to sites adjacent to the development
boundary and public right-of-ways within two
hundred fifty feet of the development boundary;

Circulation to and from the residential project is anticipated according to the scenarios
envisioned within the Transportation Impact Study. Parking is planned via off-street
parking provided by single-family residences. Surrounding existing development and
rights-of-way within 250 feet of the Master Plan boundary are shown within the
Preliminary Plans. This criterion is met.

iii. Public facilities impacts (sanitary sewer, water and
stormwater management) both within the
development boundary and on city-wide systems;
including a phasing plan for all on-site and off-site
public improvements, including but not limited to
transportation, schools, parks, open space, trails,
sewer, water and stormwater, with an analysis of the
capacity and improvements required as a result of
fully implementing the plan. This analysis shall
reference any adopted parks and recreation, public
facilities plans and concept plans and identify
specific funding mechanisms to address the
adequacy of public facilities.

A General Development Plan/Master Plan was required per Condition of Approval No. 4
of Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005), the Park Place Annexation and Zone
Change. Preliminary information regarding public facilities impacts is provided as part of
this General Development Plan application. Approval of the Master Plan/General
Development Plan will not authorize physical alterations of the site or new use of the
property. Further refined information will be provided with future Detailed Development

Plan applications.
Sanitary Sewer:

Sanitary Sewer for Phase 1 is available through an interim connection through Map 2 2E
28AD Tax Lot 314 to existing sewer within Trail View Drive. Sanitary Sewer for Phases 2
through 6 is available through an interim connection to the existing sanitary sewer system
within Oak Valley Drive. This sanitary sewer system ultimately connects to existing sewer
within S Holcomb Boulevard. The interim connection will serve Park Place Crossing until
the annexation and improvement of properties to the southwest is completed. A sanitary
sewer service is planned to extend through Park Place Crossing where it will connect to a
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new service line near S Livesay Road that will eventually connect to an upgraded Tri-City
Sewer District trunk line within Redland Road. Sanitary sewer for Phase 6 may require the
use of a pump station, which will meet the City’s standards. Sanitary sewer sizing is
expected to align with those shown within the Park Place Concept Plan.

Details about the planned sanitary sewer utilities can be found on Sheets P-09 through P-
15 of the Preliminary Plans, attached as Exhibit A. A Sanitary Sewer Capacity Study is
attached as Exhibit J.

Applications for Detailed Development Plan with additional details, including further
refinements or improvements, will be submitted prior to each Phase of Park Place
Crossing. Adequate sanitary sewer service can be provided to Park Place Crossing.
Therefore, this criterion is met.

Water Service:

Water service to the site has been deemed sufficient by the City and Clackamas River
Water. According to comments from Development Services in the May 5, 2021, pre-
application conference notes, there is an existing 16-inch City of Oregon City ductile iron
water line within S Holcomb Boulevard. Other services include 8-inch ductile iron water
lines within Cattle and Shartner Drives and a 4-inch water line within S Livesay Road. The
northeastern portion of the site is within the Clackamas River Water district.

The Park Place Concept Plan calls for a 10-inch connection to S Holcomb Boulevard,
through the Park Place — Intermediate Area leading to S Livesay Road, the Park Place —
Livesay Road Area.

Details about the planned water utilities can be found on Sheets P-09 through P-15 of the
Preliminary Plans, attached as Exhibit A.

Applications for Detailed Development Plan with additional details, including further
refinements or improvements, will be submitted prior to each Phase of Park Place
Crossing. Adequate water service can be provided to Park Place Crossing. The
improvements shown are consistent with the approved concept plan for Park Place and
the Water Master Plan. This criterion is met.

Stormwater:

Stormwater facilities have been planned to be phased, with Phase 1 featuring a
temporary stormwater facility which will be converted to residential lots with completion
of a permanent regional facility within Phase 2. Green street facilities as outlined within
the Preliminary Stormwater Report, are planned within rights-of-way where required,
logical, and feasible.

Details about the planned stormwater facilities can be found on Sheets P-09 through P-
15 of the Preliminary Plans, attached as Exhibit A, and within the Preliminary Stormwater
Report, attached as Exhibit F.

Applications for Detailed Development Plan with additional details, including further
refinements or improvements, will be submitted prior to each Phase of Park Place
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Crossing. Adequate storm sewer and stormwater drainage can be provided to Park Place
Crossing. This criterion is met.

Transportation:

Site access will ultimately be provided through a new street, Holly Lane, connecting to S
Holcomb Boulevard. Interim site access to S Holcomb Boulevard will be provided by Street
A. As Holly Lane is adequately connected to S Holcomb Boulevard, the Street A area may
be converted to a future residential lot. Please see the Transportation Impact Study
(Exhibit E) and Preliminary Plans (Exhibit A) for further details.

As shown on the Preliminary Plans, interior Local Streets within the project are
anticipated to meet the Local residential street classification cross section and include a
54-foot-wide right-of-way, 16-foot-wide shared travel lanes, 5-foot-wide planter strips, 5-
foot wide-sidewalks, and 0.5-foot-wide public access strips.

The Transportation Impact Study (TIS) is included as Exhibit E with the application.
Appropriate street improvements, which connect to existing transportation facilities, are
planned for the project, as illustrated on the Preliminary Plans. The TIS found that the
existing streets in conjunction with those planned are adequate to accommodate the
additional amount of traffic that will be generated by this project. In addition,
Transportation Systems Development Charges will be paid for each new home prior to
issuance of a building permit. These fees will fund future City and County public works
street improvement projects. Please see the Transportation Impact Study (Exhibit E) for
additional information.

The planned transportation facilities are adequate to provide service to Park Place
Crossing and future portions of the Park Place Concept Area. Further refined details will
be provided with future applications for Detailed Development Plans. This standard is
met.

Emergency Services:

Clackamas County Fire District No. 1 will provide fire services. Property taxes will be paid
by future property owners to fund fire protection services, ensuring funding for fire
protection services.

The City of Oregon City Police Department will provide police services. Property taxes will
be paid by future property owners to fund police protection services, ensuring funding
for police protection services.

An interim emergency access will be created with Phase 1 to connect to an existing street
stub at Shartner Drive (shown on Sheet P-08). The access will follow the future alignment
of Shartner Drive and Street 4 through Phases 2 and 3 to provide emergency access to
Phase 1. Holly Lane will feature removable barriers to provide emergency access to/from
S Livesay Road until Holly Lane can be extended or S Livesay Road can be upgraded upon
completion of Park, Civic, and MUC/NC tract improvements.

AKS

Park Place Crossing — City of Oregon City Updated March 202
General Development Plan/Master Plan Application Page 5

Page 110




Item #1.

There is adequate capacity for public services for Park Place Crossing. Further refined
details will be provided with future applications for Detailed Development Plans.
Therefore, this criterion is met.

Public Parks:

Per the Park Place Concept Plan, a park is provided at the southwest corner of the subject
site. Park lands are planned to be provided to the City of Oregon City with Phase 2 of Park
Place Crossing (approximately 2024/2025 planned construction date). It is expected that
timing will allow inclusion of the park facility within an update of the City’s Parks Capital
Improvement Projects list. The details of park construction and SDC-creditable projects
are anticipated to be determined at a later date.

Trail connections are being provided through planned open space tracts street and
sidewalk connections on Local and Collector Streets as part of their applicable Phase of
Park Place Crossing. Additional coordination, including design and Park System
Development Charges (SDCs) for the future park will be determined, assessed, and paid
at the time building permits are issued. This will ensure funding for parks based on need
identified in City plans and on a timeline reflecting City priorities.

Parks, trails, and recreation facilities adequate to serve residents of Park Place Crossing
and surrounding areas can be provided. Further refined details will be provided with
future applications for Detailed Development Plans. This criterion is met.

Schools:

The project site is served by Oregon City Public Schools, including Redland Elementary
School, Holcomb Elementary School, Tumwata Middle School (formerly Ogden Middle
School), and Oregon City High School. Comments related to the project from Wes Rogers,
Oregon City Public Schools Director of Operations, were received on March 13, 2017, as
part of the Park Place Annexation, Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005).

Completion of Park Place Crossing is expected in £2030. It is anticipated that Phase 1 could
be constructed beginning in £2023, completion of Phase 2 is expected in 2026, Phase 3
in 2029, and completion of Phases 4 through 6 beginning in £2030. The School District
stated that its timeline to provide additional school capacity was 5 to 10 years from 2017.
The completion timeline is consistent with the School District’s ability to provide
additional school capacity.

Planned land uses within the Park Place Crossing project have been the subject of a
significant public planning process (Park Place Concept Plan, annexation, etc.) The
General Development Plan (GDP) is consistent with these uses. The predominantly
residential use in the Park Place Crossing GDP is single-family detached homes; therefore,
the plan is consistent with the established neighborhoods surrounding the project.
Transportation system infrastructure improvements are included, and parks and open
spaces are planned to be created for the use of the public. This criterion is met.

iv. Neighborhood livability impacts;
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Response:

Response:

Response:

The Master Plan provides for potential transportation improvements included within the
City’s Transportation System Plan. During the project team’s neighborhood meeting with
the Park Place Neighborhood Association, comments regarding traffic were provided. The
Master Plan envisions connections south from Holcomb Boulevard. Specifically, Park
Place Crossing will ultimately allow a connection to S Livesay Road upon completion of
Park, Civic, and MUC/NC tracts, and lead to eventual connection to S Redland Road. The
Park Place Crossing project improves connectivity throughout the area and is important
to the long-term relief of pressure created by traffic on Holcomb Boulevard.

The Park Place Crossing project abuts existing homes and neighborhoods only in a few
areas. The Master Plan accommodates these areas by providing lots meeting the zoning
standards, vegetative screening, and open spaces adjacent to some existing homes and
neighborhoods. Where existing homes abut planned lots, those lots have been designed
to be larger to provide a transition in density. This criterion is met.

V. Natural, cultural and historical resource impacts
within the development boundary and within two
hundred fifty feet of the development boundary.

The General Development Plan depicted within the Preliminary Plans (Exhibit A)
demonstrates that impacts to known natural resources are planned to be avoided to the
greatest extent practicable. Cultural and historical resources are not mapped or known
on the site. If encountered during construction, cultural and historic resources are
planned to be dealt with in the manner prescribed by Oregon City Municipal Code and
other applicable state and federal laws. This criterion is met.

g. A summary statement describing the anticipated
transportation impacts of the proposed development. This
summary shall include a general description of the impact of
the entire development on the local street and road network,
and shall specify the maximum projected average daily trips,
projected AM and PM peak hour traffic and the maximum
parking demand associated with build-out each phase of the
master plan or planned unit development.

Transportation system related topics are summarized within the Transportation Impact
Study (TIS) Executive Summary (Exhibit E). The TIS contains information regarding the
master plan and the local street and road network. The anticipated future average daily
trips and projected AM and PM peak hour traffic is described for each phase of the master
plan. This criterion is met.

h. In addition to the summary statement of anticipated
transportation impacts, an applicant shall provide a traffic

impact study as specified by city requirements. The
transportation impact study shall either:

i. Address the impacts of the development of the site
consistent with all phases of the general
development plan; or

ii. Address the impacts of specific phases if the city
engineer determines that the traffic impacts of the
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Response:

Response:

Response:

full development can be adequately evaluated
without specifically addressing subsequent phases.

A Transportation Impact Study is provided as Exhibit E which meets the City’s standards
and describes the project phasing of the planned street network. Where applicable, the
study addresses all or specific phases. These requirements are met.

i If an applicant chooses to pursue option h.1., the applicant
may choose among three options for implementing required
transportation capacity and safety improvements:

i

The general development plan may include a
phasing plan for the proposed interior circulation
system and for all on-site and off-site transportation
capacity and safety improvements required on the
existing street system as a result of fully
implementing the plan. If this option is selected,
the transportation phasing plan shall be binding on
the applicant.

The submitted General Development Plan includes a phasing plan for interior circulation

and trip generation for determining on-site and off-site capacity and improvements
required with final implementation/completion of the Master Plan. Therefore, this

criterion is met.

ii.

iii.

The applicant may choose to immediately
implement all required transportation safety and
capacity improvements associated with the fully
executed general development plan. If this option is
selected, no further transportation improvements
will be required from the applicant. However, if a
general development plan is later amended in a
manner so as to cause the projected average daily
trips, the projected a.m. or p.m. peak hour trips, or
the peak parking demand of the development to
increase over original projections, an additional
transportation impact report shall be required to be
submitted during the detailed development plan
review process for all future phases of the
development project and additional improvements
may be required.

The applicant may defer implementation of any and
all capacity and safety improvements required for
any phase until that phase of the development
reaches the detailed development plan stage. If this
option is selected, the applicant shall submit a table
linking required transportation improvements to
vehicle trip thresholds for each development phase.

A Transportation Impact Study was required as part the submittal for annexation of the

property. Off-site transportation system infrastructure improvements, comparison to the
annexation TIS, and planned phasing is discussed in the attached Transportation Impact

Study (Exhibit E).

Transportation improvements and resulting proportional shares were determined as part
of the annexation of the property. An updated Transportation Impact Study is included as
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part of this application for a General Development Plan for Park Place Crossing.
Transportation improvements per vehicle trip thresholds for each phase of the Master
Plan are included as part of the Transportation Impact Study (Exhibit E). These criteria are
met.

j- For residential and mixed-use projects:

i. Proposed minimum lot area, width, frontage and
yard requirements.

Response: The lot areas, widths, frontage, and yard requirements are planned to meet the
requirements of the R-5 zoning district with allowed adjustments to the listed standards
of up to twenty percent as allowed by the master plan process. These are addressed
further later within this narrative. A variance for attached residential lots is necessary and
is discussed previously within this narrative.

ii. Proposed project density in number of units per
acre.

Response: A density of £9.1 units per net acre is anticipated to fit the planned densities of the zone
and the Park Place Concept Plan with an allowed adjustment to the listed standards of
less than 10 percent and the transfer of density from NROD conservation areas. This
criterion is met.

Table 3: NROD Density Transfer
Area Category Acreage
Net Developable Area 147.7
NROD Conservation Tract Areas 1143
NROD Density Transfer (1/3 of NROD area) 4.8
Total Developable Area for Density Calculations +52.5
Table 4: Allowed Density by Zone
Zoning Net Acreage Percentage of Total Units per Net Acre Units per Net Acre
Acres (Minimum) (Maximum)
Low Density 2.8 5.8% 35 4.4
Residential (R-10)
Medium Density 1+36.7 76.9% 7.0 8.7
Residential (R-5)
(Detached)
Medium Density 16.9 14.5% 7.0 124
Residential (R-5)
(Attached)
Geologic Hazard +1.3 2.7% - 2.0
Areas (Slopes >25%)
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Table 5: Planned Density Calculations

Calculated Minimum Density +47.7 acres 16.7 units per acre
Calculated Maximum Density +47.7 acres 18.8 units per acre
Calculated Area with NROD Transfer 152.5 acres -
Maximum Density with 10% GDP Increase +52.5 acres 19.7 units per acre
Planned Density +52.5 acres 19.1 units per acre
2. Maps and Diagrams. The applicant shall submit, in the form of

scaled maps or diagrams, as appropriate, the following information:

a. A preliminary site circulation plan showing the approximate
location of proposed vehicular, bicycle, and pedestrian
access points and circulation patterns, parking and loading
areas or, in the alternative, proposed criteria for the location
of such facilities to be determined during detailed
development plan review.

Response: A Conceptual Offsite Development & Neighborhood Circulation Plan showing the location
of vehicular, bicycle, pedestrian access points and circulation patterns within Park Place
Crossing is included within the Preliminary Plans (Exhibit A). This criterion is met.

b. The approximate location of all proposed streets, alleys,
other public ways, sidewalks, bicycle and pedestrian access
ways and other bicycle and pedestrian ways, transit streets
and facilities, neighborhood activity centers and easements
on and within two hundred fifty feet of the site. The map
shall identify existing subdivisions and development and un-
subdivided or unpartitioned land ownerships adjacent to the
proposed development site and show how existing streets,
alleys, sidewalks, bike routes, pedestrian/bicycle access
ways and utilities within two hundred fifty feet may be
extended to and/or through the proposed development.

Response: The approximate location of all planned streets, alleys, sidewalks, bicycle and pedestrian
access ways, and easements on and within 250 feet of the site have been illustrated at a
Master Plan level on the Preliminary Plans (Exhibit A), as applicable. The map identifies
existing subdivisions, unpartitioned land ownerships adjacent to the project site and
shows how existing streets may be extended to serve future subdivisions in the area.
Therefore, these criteria are met.

c. The approximate location of all public facilities to serve the
proposed development, including water, sanitary sewer,
stormwater management facilities.

Response: The approximate location of all public facilities included with the Master Plan, including
water, sanitary sewer, and stormwater management, have been illustrated on the
Preliminary Plans (Exhibit A). Further refined details will be provided with future
applications for Detailed Development Plans. This criterion is met.

d. The approximate location, footprint and building square
footage of buildings within of each phase of proposed

development, and/ot proposed lot patterns for each phase
of future development.
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Response:

Response:

Response:

Response:

Lot patterns and layouts for each future phase of the Master Plan have been provided.
The approximate location, footprint, and building area within each phase is anticipated
to be determined at a later date. This criterion is met.

e. The approximate locations of proposed parks, playgrounds
or other outdoor play areas; outdoor common areas and
usable open spaces; and natural, historic and cultural
resource areas or features proposed for preservation. This
information shall include identification of areas proposed to
be dedicated or otherwise preserved for public use and those
open areas to be maintained and controlled by the owners of
the property and their successors in interest for private use.

The location of planned parks, outdoor common areas, usable open spaces, and natural
resources have been indicated on the Preliminary Plans (Exhibit A). Of these areas, those
to be provided or preserved for public use and those to be maintained and controlled by
the owners of the property for private use by the residents of Park Place Crossing are
anticipated to be designated through coordination with the City of Oregon City Parks
Department. These criteria are met.

C. Approval Criteria for a General Development Plan. The planning commission

may approve an application for general development plan only upon finding
that the following approval criteria are met:

1 The proposed general development plan is consistent with the
purposes of OCMC 17.65.

The General Development Plan is consistent with the purpose statement and applicable
requirements of OCMC 17.65. The Park Place Crossing GDP provides valuable housing
options within a phased residential Master Plan. The master plan facilitates the efficiency
and flexible use of the project site to provide infrastructure, transportation systems, and
utility networks while providing site layouts that include useable open space, site
circulation, and general wellbeing. This criterion is met.

2. Development shall demonstrate compliance with OCMC 12.04 16.12,
17.62, if applicable, and 16.08, if applicable.

The General Development Plan meets the applicable criteria.

e OCMC 12.04: This section generally addresses the public works requirements for
streets, sidewalks, and public places. Park Place Crossing is anticipated to meet these
requirements with the consideration of adjustment. Further review of specific
requirements is anticipated to be reviewed at the time of Detailed Development Plans
as customary and appropriate. The specific applicable criteria of OCMC 12.04 are
addressed previously within this narrative.

e (OCMC 16.08: This section outlines the standards for land divisions. Master plans are
outlined as an applicable process for land division and this application meets the
requirements for preliminary plat, frontage, building sites, minimum density, et
cetera. Flag and through lots are necessary due to natural topographic site constraints
and adjacent existing dwellings. The planned flag lots meet the accessway and
dimensional requirements of this code section. The criteria of OCMC 16.08 are not
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Response:

applicable at this time and will be addressed through a future Detailed Development
Plan/subdivision application.

e OCMC 16.12: OCMC 16.12 defines the minimum public improvement standards for
the Detailed Development Plan application. Streets within Park Place Crossing, with
the exception of a confined area which requires the narrowing of a cross section,
meet the dimensional and design standards of this section. The specific applicable
criteria of OCMC 16.12 are addressed within a previous section of this narrative.
These criteria will be met through a future Detailed Development Plan application.

e OCMC 17.62: This section is not applicable at this time, as design review is not
required as part of this General Development Plan application. If necessary, the
criteria of OCMC 17.62 will be addressed through a future land use application.

These criteria are met.

3. Public services for transportation, water supply, police, fire, sanitary
waste disposal, storm-water disposal, and any other needed public
services and facilities including schools and parks for proposed
residential uses, are capable of serving the proposed development, or
will be made capable by the time each phase of the development is
completed.

Physical alterations to the project site are not included with this application for the Park
Place Crossing Master Plan/General Development Plan. Site improvements will be
addressed with future applications for Detailed Development Plans. Applicable public
services for transportation, water supply, police, fire, sanitary waste disposal, stormwater
disposal, and other needed public services and facilities, including parks and schools are
capable of serving the planned residential project. Further refined details will be provided
with future applications for Detailed Development Plans.

Water: Within the project area, water is provided by the City and Clackamas River Water
(CRW) (above 450 feet elevation). Service has been deemed sufficient by the City and
CRW. These providers have an Intergovernmental Agreement (IGA) to provide these
services. Water supply systems are shown on the Preliminary Plans (Exhibit A). The water
infrastructure shown as part of the Park Place Crossing Master Plan is consistent with the
Park Place Concept Plan and the City’s Water Capital Improvement Projects Master Plan,
including the January 2021 Water Distribution System Master Plan Amendment. The
improvements shown are consistent with the approved concept plan for Park Place and
the Water Master Plan. Further details will be submitted with future Detailed
Development Plan applications. This criterion is met.

Sanitary Sewer: Sanitary service for the project area will be provided by the Tri-City Sewer
District. Annexation to the sewer district is required in the future prior to subdividing the
land. A sanitary sewer modeling analysis has been completed and submitted to the City
for review. The project area is planned to be served by several phases of sewer, illustrated
on the Preliminary Plans (Exhibit A). Sanitary sewer is planned to be routed across Tour
Creek adjacent to Oak Valley Drive until such time that gravity sewer becomes available
as a permanent option through the improvement of abutting properties to the south and
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east. Due to grade issues in the southeast corner of the site (Phase 6), sanitary sewer will
require pumping to gravity systems within an adjacent Phase of Park Place Crossing. The
improvements shown are consistent with the approved concept plan and Sanitary Sewer
Master Plan. Further details will be submitted with future Detailed Development Plan
applications. This criterion is met.

Stormwater: The planned improvements are consistent with the Park Place Concept Plan
and the City’s Stormwater and Grading Design Standards. Stormwater facilities for the
overall project are shown within the Preliminary Plans (Exhibit A). Temporary stormwater
facilities for Phase 1 will be decommissioned and routed to regional facilities as part of
Phase 2. This area will then be reclaimed for residential lots. Further analysis of the site’s
stormwater needs, and the prescribed management facilities are included within the
Preliminary Stormwater Report (Exhibit F). Phase 6 stormwater, due to the
aforementioned grading issues, are not planned to be routed to the regional facility.
Phase 6 stormwater is anticipated to be treated and managed within private stormwater
planters and directed to the natural area. The planned stormwater management methods
and facilities are appropriate and consistent with City requirements. Further details will
be submitted with future Detailed Development Plan applications. This criterion is met.

Transportation/Streets: Streets, as illustrated within the Preliminary Plans, are designed
to serve the project site and connect it to the surrounding street network. Holly Lane, a
planned Collector Street, will ultimately serve as the main thoroughfare through the
project site and the “North Village” outlined within the Park Place Concept Plan. Holly
Laneis anticipated to connect S Holcomb Boulevard with S Livesay Road within the project
site and the portions of the Park Place Concept Area beyond. The planned streets comply
with those envisioned within the Park Place Concept Plan and City standards. Further
details will be submitted with future Detailed Development Plan applications. This
criterion is met.

Parks: Per the Park Place Concept Plan, a park is provided at the southwest corner of the
subject site. Approximately 4.4 acres of public park have been anticipated to be provided
to the City. Future expansion of the park, as needed to fulfill the Park Place Concept Plan’s
envisioned final 8—10-acre requirement for the community park and as shown within
Exhibit N, is possible through provision by neighboring properties. Park lands are planned
to be provided to the City of Oregon City with Phase 2 of Park Place Crossing
(approximately 2024/2025 planned construction date). It is expected that timing will
allow inclusion of the park facility within an update of the City’s Parks Capital
Improvement Projects list. The details of park construction and SDC-creditable projects
are anticipated to be determined at a later date. Coordination is needed with the Parks
Department in order to amend the City’s Parks Master Plan/Capital Improvement Projects
list and outline the process and details for the transfer of ownership as part of Phase 2.

Trail connections are being provided through planned open space tracts street and
sidewalk connections on Local and Collector Streets as part of their applicable Phase of
Park Place Crossing. Additional coordination, including design and Park System
Development Charges (SDCs) for the future park will be determined, assessed, and paid
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at the time building permits are issued. This will ensure funding for parks based on need
identified in City plans and on a timeline reflecting City priorities.

Private Utilities: Electric, Gas, and other telecommunications utilities are planned to be
routed and arranged as needed and appropriate within right-of-way and adjacent Public
Utility Easements (PUEs). The provision of these services is anticipated to be consistent
with City requirements. Further details will be submitted with future Detailed
Development Plan applications. This criterion is met.

Emergency Services: Police service to the project site will be provided by the Oregon City
Police Department (OCPD). OCPD previously submitted a response to Ordinance No. 18-
1007 (AN-17-0004/2C-17-0005) indicating that the resources to serve this area were
available.

Park Place Crossing is within Clackamas Fire District #1, which provides fire protection for
Oregon City and surrounding areas. Clackamas Fire District #1 provided pre-application
conference comments requesting further information about the project, which have been
provided within the Preliminary Plans (Exhibit A).

Emergency Medical Services for the area are provided by Clackamas Fire District #1 and
American Medical Response (AMR) through contract with Clackamas County.

Emergency services to the planned project are satisfactory and consistent with applicable
requirements. Temporary emergency access will be available to Phase 1 from Shartner
Drive, as depicted within Sheet P-08 (Exhibit A). Temporary emergency access to Park
Place Crossing will be available via the Holly Lane/S Livesay Road connection. At each of
these locations, during their appropriate phases, removable barriers will allow emergency
traffic to travel to and through Park Place Crossing. Further details will be submitted with
future Detailed Development Plan applications. This criterion is met.

Schools: The project site is served by the Oregon City School District. The School District
provided comments for the annexation and zone assignment applications for this
property. In those comments, the School District voiced no major concerns regarding
school capacity or serving the new homes as build-out of the project aligned with the
School District’s stated timeline to provide additional school capacity and several other
methods of providing or shifting capacity are available. This criterion is met.

All applicable public facilities and services to serve the project site have been or will be
made available per the adopted public facilities plans; however, since this application is
for a Master Plan and does not involve any physical alterations to the site, further details
will be submitted with future Detailed Development Plan applications. These criteria are
met.
4. The proposed general development plan protects any inventoried
Goal 5 natural, historic or cultural resources within the proposed
development boundary consistent with the provisions of applicable
overlay districts.
The General Development Plan included as part of this application lays the foundations
for the protection of inventoried Goal 5 natural resources such as those within the Natural
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Resources Overlay District (NROD). These areas are preserved within open space areas on
the outskirts of the site and are addressed within the NROD Memorandum (Exhibit G)
prepared as part of this application for General Development Plan. Future Detailed
Development Plans will provide further details regarding these areas. Historic or cultural
resources are not known to be present within the site boundaries. Physical alterations are
not planned with this application for General Development Plan. Further details will be
submitted with future Detailed Development Plan applications. These criteria are met.

5. The proposed general development plan, including development
standards and impact mitigation thresholds and improvements,
adequately mitigates identified impacts from each phase of
development. For needed housing, as defined in ORS 197.303(1), the
development standards and mitigation thresholds shall contain clear
and objective standards.

Phasing of the General Development Plans allows for the orderly provision of
transportation facilities and utilities to new areas and eventual connection as planned
within the City’s Transportation System Plan and Utility Master Plans. Further details are
available within the Transportation Impact Study (Exhibit E) and will be submitted with
future Detailed Development Plan applications. This criterion is met.

6. The proposed general development plan is consistent with the
Oregon City Comprehensive Plan.

The General Development Plan is consistent with the Park Place Annexation and Zone
Change conditions of approval Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005), the
Park Place Concept Plan, the Oregon City Comprehensive Plan, and applicable zoning
requirements. Further details will be submitted with future Detailed Development Plan
applications. These criteria are met.

7. The proposed general development plan is consistent with the
underlying zoning district(s) and any applicable overlay zone or
concept plans.

With adjustments, as outlined below, the General Development Plan is consistent with
applicable underlying zoning district regulations and the Park Place Concept Plan. These
criteria are met.

8. For projects with a residential use component, the proposed general

development plan includes common open space for the recreational
needs of the development's residents.

a. Required open space shall be located either on-site or off-
site within one-quarter mile of the development.

Open space areas are located on-site and within one-quarter mile of the project and are
located consistent with the Park Place Concept Plan. This criterion is met.

b. Minimum required open space shall be one hundred square
feet per residential unit in the development.

Park Place Crossing plans +476 residential units (with one additional future unit possible
in the future), this equates to +47,700 square feet of open space. Over 496,500 square
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feet are provided via open space tracts, public park, and dedicated civic space. Therefore,
these criteria are met.

c. The open space atea may be in private ownership or
proposed for public dedication, at the city's discretion
whether to accept.

Approximately 4.4 acres of public park have been anticipated to be provided to the City.
Coordination is needed with the Parks Department in order to amend the City’s Parks
Master Plan/Capital Improvement Projects list and outline the process and details for the
transfer of ownership as part of Phase 2. Approximately 11.4 acres of private open space
with public access easements for trails have been planned as well. Per the annexation
approval for the project site, Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005), the area
was required to incorporate park and trail areas generally consistent with the Park Place
Concept Plan and Trails Master Plan. These areas have been incorporated into the General
Development Plans where applicable and appropriate and therefore, these criteria are
met.

d. The open space shall be developed with a unified design to
provide for a mix of passive and active uses. Passive uses
include, but are not limited to sitting benches, picnicking,
reading, bird watching and natural areas. Active uses
include, but are not limited to playgrounds, sports fields and
courts, running and walking areas.

Open space areas within the Master Plan provide both passive and active areas. These
areas connect to regional and local trails and provide walking and running trails through
natural areas, benches for sitting, opportunities for birdwatching, et cetera. The Applicant
plans to provide parkland consistent with the Park Place Concept Plan for the future
purpose of providing other active uses such as playgrounds and sports fields within areas
that are appropriately improved for those types of uses. The areas include a unified design
to provide a variety of functions within the Park Place Crossing project. These criteria are
met.

e. Land area to be used for the open space area that is required
in this section shall not include required setback areas,
required landscaping, streets, rights-of-way, driveways, or
parking spaces.

Land designated as open space has not been included if it was required for a setback area,
required landscaping, street, right-of-way, driveway, or parking. Open spaces, however,
are located within areas designated as setback for steep slopes and natural resources.
This designation helps to provide these areas protection from encroachment. The intent
of this criterion is met.

f. Unless dedicated to the public, the applicant shall also
provide an irrevocable legal mechanism for the maintenance
of the open space and any related landscaping and facilities.
The applicant shall submit, for city review and approval, all
proposed deed restrictions or other legal instruments used

to reserve open space and maintenance of open space and
any related landscaping and facilities.
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Areas that are a

cceptable for public use are anticipated to be provided to the City. Other

open spaces are planned to be included under irrevocable legal mechanisms for

landscaping and maintenance in the future at the appropriate time. Therefore, these

criteria are met.

As a requireme

9. For projects with a residential use component, the proposed general
development plan includes a mix of residential uses such that no
single residential use exceeds seventy-five percent of the total
proposed units. The mix of residential uses shall provide variety of
dwelling types and sizes that are integrated throughout the site,
rather than isolated from one another, with smooth transitions
between residential types including appropriate setbacks,
landscaping or screening as necessary, while maintaining street and
pedestrian connectivity between all residential uses. Tenancy (i.e.
ownership versus rental) shall not be a consideration in
determination of the mix of residential use. For the purposes of this
section, residential uses include single-family detached, single-
family attached, duplex, 3—4 plex, and multi-family.

nt of providing a Master Plan/General Development Plan, Park Place

Crossing includes a mix of residential uses — single-family detached and single-family
attached. Of the planned +476 residential units, £126 single-family attached units, or
126.5% of the total units, are planned. No single residential use is planned to exceed 75%
of the total units; therefore, this criterion is met.

17.65.070 - Adjustments to development standards.

A.

Purpose. In order to implement the purpose of the city's master plan or
planned unit development process, which is to foster the growth of major
institutions, major residential, commercial or mixed-use development, and
other large-scale development, while identifying and mitigating their impacts
on surrounding properties and public infrastructure, an applicant may request
one or more adjustments to the applicable development regulations as part of
the master planning or planned unit development process, and are not
required to go through the variance process pursuant to OCMC Chapter 17.60.

Procedure. Requests for adjustments shall be processed concurrently with a
general development plan. An adjustment request at the detailed development
plan review shall cause the detailed development plan to be reviewed as a
Type III application.

In order to properly protect sloped areas and natural resources that exist within the
master plan area, adjustments to certain standards are necessary to accommodate

residential uses

C.

Following under

and densities provided for in the Park Place Concept Plan.

Regulations That May be Adjusted. Adjustments may be allowed for the
following items:

1. Dimensional standards of the underlying zone of up to twenty
percent, except the perimeter of the development shall meet the
underlying zone's setbacks when adjacent to residentially zoned

property.

lying zoning by its exact zoning map boundaries would create areas within

master plan that did not transition well between housing types within the project as well
as new and existing housing. Because the residential developable (net) areas of the site,
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per Table 4, amount to 5.8 percent R-10 zoning and 91.4 percent R-5 zoning, Low-Density
Residential zoning is considered for the overall density requirements, but not dimensional
standards. Master planned communities typically provide their own dimensional
standards where the underlying zoning would not fit the current conditions or the future
plans for the site.

Adjustments to the dimensional standards of the underlying zone include reduction in
minimum lot size from the underlying requirement of the R-5 zone: 5,000 square feet. A
portion of the project lots, except for those along the perimeter of the site, are planned
to be slightly smaller than required by the R-5 zone. Specific lot sizes, including those
requiring adjustment, are anticipated to be determined as part of future Detailed
Development Plans for Park Place Crossing.

Lots along the perimeter of the site have been planned to meet the underlying zone’s
setbacks where adjacent to residentially zoned properties not planned as part of the Park
Place Crossing Master Plan. As Detailed Development Plans are submitted and plans for
Park Place Crossing become more refined, adjustments to the underlying setback
requirements may be required. This criterion for adjustment is met.

2. Site plan and design standards.

Consistent with the Park Place Concept Plan, the Park Place Crossing Master Plan includes
a Collector Street extending generally from the northeast portion of the site to the
southern portion of the site. There is one small area, however, where the street alignment
traverses a geometrically and topographically constrained area (generally between Map
2 2E 28AD Tax Lot 314 and Map 2 2E 27C Tax Lot 400).

A modified street section for this short segment of roadway would benefit the project and
surrounding area because it would require reduced alterations to site topography. The
modified street section is discussed in greater detail in the Transportation Impact Study,
but such a cross section is discussed within and consistent with the Park Place Concept
Plan (Figure 3-D pictured below) within this immediate cross section of Holly Lane. This
criterion for adjustment is met.

i

Figures 3-C and 3-D. Narrow Minor Arterial 2-Lane Cross Section and Collector
2-Lane Cross Section

3. Residential design standards.

The Park Place Concept Plan envisions a Collector Street, Holly Lane, residences with rear-
load garages abutting in order to minimize the number of driveways and help ensure a
safe pedestrian space. The planned General Development Plan/Master Plan provides
alleys for lots along Holly Lane, where feasible, to prevent backing movements onto the
Collector Street. Other areas of the project abut existing homes and sensitive areas.
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Alleys, rear-load, and side-load garages and homes would not be beneficial in these
locations.

Similarly, because of the increased site constraints (steep slopes, and natural resources
areas) along the project perimeters, blocks with alleys along Local Streets are
burdensome and do not work with the constrained layout. The layout abuts several areas
with pre-existing homes and the establishment of alleys behind these homes would
disturb established residents and patterns of development.

OCMC 17.21.090.A requires that garages be detached, side entry, or rear entry. The Park
Place Crossing Master Plan works best with no limitations on garage type or entry,
therefore, an adjustment is required, as provided for by OCMC 17.65.070.C.

A mixture of front-entry, attached, side entry, and rear entry, appropriate for the site, is
beneficial to the Park Place Crossing neighborhood. The variety of designs allows for site
constraints to be best resolved, less paving to be provided, safe accesses to be decided,
and appropriate home designs determined to fit the project. Where attached front entry
garages are provided, the minimum garage door width required is 16-feet, with a 20-foot
width driveway.

Because an exemption is possible due to the topographic and pre-existing lot concerns,
this exemption is sought as part of the Park Place Crossing General Development Plan for
home sites which require it. Increased garage setbacks, pedestrian accessways, and
pedestrian friendly streets with sidewalks and planter strips are planned in order to lessen
the impact of these front entry attached garages, as provided in many similar
neighborhoods. Garages and their orientation will be determined at submittal of Detailed
Development Plans. This criterion for adjustment is met.

4. Increase in allowed maximum residential density of up to ten

percent.

Due to greater steep slope and drainageway areas requiring preservation than originally
accounted for as part of the Park Place Concept Plan, £15.7 acres as part of the Park Place
Crossing Master Plan versus £11.4 acres accounted for as part of the PPCP, greater density
is required to meet the intent of the Park Place Concept Plan.

As shown in Table 2, Park Place Crossing offers a developable area of +47.7 acres, resulting
in a density of 9.1 dwelling units per net acre. This is an increase over the maximum
residential density allowed within the combined underlying zoning districts of fewer than
four percent, less than the ten percent maximum (with the NROD Density Transfer)
adjustment permitted. This criterion for adjustment is met.

5. Standards for land division approval.

This application for the Park Place Crossing Master Plan/General Development Plan does
not include any land divisions or physical alterations to the project site, which will be
addressed with future applications. Adjustments to the standards of land division
approval may be required with future Detailed Development Plan applications. This
criterion for adjustment is met.
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6. Additional uses allowed with residential projects, or residential
component of projects:

a. Notwithstanding the use provisions of the underlying zones,
neighborhood commercial uses as defined in Chapter
17.24.020, including restaurants and eating and drinking
establishments without a drive-through, retail trade, and
services, are permitted on up to ten percent of the net
developable area. The neighborhood commercial uses shall
be planned and constructed so as to support and be
compatible with the entire development and shall not alter
the character of the surrounding area so as to substantially
preclude, impair or limit the use of surrounding properties
for the primary uses listed in the underlying district.

b. Public or private parks and playgrounds, community
buildings and/or outdoor recreational facilities, such as
swimming pools and tennis courts.

c. Indoor recreational facilities, such as racquetball or tennis
courts, fitness centers or swimming pools.

d. Common public and private open space including trails.

e. Primary or accessory uses that are not identified as a
permitted or conditional use in the underlying zone but
which are defined in the code.

Consistent with the Park Place Concept Plan, this project includes parks, common public
and private open spaces with trails and uses appropriate for a master-planned mixed-
use/neighborhood commercial areas and civic space. The neighborhood commercial
areas are intended to be supportive of and compatible with surrounding areas. Therefore,
these criteria are met.

D. Regulations That May Not be Adjusted. Adjustments are prohibited for the
following items:

1. To allow a primary or accessory use that is not identified as a
permitted, or conditional use in the underlying zone, with the
exception of the additional uses permitted under OCMC
17.65.070.C.6 above;

2. To any regulation that contains the word "prohibited"’;

3. As an exception to a threshold review, such as a Type III review
process; and

4. Minimum density for residential sites may not be reduced.

Adjustments of the listed or prohibited regulations are not planned or anticipated. These
criteria are met.

E. Approval Criteria. A request for an adjustment to one or more applicable
development regulations under this section shall be approved if the review
body finds that the applicant has shown the following criteria to be met:

1. Granting the adjustment will equally or better meet the purpose of
the regulation to be modified;

The existing conditions on-site show that greater areas than originally planned are
needed for the protection of natural resource and geologic hazards areas. Granting the
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adjustments will allow better use of this highly constrained project site and protection of
steep slope and drainageway areas. The Park Place Concept Plan envisions residential
areas that can support mixed-use/neighborhood commercial, parks, and other
community amenities. These planned factors require that the envisioned density be met
to a similar degree.

Due to these constraints, a percentage of smaller lots are necessary in order to balance
the minimum density of the underlying zoning and the number of residences envisioned
within the Park Place Concept Plan. The purpose of density standards within the Park
Place Concept Area is to provide a reasonable transition between existing neighborhoods
and future higher density areas near the North and South Village central areas. Zoning
densities provide a similar reasoning, establishing a reasonable range of dwelling units
per net developable area in order to both provide homes and prevent crowding of existing
neighborhoods.

The modified Holly Lane street standard allows the passage of a vital City transportation
connection through a narrow area without greatly affecting existing homes or areas that
are not within the Urban Growth Boundary. The need for this modification is recognized
within the Park Place Concept Plan. As part of the Park Place Crossing Master Plan project,
the S Holly Lane collector will be constructed through the site with future connections
between S Livesay Road and S Holcomb Boulevard (note the connection to S Livesay Road
as part of this Master Plan will be emergency vehicle access only). Per Oregon City
Municipal Code Table 16.12.016 a collector right-of-way width is 85 feet, however within
the project site where S Holly Lane crosses between tax lots 2-2E-28D-00190 and 2-2E-
27BC-01000 there is not adequate room to accommodate this. Given this restriction, a
reduced section is necessary to allow room for roadway construction and grading
(retaining walls, daylight slopes, etc.).

Similarly, the adjusted standards protect the drainageway and steep slope areas in a
superior manner while still achieving the permitted residential uses at the desired
densities. Adjustment of residential design standards allows the smart use of the project
site without the establishment of alleys and rear-entry garages in locations that would
impede on natural resources areas and create greater areas of impervious surface. The
outlined adjustments are needed and appropriate and better meet the purpose of the
regulations to be modified. This criterion is met.

2. If more than one adjustment is being requested, the cumulative effect
of the adjustments results in a project that is still consistent with the
overall purpose of the zone;

The needed adjustments are complimentary, and the cumulative effect of the
adjustments results in a project that is still consistent with the overall purpose of the zone
and the Park Place Concept Plan. The adjustments are small, however, because of the
differences between the concept plan and existing conditions, together serve to
implement the vision of the Park Place Concept Plan and the Low and Medium-Density
Residential zoning districts. The adjustments are within the limits set by OCMC 17.65.070
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for General Development Plans and therefore consistent with the intent and purpose of
the zone. This criterion is met.

3. City-designated Goal 5 resources are protected to the extent
otherwise required by Title 17;

Adjustment of the applicable OCMC regulations allows appropriate improvement and of
the land without infringement on City-designated Goal 5 resources, such as within the
Natural Resources Overlay District areas present at the northwest and southeast corners
of the project site. With these adjustments, open space areas can be created to preserve
these natural resources, recreational opportunities can be provided within the newly
created open space areas to connect residents with their surroundings, and the open
spaces can be structured in such a way that these natural areas are protected, enhanced,
and maintained. This criterion is met.

4. Any impacts resulting from the adjustment are mitigated such that
the development does not create significant adverse impacts on
adjacent properties;

Negative impacts resulting from these adjustments are not anticipated. The adjustments
allow for a master plan project that is consistent with the Park Place Concept Plan and is
responsive to the existing surrounding environmental constraints, natural resources
preservation, avoidance of natural hazards areas, and the needs of abutting existing and
future neighborhoods. Mitigation for the increased density planned includes additional
traffic mitigation contributions and open spaces beyond those envisioned within the Park
Place Concept Plan. These contributions allow for the preservation of more additional
natural areas than previously envisioned as part of the Park Place Concept Plan and allow
for the continued enjoyment of Park Place’s natural beauty and important ecosystem
functions.

The needed adjustments, including those related to density, are considered within the
provided Transportation Impact Study (Exhibit E). The planned number of units remains
below the threshold established by Ordinance No. 18-1007 (AN-17-0004/2C-17-0005) for
the Park Place Crossing annexation area. This criterion is met.

5. If an environmental zone, the proposal has as few significant
detrimental environmental impacts on the resource and resource
values as is practicable; and

The area includes Natural Resources Overlay District areas within the northwest and
southeast portions of the site but does not anticipate impacts to these areas other than
for the establishment of trails. Adjustments to the standards affecting the master plan for
Park Place Crossing allows these areas to remain largely unaffected by the project. The
specific impacts will be reviewed further with successive Detailed Development Plan
applications. Please refer to the NROD Memorandum (Exhibit G) for further information.
This criterion is met.

6. The proposed adjustment is consistent with the Oregon City
Comprehensive Plan and a concept plan if applicable.
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The adjustments are consistent with the Oregon City Comprehensive Plan and Park Place
Concept Plan. Adjustments to the planned density of the area allow the implementation
of the Park Place Concept Plan in creating neighborhoods complete with mixed
use/neighborhood commercial centers, civic areas, and parks. The adjustments allow the
efficient use of land, which would be of greater difficulty without the adjustments, due to
the site’s constraints. Specific applicable Comprehensive Plan policies are reviewed later
within this narrative. This criterion is met.

17.65.090 - Regulations that apply.

An applicant is entitled to rely on land use regulations in effect on the date its general
development plan application was initially submitted, pursuant to ORS 227.178(3), as
that statute may be amended from time to time. After a general development plan is
approved, and so long as that general development plan is in effect, an applicant is
entitled to rely on the land use regulations in effect on the date its general development
plan application was initially submitted, as provided above, when seeking approval of
detailed development plans that implement an approved general development plan.
At its option, an applicant may request that a detailed development plan be subject to
the land use regulations in effect on the date its detailed development plan is initially
submitted.

These standards are understood, and the Applicant can choose to rely on land use
regulations in effect on the date of submittal of this General Development Plan

application, or upon future land use regulations in effect on the date of submittal of
further Detailed Development Plans, at their option. This criterion is met.

Oregon City Comprehensive Plan

Section 1 — Citizen Involvement

Response:

Goal 1.1: Citizen Involvement Program

Implement a Citizen Involvement Program that will provide an active and systematic
process for citizen participation in all phases of the land use process to enable citizens
to consider and act upon a broad range of issues affecting the livability, community
sustainability, and quality of neighborhoods and the community as a whole.

Policy 1.1.1 Utilize Neighborhood Associations, as the vehicle for neighborhood-
based input into the process to meet the requirements of the Land
Conservation and Development Commission (LCDC) Statewide
Planning Goal 1, Citizen Involvement. The Citizen Involvement
Committee (CIC) shall serve as the officially recognized citizen
committee needed to meet LCDC Statewide Planning Goal 1.

Goal 1.4: Community Involvement

Provide complete information for individuals, groups, and communities to participate
in public policy planning and implementation.

Policy 1.4.1. Provide information and notices on community involvement
opportunities when appropriate.

Citizen Involvement was accomplished per the requirements of OCMC 17.50. The

Applicant participated in a regularly scheduled Park Place Neighborhood Association

meeting (Exhibit H). Public notice of the public hearing will be accomplished per the
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Goal 2.1: Efficient Use of Land

Ensure that property planned for residential, commercial, office, and industrial use is
used efficiently and that land will be developed following the principles of “Sustainable
Development.”

Policy 2.1.1 Create incentives for new development to use land more efficiently,
such as by having minimum floor area ratios or maximums for
parking and setbacks.

Minimum floor area ratios, parking maximums, and setback maximums generally apply to
multifamily residential, commercial, or industrial uses. The planned single-family
detached and attached residential project utilizes existing code provisions for
adjustments to allow for more efficient use of the subject site. These adjustments through
the master plan process include lot size reductions and density adjustments. Adjustments
to density standards of the R-5 zoning district allow for the establishment of residential
areas to implement the projected Park Place Concept Plan and support the envisioned
Park Place commercial areas while preserving open spaces and natural areas. Reduced lot
sizes support the needed densities and housing unit counts anticipated by the City. The
needed adjustment to street standards allows for the placement of Holly Lane within a
constrained area between the project boundary, Urban Grown Boundary, and existing
homes. The housing type mix encourages more efficient housing while encouraging varied
home sizes, a variety of product price points, and home ownership. The application is
consistent with this policy.

Policy 2.1.2 Encourage the vertical and horizontal mixing of different land use
types in selected areas of the city where compatible uses can be
designed to reduce the overall need for parking, create vibrant urban
areas, reduce reliance on the private automobile, create more
business opportunities and achieve better places to live.

The Master Plan provides for a mixture of single-family attached, single-family detached,
and other possible residential land use types with the future Mixed-Use/Neighborhood
Commercial phase. The areas planned are arranged to create vibrant neighborhoods,
parks, open spaces, and commercial areas. The General Development Plan is consistent
with this policy.

Policy 2.1.3 Encourage sub-area master planning for larger developments or
parcels, including re-development, where it may be feasible to
develop more mixed uses, or campus-style industrial parks, with
shared parking and landscaping areas. Allow developments to vary
from prescriptive standards if planned and approved under this
provision.

As a £92-acre area with planned mixed uses, the project is a larger development, and
therefore requires a master plan. A master plan is also required per Condition of Approval
of the project area’s annexation Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005).
Consistent with this policy and previous approval, the project has created a master plan
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which implements the Park Place Concept Plan and creates a sub-area master plan. The
application is consistent with this policy.

Goal 2.4: Neighborhood Livability

Provide a sense of place and identity for residents and visitors by protecting and
maintaining neighborhoods as the basic unit of community life in Oregon City while
implementing the goals and policies of the other sections of the Comprehensive Plan.

Policy 2.4.1 Develop local neighborhood plans to strengthen and protect
residential neighborhoods and historic areas from infill development;
such as development along linear commercial corridors.

Policy 2.4.2 Strive to establish facilities and land uses in every neighborhood that
help give the neighborhoods vibrancy, a sense of place, and a feeling
of uniqueness; such as activity centers and points of interest.

Policy 2.4.3 Promote connectivity between neighborhoods and neighborhood
commercial centers through a variety of transportation modes.
Park Place Crossing is planned to be a complete and vibrant neighborhood that provides
a unique selection of active open spaces and trails, a City park, and MUC/NC areas to
support local commerce opportunities. Adjustments to lot size and density requirements
allow for the conservation of steep slope and drainageway areas envisioned by the Park
Place Concept Plan.

The planned street, pathway, and trail layout allows for connectivity between the project
and existing and future neighborhoods using a variety of transportation methods. The
planned trail crossing of Tour Creek will allow for connectivity between Park Place
Crossing and existing neighborhoods to the northwest of the project. The ease of travel
within Park Place Crossing will allow neighborhood residents to stay within the nearby
area for recreation, outdoor enjoyment, and shopping within the Park Place North Village.
The Park Place Crossing Master Plan is consistent with these policies.

Goal 2.5: Retail and Neighborhood Commercial
Encourage the provision of appropriately scaled services to neighborhoods.

Policy 2.5.2 Allow and encourage the development of small retail centers in
residential neighborhoods, primarily providing goods and services
for local residents and workers. Generally, these centers should be
located at intersections of two or mote streets that are classified
neighborhood collector or higher.

Policy 2.5.4 Encourage the development of successful commercial areas
organized as centers surrounded by higher density housing and
office uses, rather than as commercial strips adjacent to low-density
housing.

The Park Place Crossing Master Plan implements the Park Place Concept Plan, which
organizes the area into a North and South Village. The North Village, of which this is a
part, centers around community needs such as parks, civic and open spaces, shopping,
and higher density residential areas. Outer areas, such as Park Place Crossing, are planned
as lower density. The Park Place Crossing GDP reserves space for MUC/NC in line with the
Park Place Concept Plan and provides pedestrian and vehicular connectivity to the future
North Village Town center. The application is consistent with these policies.
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Goal 2.7: Comprehensive Plan Map

Maintain and review the comprehensive plan map as the official long-range planning
guide for land use development of the city by type, density and location.

Policy 2.7.1 Maintain a sufficient land supply within the city limits and the Urban
Growth Boundary (UGB) to meet local, regional, and state
requirements for accommodating growth.

Policy 2.7.2 Use the following 11 land use classifications on the comprehensive
plan map to determine the zoning classifications that may be applied
to parcels:

Low Density Residential (LR)

Medium Density Residential (MR)

High Density Residential (HR)

Commercial (C)

Mixed Use Corridor (MUC)

Mixed Use Employment (MUE)

Mixed Use Downtown (MUD)

Industrial (T)

Future Urban Holding (FUH)

Public and Quasi-Public (QP)

Parks (P)
The Park Place Crossing Master Plan is designated as Medium Density Residential (MR),
Mixed Use Corridor (MUC), and Low Density Residential (LR). The General Development
Plan is consistent with the applicable requirements of the Oregon City Municipal Code
that implement these Comprehensive Plan designations. The Master Plan includes some

necessary adjustments to the specified standards, as permitted by the General
Development Plan process. The application is consistent with these policies.

Section 5 — Open Spaces, Scenic and Historic Areas, and Natural Resources

Response:

Goal 5.1: Open Space

Establish an open space system that conserves fish and wildlife habitat and provides
recreational opportunities, scenic vistas, access to nature and other community

benefits.

Policy 5.1.1 Conserve open space along creeks, urban drainage ways, steep
hillsides, and throughout Newell Creek Canyon.

Policy 5.1.2 Manage open space areas for their value in linking citizens and

visitors with the natural environment, providing solace, exercise,
scenic views and outdoor education. Built features in open space
sites should harmonize with natural surroundings
Open spaces along creeks, drainageways, and steep hillsides are set aside for
conservation according to the Park Place Concept Plan and the planned Park Place
Crossing Master Plan. The site is not within the Newell Creek Canyon. Open spaces are
planned to provide conservation areas for streams, wetland, riparian areas, recreational
trails, scenic views and outdoor education. Built features, such as the planned bridge
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connection across Tour Creek, will be reviewed with an upcoming Detailed Development
Plan application and is planned to harmonize with the natural surroundings. The
application is consistent with these policies.

Goal 5.3: Historic Resources

Encourage the preservation and rehabilitation of homes and other buildings of historic
or architectural significance in Oregon City.

The project site does not contain any homes or other buildings of historic or architectural
significance. The General Development Plan is consistent with this goal.

Goal 5.4: Natural Resources

Identify and seek strategies to conserve and restore Oregon City’s natural resources,
including air, surface and subsurface water, geologic features, soils, vegetation, and
fish and wildlife, in order to sustain quality of life for current and future citizens and
visitors, and the long-term viability of the ecological systems.

Policy 5.4.1 Conserve and restore ecological structure, processes and functions
within the city to closely approximate natural ecosystem structure,
processes, and functions.

Policy 5.4.4 Consider natural resources and their contribution to quality of life as
a key community value when planning, evaluating or assessing costs
of city actions.

Policy 5.4.5 Ensure that riparian corridors along streams and rivers are conserved
and restored to provide maximum ecological value to aquatic and
terrestrial species. This could include an aggressive tree and
vegetation planting program to stabilize slopes, reduce erosion, and
mitigate against invasive species and stream impacts where
appropriate.

Policy 5.4.8 Conserve natural resources that have significant functions and
values related to flood protection, sediment and erosion control,
water quality, groundwater recharge and discharge, education,
vegetation and fish, and wildlife habitat.

Policy 5.4.9 Protect and enhance riparian corridors along streams in Oregon City
to increase shade, reduce streambank erosion and intrusion of
sediments, and provide habitat for a variety of plants, animals, and
fish.

Policy 5.4.10 Encourage and promote the restoration of the hydrologic and
ecological character and function of streams and wetlands that have
been degraded by channeling or eliminated from the landscape by
routing into culverts.

Policy 5.4.11 Maintain and enhance the function and quality of natural wetlands
and create, where appropriate, wetlands or swales to moderate the
quantity and velocity of water runoff entering streams during storm
events and to reduce the amount of pollutants carried into streams.

Verification of wetland and riparian resources designated within the Natural Resource
Overlay District will occur with future Detailed Development Plans. For further
information with regard to this General Development Plan application, please refer to the
NROD Memorandum (Exhibit G). No physical alterations are planned as part of this
General Development Plan application. Wetlands are planned for preservation where
possible while allowing enjoyment of natural areas. Stormwater management is planned
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through detention, treatment, and conveyance to natural, existing drainageways. Water
quality standards are planned to be met by the project. Specific review of water quality
facilities will occur as part of future applications for Detailed Development Plans. The
application is consistent with these Comprehensive Plan policies.

Policy 5.4.16 Protect surface water quality by:

e providing a vegetated corridor to separate protected water
features from development;

e maintaining or reducing stream temperatures with vegetative
shading;

e minimizing erosion and nutrient and pollutant loading into
water; and

e providing infiltration and natural water purification by
percolation through soil and vegetation.

Surface water quality is planned for protection through vegetated corridors, vegetative
shading, and prevention of erosion and pollution. Stormwater facilities will be designed
for management, detention, and treatment of stormwater to remove sediment and other
pollutants in accordance with the City’s standards. Erosion related to construction
activities is not planned as part of this Master Plan, but will be controlled through silt
fences and other methods outlined within the City’s standards, to be addressed with
future Detailed Development Plans. The master plan implements the required setbacks
of OCMC 17.49; however, future Detailed Development Plans will address and conform
to the specific standards of the Natural Resource Overlay District contained within OCMC
17.49. The application is consistent with this Comprehensive Plan policy.

Policy 5.4.17 Protect and maintain groundwater recharge through conservation
and enhancement of wetlands and open space.

The master plan allows for the conservation of wetlands and open spaces near areas
designated Natural Resource Overlay District. Green streets and stormwater
management will allow for the protection and maintenance of groundwater recharge.
Future Detailed Development Plans will address and conform to the specific standards of
the Natural Resource Overlay District contained within OCMC 17.49. The General
Development Plan application is consistent with this policy.

Policy 5.4.18 Encourage use of native and hardy plants such as trees, shrubs and
ground covers in order to maintain ecological function and reduce
maintenance costs and chemical use.

Specific landscape designs are expected as part of the Detailed Development Plan
process. The use of native and hardy trees, shrubs, and ground cover is expected within
water quality facilities, parks, and open spaces, where applicable, in order to maintain
ecological function and reduce maintenance costs and chemical use. Selections will be
made in accordance with the standards established by the Oregon City Municipal Code
and the applicable Public Works Stormwater and Grading Design Standards. The
application is consistent with this policy.

Section 6 — Quality of Air, Water, and Land Resources
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Goal 6.1: Air Quality

Promote the conservation, protection and improvement of the quality of the air in

Oregon City.

Policy 6.1.1 Promote land use patterns that reduce the need for distance travel by
single-occupancy vehicles and increases the opportunities for
walking, biking and/or transit to destinations such as places of
employment, shopping and education.

Policy 6.1.2 Ensure that development practices comply with or exceed regional,
state, and federal standards for air quality.

Policy 6.1.4 Encourage the planting and maintenance of the city’s tree canopy to

allow natural systems to improve air quality.

The Park Place Crossing Master Plan will create a portion of the conceived North Village
in order to provide commercial retail, civic spaces, parks, and open spaces accessed by a
transportation system, which increases the opportunities for walking, biking, and future
expansion of transit systems, per the Park Place Concept Plan. New trees and other plant
materials will be planted, and areas of trees are planned for preservation within sensitive
areas. The specifics of those plantings will be included within landscaping and street tree
plans included as part of future Detailed Development Plans. The General Development
Plan is consistent with these policies.

Goal 6.2: Water Quality

Control erosion and sedimentation associated with construction and development
activities to protect water quality.

Policy 6.2.1 Prevent erosion and restrict the discharge of sediments into surface
or groundwater by requiring erosion prevention measures and
sediment control practices.

Policy 6.2.2 Where feasible, use open, naturally vegetated drainage ways to
reduce stormwater and improve water quality.

Stormwater within Park Place Crossing is planned for management through stormwater
facilities. As stated previously, these facilities will be subject to future Detailed
Development Plan applications, OCMC standards, and public works design standards.
Stormwater facilities are planned to control sediments and utilize open, naturally
vegetated drainage ways. Erosion will be prevented during construction through
compliance with the applicable public works standards, but is not planned as part of this
Master Plan application. Future Detailed Development Plans will provide further details.
The General Development Plan is consistent with these policies.

Goal 6.3: Light

Protect the night skies above Oregon City and facilities that utilize the night sky, such
as the Haggart Astronomical Observatory, while providing for night-lighting at
appropriate levels to ensure safety for residents, businesses, and users of transportation
facilities, reduces light trespass onto neighboring properties, conserves energy, and
reduces light pollution via use of night-friendly lighting.

Policy 6.3.1 Minimize light pollution and reduce glare from reaching the sky and
trespassing onto adjacent properties.
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Policy 6.3.2 Encourage new developments to provide even and energy-efficient
lighting that ensures safety and discourages vandalism. Encourage
existing developments to retrofit when feasible.

Response: Lighting, reviewed with future Detailed Development Plan applications, is planned to

comply with the Oregon City Municipal Code. The application is consistent with these

policies.

Goal 6.4: Noise

To prevent excessive sound that may jeopardize the health, welfare, or safety of the
citizens or degrade the quality of life.

Policy 6.4.1

Policy 6.4.2

Provide for noise abatement features such as sound-walls, soil berms,
vegetation, and setbacks, to buffer neighborhoods from vehicular
noise, and industrial uses.

Encourage land use patterns along high traffic corridors be
developed to minimize noise impacts from motorized traffic through
building location, design, size and scale.

Response: The Park Place Crossing Master Plan and planned uses are not expected to create noise
in excess of the maximum levels established within Oregon City Municipal Code. The
application is consistent with these policies.

Section 7 — Natural Hazards

Goal 7.1: Natural Hazards

Protect life and reduce property loss from the destruction associated with natural

hazards.

Policy 7.1.1

Policy 7.1.3

Policy 7.1.5

Policy 7.1.6

Policy 7.1.7

Policy 7.1.8

Policy 7.1.9

Limit loss of life and property from natural hazards by regulating or
prohibiting development in areas of known or potential hazards.

Reduce risk to residents and businesses by maintaining accurate
information

Minimize and avoid risk of loss of life and damage from flooding by
limiting development in the 100-year flood plain or ensure that
accepted methods of flood proofing are utilized.

Encourage uses of areas subject to flooding that are resilient to
periodic effects of flooding, such as parking or other uses not
normally occupied by humans.

Prohibit uses in areas subject to flooding that would exacerbate or
contribute to hazards posed by flooding by introducing hazardous
materials, filling or obstructing floodways, modifying drainage
channels, and other detrimental actions.

Provide standards in city codes for planning, reviewing, and
approving development in areas of potential landslides that will
prevent or minimize potential landslides while allowing appropriate
development.

Locate, design, and construct structures in conformance with current
building codes and standards for seismic-resistant design.

Response: The Park Place Crossing Master Plan avoids known natural hazards to the extent
practicable. Building sites are not located within areas of possible flooding. Future home
sites have been located to avoid existing steep slopes and landslide hazards where
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possible. Other identified steep slopes are planned for regrading where appropriate.
Plans submitted demonstrate the City-mapped geologic hazard areas. Structures will be
located, designed, and constructed in accordance with City code, building code, and
standards for seismic-resistant design. Specific geologic and other natural hazards will be
reviewed with future Detailed Development Plan applications and construction
permitting. This application for a General Development Plan is consistent with these
Comprehensive Plan policies.

Section 8 — Parks and Recreation

Response:

Goal 8.1: Developing Oregon City’s Park and Recreation System

Maintain and enhance the existing park and recreation system while planning for
future expansion to meet residential growth.

Policy 8.1.1 Provide an active neighborhood park-type facility and community
park-type facility within a reasonable distance (as defined by the Park
and Recreation Master Plan or within a reasonable distance to be
determined by a future Parks and Recreation Master Plan) to
residents of Oregon City.

Policy 8.1.2 Whenever property adjacent to an existing
neighborhood/community patk becomes available, consider adding
property to the park and develop it to meet the current needs of
existing neighborhoods.

Policy 8.1.14 Require or encourage developers to dedicate park sites as part of the
subdivision review process. When possible, require or encourage
developers to build parks to City standards and give them to the City
to operate and maintain.

Park Place Crossing plans to provide a needed community park at the southwest corner
of the project site. Approximately 4.4 acres is planned to be reserved for park purposes
with trails, pathways, and street facilities leading to the area to allow for ease of
circulation. Streets and trails to be provided have been identified within the
Transportation System Plan and Trails Master Plan. Park lands are planned for dedication
to the City of Oregon City prior to commencement of Phase 2 of Park Place Crossing
(approximately 2024/2025 planned construction date). It is expected that timing will
allow inclusion of the park facility within an update of the City’s Parks Capital
Improvement Projects list. The details of park construction and SDC-creditable projects
are anticipated to be determined at a later date with submittal of Detailed Development
Plan applications. This application for a General Development Plan is consistent with
these Comprehensive Plan policies.

Section 10 — Housing

Goal 10.1: Diverse Housing Opportunities

Provide for the planning, development and preservation of a variety of housing types
and lot sizes.

Policy 10.1.3 Designate residential land for a balanced variety of densities and
types of housing, such as single-family attached and detached, and a
range of multi-family densities and types, including mixed-use
development.
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Policy 10.1.4 Aim to reduce the isolation of income groups within communities by
encouraging diversity in housing types within neighborhoods
consistent with the Clackamas County Consolidated Plan, while
ensuring that needed affordable housing is provided.

Policy 10.1.5 Allow Accessory Dwelling Units under specified conditions in single-
family residential designations with the purpose of adding affordable
units to the housing inventory and providing flexibility for
homeowners to supplement income and obtain companionship and
security.

Policy 10.1.7 Use a combination of incentives and development standards to
promote and encourage well-designed single-family subdivisions
and multi-family developments that result in neighborhood livability
and stability.

The Park Place Crossing Master Plan provides for +476 single-family residences, through
1350 detached and 126 attached units. This project will provide a variety of housing
types and lot sizes. A varied supply within Park Place Crossing will help provide housing
for a variety of income groups and help reduce isolation of these groups within the
community. The design also accounts for the potential preservation of an existing home
in Phase 5. These combined factors, in addition to those previously outlined—such as
parks, open space, preserved natural areas, and other amenities—will lead to greater
neighborhood livability and stability. Other housing specifics will be addressed at the time
of Detailed Development Plan.

The needed adjustments to density, lot size, and street cross section allow for the planned
Park Place Crossing project to provide the mix of well-designed single-family housing and
open spaces that produces a livable and stable neighborhood. Specific details will be
included as part of future Detailed Development Plans. This application for a General
Development Plan is consistent with these Comprehensive Plan policies.

Section 11 — Public Facilities

Goal 11.1: Provision of Public Facilities

Serve the health, safety, education, welfare, and recreational needs of all Oregon City
residents through the planning and provision of adequate public facilities.

Policy 11.1.3 Confine urban public facilities and services to the city limits except
where allowed for safety and health reasons in accordance with state
land-use planning goals and regulations. Facilities that serve the
public will be centrally located and accessible, preferably by multiple
modes of transportation.

Policy 11.1.1 Support development on underdeveloped or vacant buildable land
within the City where urban facilities and services are available or can
be provided and where land use compatibility can be found relative
to the environment, zoning, and comprehensive plan goals.

Policy 11.1.4 Support development on underdeveloped or vacant buildable land
within the City where urban facilities and services are available or can
be provided and where land use compatibility can be found relative
to the environment, zoning, and comprehensive plan goals.

Policy 11.1.5 Design the extension or improvement of any major public facility and
service to an area to complement other public facilities and services
at uniform levels.
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Policy 11.1.6 Enhance efficient use of existing public facilities and services by
encouraging development at maximum levels permitted in the
Comprehensive Plan, implementing minimum residential densities,
and adopting an Accessory Dwelling Unit Ordinance to infill vacant
land.
This application for a General Development Plan, required by the City Commission as a
condition of approval of the site’s annexation, does not involve any physical site
alterations. The Park Place Crossing Master Plan properties were brought into the City in
2017 through Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005). The properties are
undeveloped and are part of the Park Place Concept Area. The annexation approval
required that a General Development Plan/Master Plan be submitted for Park Place
Crossing. The master plan will allow the efficient urban use of the area in accordance with
City regulations and state land use planning goals. The area will be accessible through a
variety of transportation modes, and the project will provide transportation
infrastructure to serve the project and areas affected by the project. Public facilities and
services, with extension by the project, are available for each phase of the project. Utility
services are available within S Holcomb Boulevard for Phase 1, via a connection to existing
sewer services at the corner of Journey Drive and Trail View Drive. Phases 2 through 6 will
extend and expand public services as needed to support the project and future adjacent
developments. Information provided as part of this application is preliminary in nature
and will be further refined as part of future Detailed Development Plan applications,
where changes or improvements may occur. This application for a General Development
Plan is consistent with the listed policy.

Goal 11.2: Wastewater

Seek the most efficient and economic means available for constructing, operating, and
maintaining the City’s wastewater collection system while protecting the environment
and meeting state and federal standards for sanitary sewer systems.

Policy 11.2.2 Plan, operate and maintain the wastewater collection system for all
current and anticipated city residents within the existing urban
growth boundary. Strategically plan for future expansion areas.

Policy 11.2.5 Implement the City’s wastewater policies through the Wastewater
Master Plan.

The Park Place Crossing Master Plan is located within the City limits and Urban Growth
Boundary, and the project is consistent with the City’s Sanitary Sewer Master Plan.
Extension of sanitary sewer located adjacent to the site will be accomplished according
to the phase of the project. Phase 1 will connect via an interim connection to the existing
sewer at the corner of Journey Drive and Trail View Drive. Phase 1 will be rerouted to the
interim connection within Phase 2 to the connection to an existing sewer system within
Oak Valley Drive. Future projects south of Park Place Crossing will establish a permanent
solution for wastewater that will convey sanitary sewer to Redland Road/Highway 213
per the Park Place Concept Plan. Specific details will be included as part of future Detailed
Development Plans. This application for a General Development Plan is consistent with
the listed policy.

Goal 11.3: Water Distribution

AKS

Park Place Crossing — City of Oregon City Updated March 202
General Development Plan/Master Plan Application Page 8

Page 138




Item #1.

Response:

Response:

Seek the most efficient and economic means available for constructing, operating, and
maintaining the City’s water distribution system while protecting the environment and
meeting state and federal standards for potable water systems.

Policy 11.3.1 Plan, operate and maintain the water distribution system for all
current and anticipated city residents within its existing urban
growth boundary and strategically plan for future expansion areas.

The project site is located within the Urban Growth Boundary and is planned to be served
by the extension and improvement of existing water distribution systems located within
S Holcomb Boulevard. The project will contribute to the improvement and maintenance
of the water system by contributing Systems Development Charges. Expansion of the
water system will allow for future expansion throughout the Park Place Concept Area
south of S Livesay Road. Specific details will be included as part of future Detailed
Development Plans. This application for a General Development Plan is consistent with
the listed policy.

Goal 11.4: Stormwater Management

Seek the most efficient and economical means available for constructing, operating,
and maintaining the City’s stormwater management system while protecting the
environment and meeting regional, state, and federal standards for protection and
restoration of water resources and fish and wildlife habitat.

Policy 11.4.1 Plan, operate, and maintain the stormwater management system for
all current and anticipated city residents within Oregon City’s
existing urban growth boundary and strategically plan for future
expansion areas.

Policy 11.4.2 Adopt “green streets” standards to reduce the amount of impervious
sutface and increase the use of bioswales for stormwater retention
where practicable.

Policy 11.4.3 Assure parking lot designs mitigate stormwater impacts. Take
measures to reduce waterflow and increase water absorption through
the use of bioswales, vegetated landscaped islands with curb cuts to
allow water inflow, and tree planting.

Policy 11.4.4 Maintain existing drainageways in a natural state for maximum water
quality, water resource preservation, and aesthetic benefits.

Policy 11.4.5 Design stormwater facilities to discharge surface water at pre-
development rates and enhance stormwater quality in accordance
with criteria found in the City’s Stormwater and Grading Design
Standards.

Park Place Crossing involves the eventual provision and operation of a stormwater
management system with future Detailed Development Plan applications. The planned
facilities are consistent with the City’s Stormwater Master Plan and public works
standards. The project will incorporate “green streets” standards to reduce impervious
surfaces by incorporating stormwater swales and planters where required, logical, and
feasible and a stormwater management facility to manage stormwater. From these
management facilities (a temporary Phase 1 facility and permanent Phase 2 facility),
stormwater is directed to an existing natural drainageway at the southeast corner of Park
Place Crossing. The Preliminary Stormwater Report and the planned drainage systems are
consistent with these goals. Specific details will be included as part of future Detailed
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Development Plans. This application for a General Development Plan is consistent with
the listed policy.

Goal 11.6: Transportation Infrastructure
Optimize the City’s investment in transportation infrastructure.

Policy 11.6.1 Investments will be made to accommodate multi-modal traffic as
much as possible to include bike lanes, bus turnouts and shelters,
sidewalks, etc., especially on major and minor arterial roads, and in
regional and employment centers.

Park Place Crossing provides for needed transportation infrastructure as well as through
the provision of payments for intersection improvements and payment of Systems
Development Charges. These investments to the City’s transportation infrastructure will
allow for the provision of needed projects to multimodal systems, including bus turnouts
and shelters, bike lanes, sidewalks, and other improvements. Specific details will be
included as part of future Detailed Development Plans. This application for a General
Development Plan is consistent with the listed policy.

Goal 11.7: Non-City Utility Operations

Coordinate with utilities that provide electric, gas, telephone and television cable
systems, and high speed internet to Oregon City residents to ensure adequate service

levels.

Policy 11.7.1 Require local service lines in new subdivisions be placed
underground.

Policy 11.7.2 Coordinate with private utility providers to install infrastructure

during street construction and maintenance activities to reduce the
need to repeatedly cut into newly paved streets.

Policy 11.7.3 Adopt lighting practices in street and other public facilities, and
encourage it in private development to reduce glare, light pollution,
light trespass, and energy use, while maintaining even lighting
ensuring good visibility and safety for the public.

Policy 11.7.4 Encourage development of broadband networks in street rights-of-
way in a coordinated way to provide state of the art technology to its
residents.

Policy 11.7.5 Maintain and enforce the cell tower ordinance. Innovations in

reducing, camouflaging or screening cell towers will be adopted,

supported and encouraged.
The Park Place Crossing Master Plan anticipates the future provision of underground local
service lines and provide appropriate lighting for the neighborhood. The specifics of these
utility provisions will be included as part of future land use applications but are
anticipated to be consistent with City and utility provider standards. Specific details will
be included as part of future Detailed Development Plans. The application is consistent
with this policy.

Goal 11.9: Fire Protection
Maintain a high level of fire suppression and emergency medical services capacity.

Policy 11.9.1 Ensure that all areas, including newly annexed areas, receive fire
protection and emergency medical services.
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Water and transportation systems are planned to be sufficient to provide appropriate fire
protection for Park Place Crossing. Specific details will be included as part of future
Detailed Development Plans. The application is consistent with this policy.

Section 12 — Transportation

Response:

Response:

Goal 12.1: Land Use-Transportation Connection

Ensure that the mutually supportive nature of land use and transportation is
recognized in planning for the future of Oregon City.

Policy 12.1.1 Maintain and enhance citywide transportation functionality by
emphasizing multi-modal travel options for all types of land uses.

Policy 12.1.3 Support mixed uses with higher residential densities in
transportation corridors and include a consideration of financial and
regulatory incentives to upgrade existing buildings and
transportation systems.

Policy 12.1.4 Provide walkable neighborhoods. They are desirable places to live,
work, learn and play, and therefore a key component of smart growth.
Park Place Crossing provides for a network of public streets to serve the master plan area.
The planned street network includes multimodal travel options such as bicycle and
pedestrian improvements consistent with City code and the City’s Transportation System
Plan. Necessary right-of-way and easements for transportation improvements will be
dedicated with future land use applications. Residential homes of varying types are
planned in close proximity to parks, open spaces, civic areas, and mixed-
use/neighborhood commercial areas in order to provide close-by destinations. The result
of the master plan is a walkable neighborhood that is a desirable place to live, work, learn,
and play. Specific details will be included as part of future Detailed Development Plans.
This application for a General Development Plan is consistent with these Comprehensive
Plan policies.

Goal 12.3: Multi-Modal Travel Options

Develop and maintain a transportation system that provides and encourages a variety
of multi-modal travel options to meet the mobility needs of all Oregon City residents.

Policy 12.3.1 Provide an interconnected and accessible street system that
minimizes vehicle miles-traveled and inappropriate neighborhood
cut-through traffic.

Policy 12.3.2 Provide an interconnected and accessible pedestrian system that
links residential areas with major pedestrian generators such as
employment centers, public facilities, and recreational areas.

Policy 12.3.3 Provide a well-defined and accessible bicycle network that links
residential areas, major bicycle generators, employment centers,
recreational areas, and the arterial and collector roadway network.

Policy 12.3.4 Ensure the adequacy of pedestrian and bicycle connections to local,

county, and regional trails.
The Park Place Crossing GDP provides several projects identified within the TSP and Trails
Master Plan that will improve multimodal travel options within the City. The Tour Creek
bridge crossing will allow greater pedestrian and bicycle connectivity and reduce out-of-
direction travel. The planned connections are in compliance with the applicable codes,
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Response:

standards, and master plans. Specific details will be included as part of future Detailed
Development Plans. This application for a General Development Plan is consistent with
these Comprehensive Plan policies.

Goal 12.8: Implementation/Funding
Identify and implement needed transportation system improvements using available

funding.

Policy 12.8.3 Provide incentives for private sector contributions to multi-modal
transportation links and facilities, for example, establishing new
standards in the zoning code.

Park Place Crossing provides for necessary future transportation infrastructure as well as
through the provision of payments for intersection improvements and payment of
Systems Development Charges. These investments to the City’s transportation
infrastructure will allow for the provision of needed projects to multimodal systems,
including bus turnouts and shelters, bike lanes, sidewalks, and other improvements.
Specific details will be included as part of future Detailed Development Plans. The
application is consistent with this policy.

Section 13 — Energy Conservation

Response:

Goal 13.2: Energy Conservation
Plan public and private development to conserve energy.

Policy 13.2.1 Promote mixed-use development, increased densities near activity
centers, and home-based occupations (where appropriate).

Policy 13.2.5 Construct bikeways and sidewalks, and require connectivity of these
facilities to reduce the use of petroleum-fueled transportation.

Park Place Crossing has been planned to encourage bicycle and pedestrian connectivity
and other facilities to reduce the use of petroleum-fueled transportation. The Park Place
Concept Plan envisions mixed-use/neighborhood commercial sales and service to provide
opportunities for walkable neighborhoods and reduce the number of vehicle trips
necessary for residents to reach services. Specific details will be included as part of future
Detailed Development Plans. This application for a General Development Plan is
consistent with these Comprehensive Plan policies.

Ordinance No. 18-1007 - AN-17-0004 / ZC-17-0005 Park Place Annexation and Zone Change

Appendix A: Conditions of Approval

Response:

1. Highway 213 at Beavercreek Road intersection (an Oregon Highway intersection) is
forecasted to fall below adopted mobility standards prior to year 2035. As a result, the
City has adopted a new Refinement Plan and amendments to OCMC Chapter 12.04
implementing the new Refinement Plan, that is not yet acknowledged. This re-zoning
shall not be effective until the new Refinement Plan including alternative mobility
measures is adopted and acknowledged.

A final “Highway 213 Corridor Alternative Mobility Targets” report and associated code

amendments (City project L 17-03) for the Highway 213/Beavercreek Road intersection

were adopted by the City Commission in March 2018. The attached Transportation Impact

Study (Exhibit E) reviews the effects of the project in relation to the standards set by the

adopted report. This Condition of Approval has been completed.
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Response:

Response:

Response:

2. Prior to the effective date of this zone change, the property will remain zoned FU-10.
No new structures or additions to existing structures or site grading that triggers
erosion control permits or overlay district review, other than what otherwise would be
allowed under the County’s applicable FU-10 zoning, will be allowed. In addition the
property shall be subject to the City’s overlay districts, fence regulations in OCMC
17.54.100 as well as the City’s nuisance, business licensing and animal regulations.

The properties were zoned FU-10 prior to the effective date of the zone change and were
changed to City zoning following the completion and adoption of the “Highway 213
Corridor Alternative Mobility Targets” report. The project site is now zoned R-10, R-5, and
Neighborhood Commercial. This Condition of Approval has been completed.

3. A trip cap for the approximate 92-acre annexation shall be imposed on all development
as follows: 538 AM peak hour trips; 679 PM peak hour trips; and 7406 total weekday
trips. Any proposal involving development exceeding this trip cap will require
additional analysis showing compliance with the Transportation Planning Rule, OAR
660-12-0060 subject to review by the Planning Commission and City Commission as a
modification.

The planned residential component of the Park Place Crossing General Development Plan

is anticipated to generate 290 morning peak hour trips, 390 evening peak hour trips, and

4,064 average weekday trips, representing only £54 percent of the trip cap established by

Condition of Approval #3 of Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005). A

Transportation Impact Study reviewing these requirements and detailing the trip

generation for the project is attached as part of Exhibit E. This Condition of Approval has

been completed.

4. Prior to issuing any development approval authorized by this annexation and zone
change, the applicant shall obtain General and Detailed Development Plan approval,
that includes the approximate 92-acre property, pursuant to OCMC 17.65. Until such
time, all development shall be conform to requirements of the County’s FU-10 zoning.
The General Development Plan and all phases of development authorized by it, must
implement the Park Place Concept Plan and Oregon City’s adopted Public Facilities
Plans with regard to the provision of open space, park and trails, sewer, water,
stormwater and transportation improvements. These include, but are not limited to,
addressing the timing of parkland acquisitions and development, proposed phasing of
major roads to ensure a timely connection to Holly Lane and an analysis of utility
phasing that can foster redevelopment of the entire concept plan area. All land division
and site plan and design review applications shall be in conformance with the
approved Master Plan, although the normal provisions for Amendments to Master
Plans apply.

Development of the site has not occurred since annexation of the property and approval

of Ordinance No. 18-1007 and is anticipated once the Park Place Crossing General

Development Plan for the overall project and Detailed Development Plans for each phase

are completed. A Detailed Development Plan application for Phase 1 will include some

additional details regarding the remainder of the Master Plan area with the
understanding that each phase will have a further Detailed Development Plan submitted
to further refine the design of the Park Place Crossing Master Plan.

The required General Development Plan implements the Park Place Concept Plan and
City’s Public Facilities Plans through the provision of public improvements, parks, trails,
and open spaces. Phasing of parkland acquisitions, road connections and phasing, and
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Response:

Response:

Response:

utility phasing are addressed within this narrative and the Preliminary Plans. Future land
division, site plan, and design review are planned to be in conformance with this General
Development Plan or any future amendments. This Condition of Approval is completed.

5. As a result of future transportation analyses associated with specific development
plans for any of the properties subject to this annexation, the applicant may be
obligated in subsequent conditions of approval to mitigate for development impacts
by participating in funding of both TSP and non-TSP projects regardless of whether
those project are listed in the conditions of approval for this annexation and zone
change pursuant to the applicable approval criteria for a Master Plan.

This requirement is understood. A Transportation Impact Study (TIS) is included as part of
this application as Exhibit E. The applicable transportation projects listed within the
conditions for this annexation and zone change and any additional appropriate projects
are reviewed as part of the TIS. This Condition of Approval is completed.

6. At such time as a Master Plan is reviewed, the applicant shall submit additional
materials to address specific requirements outlined in the city’s Guidelines for
Transportation Impact Analyses and calculate the proportionate share of
transportation impacts of the proposed development including proportional
mitigation of the application’s impacts on that intersection, or such other mitigation
measure(s) as may be approved which assure(s) that the intersection will either meet,
or perform no worse than, the then-applicable performance standards. More intense
development than identified in this report is likely to increase the applicant’s share of
project differently than calculated below. The applicant’s final share may be modified
as necessary when a Master Plan is approved to reflect any a modification of the
development’s trip generation or a change in project costs resulting from revisions to
project costs associated with updates to the City’s Transportation System Plan or
Capital Improvement program that will be paid on a schedule determined as part of
the Master Plan.

The project Transportation Impact Study (Exhibit E) addresses the City’s Guidelines for

Transportation Impact Analyses (July 2021) and reviews the proportional mitigation of

the project’s impacts on the studied intersections. The Park Place Crossing Master Plan

anticipate significantly fewer vehicle trips, approximately 54 percent of those projected
as part of the annexation TIS; therefore, the final share of proportional mitigation will be
modified. Transportation Impact Study updates will be submitted with each Detailed

Development Plan, as necessary. This Condition of Approval has been completed.

a. Redland Road at Holcomb Boulevard/Abernethy Road (a non-Oregon
Highway intersection) is forecasted to fall below adopted performance

standards prior to year 2035. The applicant shall demonstrate either of the
following:

1. That the City has adopted amendments to the City’s Transportation
System Plan to include projects that satisfy the applicable mobility
standards as specified in OCMC 12.04.205 at this location; or
The City has adopted amendments to the Transportation System Plan as part of the
“Highway 213 Corridor Alternative Mobility Targets” report and associated code
amendments. The Transportation Impact Study (Exhibit E) addresses these TSP
amendments. This Condition of Approval has been completed.
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Response:

Response:

Response:

Response:

2. Accept a condition of approval for a development application that
obligates the applicant to implement a project that satisfies
applicable mobility standards at that intersection.

The Applicant has also provided information regarding the proportional mitigation of the
Abernethy Road/Holcomb Boulevard/Redland Road intersection. This Condition of
Approval has been completed.

b. The developer shall participate in the funding of improvements for the I-
205/OR99E ramp terminal projects (TSP Projects D75 and D76) in proportion
to the development’s traffic volumes as a percentage of total year 2035
intersection volumes from the TSP. The project cost for D75 is $2,990,000.
Based on this methodology and the preliminary PM peak hour trip generation
from the proposed development, the development accounts for 0.96 percent
of the 2035 volume and the development’s share of the project is $28,700. The
project cost of D76 is $1,990,000. The development accounts for 0.87 percent
of the 2035 volume and the development’s share is $17,300.

This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

c. The developer shall participate in the funding of improvements for the Main
Street/14th Street improvements (TSP Projects D7 and D8) in proportion to
the development’s traffic volume as a percentage of the predicted 2035 traffic
volume at the intersection calculated in the TSP. The cost of these projects as
listed in the 2017 TSDC Project List is $845,000 and $960,000, respectively.
Based on this methodology and the preliminary PM peak hour trip generation
from the proposed development, the development accounts for 3.63 percent
of the 2035 volume and the development’s share of the project is $65,500.

This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

d. The developer shall participate in the funding of improvements for the
Abernethy/Holcomb/Redland intersection in proportion to the
development’s traffic volume as a percentage of the predicted 2035 traffic
volume. No project is currently identified in the TSP. The project concept is
to provide an additional lane on the eastbound approach; it may involve
restriping or widening and signal modifications. No project cost is available
at this time. Based on this methodology and the preliminary PM peak hour
trip generation from the proposed development, the development accounts
for 19.7 percent of the 2035 volume.

This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

e. The developer shall participate in the funding of improvements for the
intersection of OR213/Redland Road (TSP Project D79) in proportion to the
development’s traffic volume as a percentage of the predicted 2035 traffic
volume at the intersection calculated in the TSP. The 2017 TSDC project list
shows a project cost of $10,105,000. Based on this methodology and the
preliminary PM peak hour trip generation from the proposed development,
the development accounts for 4.77 percent of the 2035 volume and the
development’s share of the project is $482,000.

This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.
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The developer shall participate in the funding of improvements for the Holly
Lane/Holcomb Boulevard intetsection (TSP Project D43) in proportion to
the development’s traffic volume as a percentage of the predicted 2035 traffic
volume. Project D43 is a roundabout with an estimated project cost in the TSP
of $1,040,000 according to the 2017 TSDC Project List. Based on this
methodology and the preliminary PM peak hour trip generation from the
proposed development, the development accounts for 38.1 percent of the 2035
volume and the development’s share of the project is $396,000.

Response: This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

g.

The developer shall participate in the funding of improvements for the Holly
Lane/Redland Road intersection (TSP Project D36) in propottion to the
development’s traffic volume as a percentage of the predicted 2035 traffic
volume. Project D36 is a roundabout with an estimated project cost $1,040,000
according to the 2017 TSDC Project List. Based on this methodology and the
preliminary PM peak hour trip generation from the proposed development,
the development accounts for 28.3 percent of the 2035 volume and the
development’s share of the project is $294,000.

Response: This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

h.

The developer shall participate in the funding of improvements for the
Highway 213/Beavercreek Road intersection in proportion to the
development’s traffic volume as a percentage of the predicted 2035 traffic
volume. A project to add a right-turn lane on westbound Beavercreek Road
and a merge lane on northbound Highway 213 was identified in the July 2017
Highway 213 Corridor Alternative Mobility Study and was adopted as Project
D95 as an amendment to the TSP. The project’s cost listed in the TSP
amendment is $2.7 million. Based on this methodology and the preliminary
PM peak hour trip generation from the proposed development, the
development accounts for 0.35 percent of the 2035 volume and the
development’s share of the project is $9,400.

Response: This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

i

The developer shall participate in the funding of improvements for pedestrian
and bicycle projects on Holcomb Boulevard that implement the Holcomb
Boulevard Pedestrian Enhancement Concept Plan (HBPECP, adopted by
Ord. 05-1003) in accordance with the Transportation System Plan sidewalk
Infill projects W11, W12, W13, bike lane project B12, and crossing projects C3,
C4, C5 and C6 in proportion to the development’s motor vehicle traffic volume
using Holcomb Boulevard as a percentage of the total motor vehicle traffic
volume on Holcomb Boulevard. Based on this methodology and the
preliminary PM peak hour trip generation from the proposed development,
the development accounts for 11.5 percent of the 2035 volume. The combined
cost of these seven projects is $3,735,000. The development’s share of the
projects’ cost is calculated to be $429,500. The developer is entitled to System
Development Charge credits pursuant to OCMC 13.12.040 for qualified public
improvement as part of development.

Response: This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.
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j- The developer shall participate in the funding of improvements for the
Redland Road/Anchor Way intersection in proportion of the development’s
traffic as a development’s traffic volume as a percentage of the predicted 2035
traffic volume. Project D35 specifies operational improvements at the
intersection with an estimated project cost of $425,000 according to the 2017
TSDC Project List. Based on this methodology and the preliminary PM peak
hour trip generation from the proposed development, the development
accounts for 25.0 percent of the 2035 volume and the development’s share of
the project is $106,000.

Response: This requirement is understood and will be modified with future Detailed Development
Plan applications as noted above.

k. The applicant’s preliminary proportionate share for project listed above as
conditions of approval are based on the total trip generation for the
annexation property using the proposed trip cap of 538 AM peak hour trips;
679 PM peak hour trips; and 7,406 total weekday trips. A less intense
development is likely to decrease the applicant’s share of projects as
calculated above. A more intense development, in addition to requiring
analysis showing compliance with the Transportation Planning Rule, is likely
to increase the applicant’s share of projects as calculated above.

Response: These requirements are understood. The Park Place Crossing Master Plan Transportation
Impact Study (Exhibit E) anticipates a net additional 290 AM peak hour trips, 390 PM peak
hour trips, and 4,064 total weekday trips. These expected trips are equal to £54.6 percent
of the trip cap established by Ordinance No. 18-1007 (AN-17-0004/ZC-17-0005). Because
the full build-out planned for Park Place Crossing is significantly less than the trip caps
listed above, the result is a decrease in the Applicant’s share of the listed projects. A more
intense development is not planned; therefore, additional analyses showing compliance
with the Transportation Planning Rule is not required. The total of AM peak hour, PM
peak hour, and total weekday trips will be determined and updated at each phase of
Detailed Development Plan.

IV. Conclusion

The required findings have been made, and this written narrative and accompanying documentation
demonstrate that the application is consistent with the applicable provisions of the Oregon City Municipal
Code, Oregon City Comprehensive Plan, Park Place Concept Plan, and the conditions of approval of
Ordinance No. 18-1007 (AN-17-0004 / ZC-17-0005). The evidence in the record is substantial and supports
approval of the application.
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