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N O T I C E OF A D O P T E D A M E N D M E N T 

September 30, 2008 

TO: Subscribers to Notice of Adopted Plan 
or Land Use Regulation Amendments 

FROM: Mara Ulloa, Plan Amendment Program Specialist 

SUBJECT' City of Oregon City Plan Amendment 
DLCD File Number 003-07 

Oregon 

The Department of Land Conservation and Development (DLCD) received the attached notice of 
adoption. Due to the size of amended material submitted, a complete copy has not been attached. A 
copy of the adopted plan amendment is available for review at the DLCD office in Salem and the local 
government office. 

Appeal Procedures* 

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL: October 15, 2008 

This amendment was submitted to DLCD for review 45 days prior to adoption. Pursuant to ORS 197.830 
(2)(b) only persons who participated in the local government proceedings leading to adoption of the 
amendment are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government. If 
you have questions, check with the local government to determine the appeal deadline. Copies of the 
notice of intent to appeal must be served upon the local government and others who received written 
notice of the final decision from the local government. The notice of intent to appeal must be served and 
filed in the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10). Please call 
LUBA at 503-373-1265, if you have questions about appeal procedures. 

*NOTE: THE APPEAL DEADLINE IS BASED UPON THE DATE THE DECISION WAS 
MAILED BY LOCAL GOVERNMENT. A DECISION MAY HAVE BEEN 
MAILED TO YOU ON A DIFFERENT DATE THAN IT WAS MAILED TO 
DLCD. AS A RESULT YOUR APPEAL DEADLINE MAY BE EARLIER THAN 
THE ABOVE DATE SPECIFIED. 

Cc: Gloria Gardiner, DLCD Urban Planning Specialist 
Jennifer Donnelly, DLCD Regional Representative 
Bob Cortnght, DLCD Transportation Planning Coordinator 
Amanda Punton, DLCD Natural Resource Specialist 
Tony Konkol, City of Oregon City 
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Notice of Adoption 

THIS FORM MUST BE MAILED TO DLCD 
WITHIN 5 WORKING DAYS AFTER THE FINAL DECISION 

PER ORS 197.610, OAR CHAPTER 660 - DIVISION 18 

Jurisdiction: City of Oregon City 
Date of Adoption: 9/17/2008 

O Hand delivered Q email Q mailed 
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LAND CONSERVATION 
AND DEVELOPMENT 

For DLCD Use Only 

Local file number: L 07-02 
Date Mailed: 9/24/2008 

Date original Notice of Proposed Amendment was mailed to DLCD: 5/07 

Ex] Comprehensive Plan Text Amendment 

I I Land Use Regulation Amendment 
I I New Land Use Regulation 

I I Comprehensive Plan Map Amendment 

I I Zoning Map Amendment 

• Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 

As required by Metro Title 11: Planning for New Urban Areas of the Urban 
Growth Management Functional Plan, the Beavercreek Road Concept Plan is 
intended to lav a foundation for urbanization of the area brought into the City's 
Urban Growth Boundary (UGB). The Beavercreek Road Concept Plan addresses 
urban services, residential density and design, housing, commercial and 
employment uses, transportation, natural resources and public facilities. 
Describe how the adopted amendment differs from the proposed amendment. If it is the same, write "SAME" 
If you did not give Notice for the Proposed Amendment, write "N/A". 
The adopted amendments do not include changes to the Oregon City zoning 
code, zoning map, or comprehensive plan map as originally proposed. The 
implementing regulations and map changes will be adopted through a separate 
process. 

Plan Map Changed from: na to: na 
Zune Map Changed fi um. n a - tu. na 
Location: East of Beavercreek Road Acres Involved: 

Specify Density: Previous: 1 unit I 10 acres New: Res: 10 I acre 
Applicable Statewide Planning Goals: 1,2,5,6,7,8,9.10,11,12,13,14 

Was and Exception Adopted? • YES £3 NO 

DLCD File No.. ÑC3-CN F IBU<P 



Did the Department of Land Conservation and Development receive a Notice of Proposed Amendment... 

Forty-five (45) days prior to first evidentiary hearing? Yes O No 

If no, do the statewide planning goals apply? • Yes O No 

If no, did Emergency Circumstances require immediate adoption? Q Yes EH No 

Affected State or Federal Agencies, Local Governments or Special Districts: 

Oregon Department of Transportation. METRO. Clackamas County 

Local Contact Tony Konkol 
Address: PO Box 3040 
Zip Code + 4: 97045-

Phone r5Q3) 496-1562 Extension: 

city: Oregon City 
Email Address: tkonkol@ci.oregon-city.or 

ADOPTION SUBMITTAL REQUIREMENTS 
This form must be mailed to DLCD within 5 working days after the final decision 

per ORS 197.610, OAR Chapter 660 - Division 18. 

1. Send this Form and TWO (2) Copies of the Adopted Amendment to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

2. Submit TWO (2) copies the adopted material, if copies are bounded please submit TWO (2) 
complete copies of documents and maps. 

3. Please Note: Adopted materials must be sent to DLCD not later than FIVE (5) working days 
following the date of the final decision on the amendment. 

4. Submittal of this Notice of Adoption must include the text of the amendment plus adopted findings 
and supplementary information. 

5. The deadline to appeal will not be extended if you submit this notice of adoption within five working 
days of the final decision. Appeals to LUBA may be filed within TWENTY-ONE (21) days of the 
date, the Notice of Adoption is sent to DLCD. 

6. In addition to sending the Notice of Adoption to DLCD, you must notify persons who 
participated in the local hearing and requested notice of the final decision. 

7. Need More Copies? You can copy this form on to 8-1/2x11 green paper only; or call the DLCD 
Office at (503) 373-0050; or Fax your request to:(503) 378-5518; or Email your request to 
mara.ulloa@state.or.us - ATTENTION: PLAN AMENDMENT SPECIALIST. 

J:\pa\paa\forms\form2word.doc revised: 7/7/2005 
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CITY OF OREGON CITY 
221 MOLALLA AVENUE 
TEL 5 0 3 . 7 2 2 . 3 7 8 9 

FILE NO.: 

OREGON CITY, OREGON 9 7 0 4 5 
FAX 5 0 3 . 7 2 2 . 3 8 8 0 • 

NOTICE OF DECISION 
Date: September 24, 2008 

L 07-02 

APPLICATION TYPE: Legislative 

APPLICANT: City of Oregon City Planning Division 
Dan Drentlaw, Director of Community Development 
320 Warner Milne Road 
Oregon City, Oregon 97045 

REQUEST: Adoption by ordinance of the Beavercreek Road Concept Plan as an amendment to the 
Oregon City Comprehensive Plan and its Ancillary Documents, the Oregon City 
Comprehensive Plan, the Oregon City Transportation System Plan, the Oregon City Water 
Master Plan and Sanitary Sewer Master Plans, and the Oregon City Parks, Recreation and 
Trails Master Plans. 

LOCATION: Numerous. The concept plan includes 453-acres located along the east side of Beavercreek 
Road from Old Acres Lane, north to Loder Road. 

REVIEWER: Dan Drentlaw, Director of Community Development 
Tony Konkol, Senior Planner 

DECISION: On September 17, 2008, after reviewing all of the evidence in the record and considering all 
of the evidence and arguments made by property owners and interested citizens, the City Commission concluded that the 
Beavercreek Road Concept Plan had met all of the requirements of Metro Title 11 and each applicable section of the 
Oregon City Municipal Code and Oregon City Comprehensive Plan and unanimously APPROVED the second reading 
of Ordnance 07-1008. 

The Beavercreek Road Concept Plan, adopting ordinance, staff report and findings of fact are available at the Oregon 
City Community Development Department, which is located at 221 Molalla Avenue, for review, Monday through Friday 
from 8am to 5pm. Copies of these documents are available (for a fee) upon request. 

Legislative actions involve the adoption or amendment of the city's land use regulations, comprehensive plan, maps, inventories and other policy 
documents that affect the entire city or large portions of it. Legislative actions which affect land use must begin with a public hearing before the 
planning commission. 
B Planning Commission Review 

I Hearing Required. The planning commission shall hold at least one public hearing before recommending action on a legislative proposal. 
Any interested person may appear and provide written or oral testimony on the proposal at or prior to the hearing. The planning manager 
shall notify the Oregon Department of Land Conservation and Development (DLCD) as required by the post-acknowledgment procedures of 
ORS 197.610 to 197.625, as applicable. 

2. Planning Manager's Report. Once the planning commission hearing has been scheduled and noticed in accordance with Section 
17.50.090(C) and any other applicable laws, the planning manager shall prepare and make available a report on the legislative proposal at 
least seven days prior to the hearing. 

3. Planning Commission Recommendation. At the conclusion of the hearing, the planning commission shall adopt a recommendation on the 
proposal to the city commission. The planning commission shall make a report and recommendation to the city commission on all legislative 
proposals. If the planning commission recommends adoption of some form of the proposal, the planning commission shall prepare and 
forward to the city commission a report and recommendation to that effect. 

C. City Commission Review 

Beavercreek Road Concept Plan 
L 07-02 
September 24, 2008 



1 City Commission Action. Upon a recommendation from the planning commission on a legislative action, the city commission shall hold at 
least one public hearing on the proposal. Any interested person may provide written or oral testimony on the proposal at or prior to the 
hearing. At the conclusion of the hearing, the city commission may adopt, modify or reject the legislative proposal, or it may remand the 
matter to the planning commission for further consideration. If the decision is to adopt at least some form of the proposal, and thereby amend 
the city's land use regulations, comprehensive plan, official zoning maps or some component of any of these documents, the city commission 
decision shall be enacted as an ordinance. 

2 Notice of Final Decision. Not later than five days following the city commission final decision, the planning manager shall mail notice of the 
decision to DLCD in accordance with ORS 197.615(2). (Ord. 98-1008 §l(part), 1998) The city commission decision is the city's final 
decision and is appealable to the land use board of appeals (LUBA) within twenty-one days of when it becomes final. 

Beavercreek Road Concept Plan 
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ORDINANCE NO. 07-1008 

AN ORDINANCE ADOPTING THE BEAVERCREEK ROAD CONCEPT PLAN AND 
AMENDMENTS TO THE OREGON CITY COMPREHENSIVE PLAN AND ITS ANCILLARY 

DOCUMENTS 

WHEREAS, the residents and public advisory groups of Oregon City have worked to 
develop the overall vision, policies and goals for the future growth and development of the 
Beavercreek Concept Plan area; and 

WHEREAS, The Beavercreek Concept Plan is intended to guide the growth and 
management of the Beavercreek Concept Plan Area, to support natural, recreational, and 
economic benefits for the community of Oregon City, and to provide a framework for 
implementation of identified goals and policies; and 

WHEREAS, the Beavercreek Concept Plan complies with and is consistent with 
Statewide Planning Goals, the Metro Regional Framework Plan, specifically Title 11 and other 
applicable law; and 

WHEREAS, the City will continue to work with Clackamas County to recommend long-
term urban and rural reserves during the Metro reserves project for future expansion of the 
Urban Growth Boundary or designation of urban reserves pursuant to 660 Oregon 
Administrative Rules, Division 21; and 

WHEREAS, notice was mailed to all Oregon City property owners in conformance with 
Measure 56 requirements and notice was published in the local newspaper. Public meetings 
and workshops were held where the objectives and concepts of the Beavercreek Concept Plan 
were presented and discussed; and 

WHEREAS, the Planning Commission and the City Commission both held publicly 
noticed work sessions on the proposed amendments; and 

WHEREAS, the Planning Commission held three public hearings on the proposed 
amendments; and 

WHEREAS, the Planning Commission, based on the oral and written testimony they 
received at the public hearings, adopted minor revisions to the amendments and unanimously 
recommended it be adopted; and 

WHEREAS, further amendments to the Oregon City Comprehensive Plan and Map and 
Zoning Code and Map will be necessary in order to implement the Beavercreek Road Concept 
Plan, and these Amendments will be considered and reviewed in duly noticed Public Hearings 
before the Planning Commission and City Commission; and 

WHEREAS, adopting the Beavercreek Road Concept Plan, narrative, appendices and 
Concept Plan Goals and Policies, amending the City of Oregon City Comprehensive Plan and 
adopting updates to the ancillary documents to the Comprehensive Plan in order to implement 
the Beavercreek Road Concept Plan; including the Oregon City Transportation System Plan, 
Oregon City Water Master Plan, Oregon City Sanitary Sewer Master Plan, Oregon City Parks 

Ordinance No. 07-1008 
Effective: October 17, 2008 
Page 1 of 2 



and Recreation Plan and the Oregon City Trails Master Plan is in the best interest of Oregon 
City to ensure that the goals and policies of the City can be realized; and 

NOW, THEREFORE, OREGON C ITY ORDAINS AS FOLLOWS: 

Section 1. The Beavercreek Concept Plan and Appendix, attached as Exhibit 2, is 
hereby adopted as an Ancillary Document to the Oregon City Comprehensive Plan based on 
the findings and evidence contained in the Staff Report and record for Planning File L 07-02. 

Section 2. The Ancillary Documents to the Oregon City Comprehensive Plan, as 
amended, attached as Exhibit 2, are hereby adopted based on the findings and evidence 
contained in the Staff Report and record for Planning File L 07-02. 

Section 3. The Beavercreek Road Concept Plan and Ancillary Documents shall not be 
effective until February 1, 2009 or upon adoption of zoning regulations implementing these plan 
amendments, whichever comes first. The Commission may extend the effective date beyond 
this period by resolution. 

Section 4. The City shall create a Green Standards Task Force to review and make 
recommendations concerning Green Building Standards for residential, commercial and 
industrial uses. 

Read for the first time at a regular meeting of the City Commission held on the 3rd day 
of September 2008, and the City Commission finally enacted the foregoing ordinance this 17th 

day of September 2008. 

ATTESTED to this 17th day of September 2008 

City Recorder 

Ordinance No. 07-1008 
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BEFORE THE CITY COMMISSION 

In the Matter of 
Adoption of the 
Beavercreek Road Concept Plan 

) 
) 
) 
) 

Findings of Fact 

File No. 07-02 

I. INTRODUCTION 

This matter comes before the City Commission (Commission) of Oregon City to approve the 
Beavercreek Road Concept Plan. After a review of the facts, the City Commission finds that the 
applicable decision-making criteria are satisfied. Therefore, the City Commission APPROVES 
the above-reference plan amendments. Unless otherwise provided for, these plan amendments 
shall not take effect until February 1, 2009 or upon adoption of zoning regulations implementing 
these plan amendments, whichever comes first. 

The Beavercreek Road Concept Plan is a guide to the creation of a complete and sustainable 
community in southeast Oregon City. The concept plan includes 453-acres located along the 
east side of Beavercreek Road from Old Acres Lane, north to Loder Road. The majority of the 
site (245 acres) was added to the UGB in December of 2002 and an additional 63 acres were 
added in 2004. The remaining acreage was in the UGB and/or Oregon City limits prior to 2002. 
During the update of the Oregon City Comprehensive Plan, a policy was adopted acknowledging 
the jobs-related importance of the site to Oregon City and the region, while also allowing 
flexibility in the project area's land use. Comprehensive Plan policy 2.6.8 states: 

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

The plan furthers this end by creating an area were families can work, as well as live by 
providing a diverse mix of uses (an employment campus north of Loder Road, mixed use 
districts along Beavercreek Road, and two mixed use neighborhoods) all woven together by open 
space, trails, a network of green streets and sustainable development practices - all attributes 
necessary to provide a successful family-wage employment area. Transit-oriented land uses 
have been strategically located to increase the feasibility of transit service in the future. The plan 
has been carefully crafted to create a multi-use community that has synergistic relationships with 
Clackamas Community College, Oregon City High School and adjacent neighborhoods. 

This proposal is to take the next step toward urbanizing this area including amending the 2004 
Oregon City Comprehensive Plan to include the adoption of the Beavercreek Road Concept Plan 
(Attachment A, Exhibit 2) with new, rewritten and reorganized elements, to change certain 
comprehensive plan designations on the Oregon City Comprehensive Plan Map, and make 
changes to the Oregon City Zoning Map that support the changes to the Comprehensive Plan 
Map. The final step will be to update the Oregon City Zoning Ordinances to implement the 
Concept Plan. Because the City Commission must still review the draft implementing zoning 
regulations and other implementing measures, it has determined it necessary to delay the 
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effective date of this Plan to assure these measures are consistent with and adequate to carry out 
this Plan and has provided for extensions, if necessary, to assure couch consistency and 
adequacy. 

New Water and Sanitary Sewer master plans are proposed to be adopted as ancillary documents 
to the updated Comprehensive Plan. Additionally, updates to the Transportation System Plan 
(2001), Parks and Recreation Plan (1999), Trails Master Plan (2004), are proposed for adoption. 

II. FACTS 

A. Existing Conditions 

The primary existing land uses in the concept plan area are low-density residential housing, rural 
farms, home occupations, storage facility, an airport and a golf course. The majority of the 
housing in the plan area is located between Thayer Road and Loder Road. The plan area is 
surrounded by residential lands within the city limits to the north and east and County designated 
rural residential lands located outside the urban growth boundary to the north, east and south. 
There has been substantial residential development in the Thayer Road/Maple Lane area to the 
north of the site and in the Glen Oak Road area to the west of the site, contributing to the 
population increase in Oregon City that has grown from 25,754 in 2004 to 36,060 in 2007 
(Source: Portland State University). The nearest commercial area is the Berry Hill Shopping 
Center at the intersection of Beavercreek Road and Highway 213 Clackamas Community 
College, which has the nearest Tri-Met service, and Oregon City High School are located across 
Beavercreek Road, which is adjacent to the site. These institutional uses offer a unique 
opportunity to plan synergistic land uses that connect the properties, reinforce an identity for the 
area and help localize trips. 

The protection of natural resources and water quality in urbanizing areas has become more 
important with new regulations at the regional, state, and federal levels. Additional concerns 
specific to the Beavercreek Road Concept Plan are traffic congestion, street designs, stormwater 
facilities, green building design, and the interconnectedness of neighborhoods, open space and 
activity centers through a variety of transportation modes. Subsequently, the Beavercreek Road 
Concept Plan will incorporate new standards and updated regulations for these areas that need to 
be reflected in the Comprehensive Plan. 

B. Buildable Lands Inventory 

The consulting team inventoried all of the property within the study area to determine the 
amount of developed, constrained vacant and underdeveloped land (Exhibit 2, pages 11-13 for a 
detailed breakdown of the methodology and results). This "buildable lands analysis" was 
generated from the city's Geographic Information System, Metro data and mapping and 
available real estate and tax assessor databases. "Buildable" lands, for the purpose of the 
concept plan, are defined as the gross site area minus wetlands, steep slopes, other Goal 5 
resources, public utility easements, road rights-of-way, and committed properties (developed 
properties with an assessed improvement value greater than $350,000.) When land for power 
lines, the natural gas line, natural resources and committed structures are removed, the net 
buildable acreage is approximately 292 acres. The Commission finds this is consistent with Goal 
10 and its implementing rules. 
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C. Public Involvement and Public Comment 

The Concept Plan was developed by a 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC). The committees met twelve times between June 
2006 and July 2007. In addition to the committee meetings, the public involvement process 
included a study area tour for CAC and TAC members, two public open houses, market focus 
group, sustainability focus group, employment lands coordination with Metro, Community 
Design Workshop, a project website, project posters, informational sign, email notice and 
extensive mailings to property owners and interested parties prior to each meeting and public 
event. Notice of the public hearing for the proposal was published in the newspaper and mailed 
to all Oregon City property owners on June 22, 2007, in accordance with the requirements of 
Measure 56. The Planning Commission took public testimony at three hearings on 
September 24, 2007, October 22, 2007, and November 12, 2007. In addition to reviewing all of 
the evidence in the record, the City Commission also took public testimony at its hearings on 
January 16, 2008, March 5, 2008, March 19, 2008 and April 16, 2008. 

D. Summary of Revisions 

The City of Oregon City proposes to adopt the Beavercreek Road Concept Plan. New 
comprehensive plan map designations and development code changes are not proposed. As 
mentioned earlier, these concept plan policies will not go into effect until the new zoning 
designations apply to specific parcels. 

Adoption of the Beavercreek Road Concept Plan is subject to all of the applicable Statewide 
Planning Goals including the Transportation Planning Rule (OAR 660-012-0060). In order to 
meet the requirements of this regulation, needed improvements and funding mechanisms have 
been identified for properties within the Concept Plan area that will mitigate impacts of the 
amendment in a manner that avoids further degradation to the performance of the facilities. The 
proposed transportation infrastructure improvements, financing and funding estimates, identified 
in the Plan, along with future amendments to the Transportation System Plan and Capital 
Improvement Plan provide adequate basis to limit development until compliance with the 
Transportation Planning Rule is shown. 

Oregon City must comply with the relevant portions of Metro's Urban Growth Management 
Functional Plan (Functional Plan). The Functional Plan is a regional land use plan that 
implements the 2040 Growth Concept. The Concept Plan is required to comply with Metro's title 
11 requirements regarding residential density. Findings regarding Metro Title 11 are detailed 
below. 

III. DECISION-MAKING CRITERIA: 

A. Comprehensive Plan Criteria 

The following considerations, goals and policies apply to amendment of the Comprehensive Plan 
and Concept Plans. 
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Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 

Section 2 - Land Use of the 2004 Oregon City Comprehensive Plan indicates that the regular 
review and updated of the Comprehensive Plan should consider the following: 

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

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

state andfederal governmental agencies. 

B. Statewide Planning Goals 

Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the plan to be approved by DLCD it must 
comply with applicable statewide planning goals. The analysis below is provided for the City 
and the public to understand how the proposed update complies with Statewide Planning Goals. 

C. Metro Title 11. 

Concept Plans are regulated by Title 11 in Metro's Urban Growth Management Functional Plan. 
Title 11 and Concept Plans are intended to lay a foundation for urbanization of areas added to the 
region's Urban Growth Boundary (UGB) in a way that reasonably provides public facilities and 
services, offers transportation and housing choices, supports economic development, and 
protects natural resources. The following land use elements of Metro's Title 11 regulations 
governing concept planning within Metro's jurisdiction, "3.07.1120 Urban Growth Boundary 
Amendment Urban Reserve Plan Requirements" which generally include the following: 

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

IV. ANALYSIS AND FINDINGS 

A. Comprehensive Plan Criteria 

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

1. Plan implementation process; 

Analysis: The main reason for amending the Comprehensive Plan is to adopt appropriate zoning 
for the new Beavercreek Road Concept Plan in response to Metro Title 11 Requirements. The 
concept planning process was initiated in order to ensure the appropriate mix of uses in the 
concept plan area, and so that public facilities and services can be planned to serve future 
development within the study area. 

Completion of the concept plan and amendment of the Comprehensive Plan complies with the 
City's Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which 
provides that the City plan for public services to lands within the Urban Growth Boundary 
through adoption of a concept plan and related Capital Improvement Program, as amendments to 
the Comprehensive Plan. The Beavercreek Road Concept Plan and regulations are in 
compliance with Metro's Functional Plan and the amendments to the comprehensive plan must 
be adopted through DLCD's post-acknowledgement process. 

The Commission finds this criterion is satisfied. 

2. Adequacy of the Plan to guide land use actions, including an examination of trends. 

Analysis: The Existing Conditions report of the Concept Plan includes detailed market, 
infrastructure, transportation system, natural resources, demographics and industrial lands 
analyses in order to determine trends to guide future land use actions. The results of this analysis 
need to be incorporated into the Comprehensive Plan. The plan provides a thorough explanation 
of the existing conditions pertaining to this analysis and provides recommendations and 
preliminary cost estimates for improvements that will be necessary in order for the concept plan 
to be carried out. 

The Zoning and Comprehensive Plan amendments are necessary in order for land use actions to 
be carried out within the concept plan area subsequent to the annexation of property. Adoption 
of the concept plan does not rezone property within the planning area until said property is 
annexed into the City and the implementing zoning regulations are in place. Comprehensive 
Plan map designations, relevant code amendments, and text and maps required for when these 
events take place. Likewise, the amendments to the ancillary documents and plans assure that the 
necessary improvements in the concept plan may be incorporated into the appropriate ancillary 
plan, as well as be included in the City's Capital Improvement Program and Transportation 
System Plan. 

The Concept Plan provides a comprehensive and cohesive guide to future development in three 
parts: 

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

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

3) Development code amendments - Revisions to the development code are 
being prepared as part of the Concept Plan. Once final, it will be adopted 
as part of the Oregon City Municipal Code. Compliance with these 
amended provisions will be required for all land use permits and 
development. 

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

The Commission finds this criterion is satisfied.. 

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

Analysis: Citizen input was critical to ensure that the community's desires and attitudes would 
be reflected in the Concept Plan. A public involvement program was developed and conducted 
from June 2006 through July 2007. A 15-member Citizen Advisory Committee (CAC) and 9-
member Technical Advisory Committee (TAC) developed the concept plan. The purpose of the 
CAC was to serve as the forum for stakeholder representatives to work with each other and act as 
an advisory body to the Consulting Team, City Staff, Planning Commission, and City 
Commission regarding the Concept Plan. The CAC comprised residents, representatives of 
neighborhood associations, the Hamlet of Beavercreek, local businesses, the development 
community, property owners within the study area, the school district, Clackamas Community 
College, Transportation Advisory Committee, environmental interests, and the Planning 
Commission. The TAC included representatives from Metro, Clackamas County, ODOT, Tri-
Met, DLCD, and City Planning Staff. Twelve meetings were held over the 13 months and there 
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were two open houses, a market and sustainability focus group and a design workshop that were 
intended to provide information to citizens and to solicit their input. 

The overall vision for the concept plan is to create "A Complete and Sustainable Community", 
and the CAC utilized the definition of sustainability originally developed by the United Nations 
Brandtland Commission: 

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

Based on public input, the committee created 10 Project Goals and 10 Principles of Sustainable 
Community Design that were used in the visioning and development of the concept plan. The 
Goals and Principles are on pages 7 and 8 of the Concept Plan (Attachment A, Exhibit 2). 
Utilizing these Goals and Principles, the committee created several alternative plans that were 
reviewed and combined into one preferred alternative plan, which is identified as the 
Beavercreek Road Concept Plan. The plan has land use and transportation connections that 
support future transit, trails and greenspaces have been crafted to provide direct and convenient 
internal pedestrian connections and link to the broader regional network, lower densities near the 
edges and buffer treatments have been incorporated and a street network that provides for 
internal circulation, minimizing impacts on Beavercreek Road and providing for future 
connections to the north and south have been identified. 

The plan meets the needs of Oregon City for providing employment lands, which are greatly 
needed. The plan provides 156 net acres of employment lands in two forms: 127 net acres of 
tech flex campus industrial land and 29 acres of more vertical mixed use village and main street 
employment. The employment is incorporated into a sustainable, complete community that 
includes jobs, varied housing types, green streets, open spaces, trails, mixed uses, focal points for 
activity, linkages to logical streets and activity centers (Clackamas Community College and 
Oregon City High School) and access to nature. The concept plan is a reflection of the needs, 
desires, attitudes and conditions of the community and represents the vision, direction and 
improvements that are necessary to accommodate the changing demographics and economics of 
the community. 

The Commission finds this criterion is satisfied. 

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

Analysis: The proposed changes respond to needs revealed by the Buildable Lands inventory for 
the concept plan. These needs are documented in the technical appendix on housing and 
economic development, as well as in the background discussions in each of the Comprehensive 
Plan elements. Participation on the TAC by representatives of Metro and the State Department 
of Land Conservation and Development informed the Regulatory Framework which the Concept 
Plan must comply with, including the primary elements: Governance, Housing, Transportation 
and protection of Natural Resources. For example, policies support the provision of a variety of 
housing types and income levels, creation of mixed use zones to encourage more employment 
and housing, and the designation of Metro Design Types (Industrial and Employment). Metro 
data and the City's own GIS data was utilized to develop a variety of maps, notably the habitat 
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conservation areas, steep slopes areas, urban growth potential, transportation (street system, 
transit, functional classification, street sizing, bicycle and pedestrian needs, trails), water, 
stormwater and sewer system maps. Policies in the Concept Plan support Metro and DLCD 
requirements and factual information is reflected in the plan. 

The Commission finds this criterion is satisfied. 

B. Compliance with Statewide Planning Goals 

Compliance with the Statewide Planning Goals is a specific requirement for changes to the 
Comprehensive Plan or Comprehensive Plan map. For the plan to be approved by DLCD it must 
comply with statewide planning goals. The analysis below is provided for the Planning 
Commission and the public to understand how the proposed update complies with Statewide 
Planning Goals. 

Goal 1 Citizen Involvement 

To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 
phases of the planning process. 

Analysis: A brief summary of the public involvement program for the CAC/TAC and the 
general public was provided above. In accordance with this goal, the public involvement 
program involved affected Neighborhood Associations and groups, utilized community 
education measures to enhance participation (open houses, focus groups, design workshop, 
website, open access to planners at City Hall, timely provision of draft material mailed to the 
CAC/TAC in advance of meetings and on the web, mailings), and provided timely and accurate 
information to individuals, groups, communities and neighborhoods. After the CAC/TAC 
recommended a draft plan language, the Planning Commission and City Commission held a 
number of work sessions and public hearings where public testimony was considered. At all 
times the draft plan was available for review by the public. This open process encouraged 
participation by any interested citizen and all evidence submitted into the written record was 
considered. 

The Commission finds this Goal is satisfied. 

Goal 2 Land Use Planning 

To establish a land use planning process and policy framework as a basis for all decision and actions 
related to use of land and to assure an adequate factual base for such decisions and actions. 

Analysis The Draft Concept Plan includes identification of facts, issues, and problems in the 
"Background" discussion for each element. Updated and market relevant documentation in the 
technical report provided the basis for the Land Use, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for 
decisions in updating the maps, goals, policies and implementation measures. Inventories, such 
as for economic development, employment and natural resources, have been provided in the 
technical appendices to the plan. Based on this information, the Commission finds that this plan 
amendment is coordinated, as defined by state law. It has been reviewed and coordinated with 
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the plans of other governmental units. It contains adequate implementation measures to ensure 
that upon taking effect (when the implementing zoning is subsequently adopted) sufficient means 
will carry out the plan. Although Goal 2 also implements periodic review, the amendments are 
not triggered as a result of periodic review. Finally, after a number of public hearings where 
alternative courts of action were considered, the Commission finds that the proposed plan 
amendments are consistent with public policy taking into account social, economic, energy and 
environmental needs. 

The Commission finds this Goal is satisfied. 

Goal 3 Agricultural Lands and Goal 4 Forest Lands 

Analysis: By definition, Oregon City does not have rural resource lands such as for agricultural 
or forest use within its city limits or UGB and therefore those goals are not applicable. 

The Commission finds these Goals are not applicable. 

Goal 5 Open Spaces, Scenic and Historic Areas, and Natural Resources 

To protect natural resources and conserve scenic and historic areas and open spaces. 

Analysis: Goal 5 resources are addressed in detail in the Natural Resource Inventory 
(Attachment A, Exhibit 2, pages 12 and 22 and Technical Data). A detailed review of the Goal 5 
resources within the study area, including wetlands, streams, riparian area, wildlife habitat and 
other resources was conducted. The inventory consisted of two parts: 

1) An examination of existing resource information for the plan area; and 

2) A field study to verify the location and evaluate resource habitat quality. 

The first phase of the inventory included review of existing documents, such as Metro Goal 5 
Inventory Maps, National Wetland Inventory maps, Natural Resource Conservation Service Soils 
Survey of Clackamas County, Stream Net fisheries data and other sources. Phase two consisted 
of a field verification of the plan area by a team of biologists. The team visited each of the 
previously mapped natural resource areas to confirm the location, size and quality. The natural 
areas determined to be of high resource value were distinguished from natural areas of lesser 
resource value and the lower quality natural areas were given a designation of enhancement 
potential in order to identity both the highest quality natural resource and provide a 
determination of the feasibility of enhancement. 

The Beavercreek Road Open Space Framework plan provides a network of green spaces that are 
intended to provide a system of connected parks, opens spaces and natural areas, provide access 
to nature, preserve existing natural resources and provide green spaces near the system of trails 
and pedestrian connections. The power line corridors comprise approximately 52 acres of land 
north of Loder Road and have been utilized to provide publicly accessible opens space, trails and 
links to the broader open space network. The City's Parks and Recreation Master Plan requires 
between 6 and 10 acres of parkland per 1,000 population, requiring a range of parkland in the 
concept plan area of between 16 and 27 acres. A park is proposed to extend through the central 
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and southern areas of the plan. The location and linearity of the park was first indicated by 
Metro's Goal 5 mapping (Attachment A, Exhibit 2, page 12). This open space feature is 
intended as a continuous green space that links the districts and neighborhoods south of Loder 
Road. 

The code will allow flexibility in the width, shape and acreage of the open space, provided there 
remains a clearly identifiable and continuous open space. The buildable lands identified 292 
acres of Tier A or 'unconstrained' lands, 28 acres of Tier B or "Low Impact Development 
Allowed with Review" and 131 acres of Tier C or "Constrained". The Low Impact area was 
later evaluated and recommended for conservation under an Environmentally Sensitive and 
Resource Area designation on the plan. New development will be required to comply with the 
City's Environmental Overlay Zoning in compliance with this goal. 

Concept Plan goals and policies for preserving open space and tree cover, protecting scenic 
views, preserving and conserving natural resources and water quality have been provided. 

The Commission finds this Goal is satisfied. 

Goal 6 Air, Water and Land Resources Quality 

To maintain and improve the quality of the air, water and land resources of the state. 

Analysis: Existing Comprehensive Plan policies that apply to the concept plan require 
development practices to comply with regional, state, and federal standards for air and water 
quality, to protect water quality from erosion and sediment, to minimize the effects of noise, and 
to protect mineral resources. 

These goals and policies are implemented through the City's grading and erosion control 
ordinances, water quality resource protection regulations, development standards, and nuisance 
laws. DEQ regulates air quality but Oregon City's TSP recognizes the link between air quality 
and transportation (through vehicle emissions) and works to reduce impacts from single-
occupancy vehicles. The TSP and Capital Improvements Fund will be updated to reflect 
transportation improvements recommended in the plan. 

The Commission finds this Goal is satisfied. 

Goal 7 Areas Subject to Natural Disasters and Hazards 

To protect life and property from natural disasters and hazards. 

Analysis: The Commission finds that the area does contain steep slopes. The east ridge of the 
concept plan area was identified as an area of steeper slopes that could be at risk for landslides 
and slumping. In order to address this, the plan calls for establishing a protected open space area 
along the west side of Thimble Creek and designating the area between the edge of that open 
space and the 490-foot elevation to the west, along the east ridge, as a conservation area within 
which a number of restrictions will development apply, including protecting a minimum of 50% 
of the conservation area, and building height and impact restrictions. The plan also requires a 
"window" of at least 700 feet of continuous area along the ridge to be publicly accessible. Any 
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development in this area will also be subject to the City's existing geologic hazard requirements. 
In the future, the City may also consider creating a combined Environmental Overlay Zone to 
simplify administration of the various overlay zones (steep slopes, floodplain, and water 
resources). No other natural disaster or hazard areas have been identified and the Commission 
finds there are none. 

The Commission finds this Goal is satisfied. 

Goal 8 Recreational Needs 

To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, to 
provide for the siting of necessary recreational facilities including destination resorts. 

Analysis: The concept plan provides for an interconnected series of trails, parks and open spaces 
areas throughout the study area to implement this Goal. Specific plan policies related to this 
Goal include amending the parks and recreation, open space and trail master plans to be 
consistent with the concept plan, implementation of a hierarchy of connections (roads and trails 
of various types), create two scenic view points that are small public parks along the East Ridge, 
open space, and extensive trail systems that provides pedestrian and bicycle connectivity 
throughout the site and to adjoining trial systems. Additionally the concept plan recognizes the 
opportunity for acquisition and/or dedication of sensitive areas for open space and habitat by 
private landowners. 

The Commission finds this Goal is satisfied. 

Goal 9 Economic Development 

To provide adequate opportunities throughout the state for a variety of economic activities vital to the 
health, welfare, and prosperity of Oregon's citizens. 

Analysis: As part of the concept plan process, Oregon City worked with a consultant to 
inventory and evaluate the local and regional market conditions within and adjacent to the 
concept planning area. This report details patterns in the community, the profile of local 
employment, the supply of industrial, commercial and office land, and potential for industrial 
and commercial development within the area. Metro's employment land needs analysis reports 
that about 9,300 net acres of industrial land is needed between 2002 and 2022, of which, 
approximately 6,300 net acres must be vacant and that the region has a shortage of large and 
small industrial lots. The EcoNorthwest market analysis identified the advantages and 
disadvantages of industrial development within the study area and concluded that under the right 
conditions it is not unreasonable to expect 150 acres of industrial and business park development 
to build out on the site over a 20-year period. 

A key issue for the committee was how much employment, what type and where. The Oregon 
City Comprehensive Plan requires that a majority of the lands be designated in a manner that 
encourages family-wage jobs in order to generate new jobs and move towards meeting the City's 
employment goals. 
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Metro brought 245 gross acres in the UGB in 2002 and an additional 63 acres were added in 
2004. The remaining acreage was in the UGB and/or Oregon City limits prior to 2002. These 
areas (308 gross acres) are designated as the Industrial Design Type on Metro's 2040 Growth 
Concept Map. Given the expected net acreage once non-buildable areas such as power lines, 
natural areas, were removed from the buildable lands inventory, Metro intended 120 net acres of 
the concept plan area would be used for employment uses. Metro noted that it was important to 
fulfill the original intent for providing industrial lands and that there was flexibility for the local 
process to evaluate creative ways to meet the intent. See Metro's vacant lands methodology. 
This approach was blessed by David Bragdon, Metro Council President, in a letter dated May 14, 
2007 as well as Metro planner Ray Valone in a letter dated March 19. 2008. 

The CAC created several alternatives and finally chose a hybrid the included about 127 net acres 
of North Employment Campus (NEC), which is consistent with Metro's intent and similar to 
Oregon City's existing Campus Industrial designation, about 29 acres of Mixed Employment 
Village and Main Street, which allows a variety of uses in a village-oriented transit hub and 
mixed use neighborhoods to the south that also provide jobs tailored to the neighborhood setting. 

The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro's Title 4 regulations. 
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters. The uses permitted are intended to 
improve the region's economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses. 

The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens. 

The Commission finds this Goal is satisfied. 

Goal 10 Housing 

To provide for the housing needs of citizens of the state. 

Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. The West Mixed Use Neighborhood will be a walkable, transit-
oriented neighborhood with an overall average or residential uses not to exceed 22 dwelling units 
per acre. The East Mixed Use Neighborhood will be a walkable and tree lined neighborhood 
with a variety of housing types that will not exceed densities permitted in the R-5 zone (8.7 units 
per acre). 

The concept plan provides for housing affordable to a range of incomes and will utilize 
sustainable building designs and green development practices. As noted above, the concept plan 
provides or allows for a range of housing types and densities, including those that are most likely 
to be affordable to households or families with lower incomes, including single-family homes on 
small lots, townhouses, duplexes and multi-family units. The plan also identifies strategies for 
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distributing less expensive housing units among different areas rather than concentrating them all 
in one place, specifically calling for a variety of densities within the East Mixed Use 
Neighborhood that move from higher densities to lower densities from north to south across the 
site. 

The Commission finds this Goal is satisfied. 

Goal 11 Public Facilities and Services 

To plan and develop a timely, orderly, and efficient arrangement of public facilities and services to serve 
as a framework for urban and rural development. 

Analysis: This goal applies to urban areas within the city limits of Oregon City and to 
urbanizable areas within the city's UGB. "Urban Facilities and Services" means appropriate 
types and levels of, at a minimum, the following: police protection; sanitary facilities; storm 
drainage facilities; planning, zoning and subdivision control; health services; recreation facilities 
and services; energy and communication services; and community governmental services. 

The stormwater infrastructure plan utilizes the application of low-impact development practices 
that mimic natural hydrologic processes and minimize impacts to existing natural resources. A 
three tier stormwater management system has been created that is focused on managing 
stormwater in a naturalistic manner at three separate scales: site, street and 
neighborhood/regional. The stormwater infrastructure is estimated to cost between S9.0 million 
and $9.7 million for base costs. 

The proposed water infrastructure plan creates a network of water supply pipelines that will need 
to be expanded with local service when development occurs. The estimated total capital costs for 
the network is $5.4 million within the study area and an additional $6.9 million of programmed 
capital improvement projects needed to extend the water system to the concept plan area. The 
sanitary will primarily be a gravity system, with the need for a sanitary lift station for a section of 
the northern half of the concept plan area. The estimated total capital cost is $4.2 million within 
the study area and an additional $2.3 million of programmed capital improvement projects 
needed to extend the sanitary system to the concept plan area. 

The updated Land Use, Water, Stormwater, Sewer, and Transportation elements address the 
following public facilities and services: wastewater, water distribution, stormwater management, 
transportation infrastructure, police protection, fire protection, parks and recreation, health 
services, and other civic facilities. 

The plan identifies five funding sources and strategies that will be used to ensure adequate water, 
sewer storm water services and parks to serve this area. These include system development 
charges, urban renewal, the creation of local improvement districts, bonds, and developer funded 
infrastructure. 

The Commission finds this Goal is satisfied. 

Goal 12 Transportation 
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To provide and encourage a safe, convenient, and economic transportation system. 

Analysis: The concept plan forecasts future travel and provides a horizon year study of 2027 
The transportation analysis indicates that the region will grow to more than two million residents 
over a planning horizon of 20 years, the region is expected to add nearly 367,000 new 
households and 900,000 new jobs over the next 25 years and the existing road system is 
inadequate, and regional solutions are required. The concept plan is responsible for resolving any 
problems caused by its implementation. The plan describes solutions and provides methods of 
funding to accomplish this task. Elements of the transportation system plan include recognition 
of regional improvements such as improvements to the 1-205 corridor, rebuilding of the I-
205/Highway 213 interchange, and improvements to the Highway 213 corridor. Due to the 
variety of impacts of regional traffic, local improvements are necessary within the concept plan 
area regardless of whether development occurs. These include the need to widen and signalize 
Beavercreek Road, create a north-south route within the study area that provides the opportunity 
to completely avoid use of Beavercreek Road for trips between Old Acres Lane and Thayer 
Road, the extension of Clairmont, Meyers, and Glen Oak Roads and the south entrance through 
to the Ridge Parkway and the realignment of Loder Road at the west end to create a safer "T" 
intersection with Beavercreek Road. 

Alternative modes of transportation have also been discussed and addressed as part of the 
transportation element of the concept plan and three options have been identified, including: 1) 
Modifying the existing route from CCC to continue down Beavercreek Road; 2) A new local 
loop route that connects to the CCC transit hub; and 3) A new "express" route is created from the 
downtown Oregon City transit center to the site. 

Adoption of the Beavercreek Road Concept Plan is subject to Oregon's Transportation Planning 
Rule (OAR 660-012-0060). In order to meet the requirements of this regulation, needed 
improvements and funding mechanisms have been identified for properties within the concept 
plan area that will mitigate impacts of the amendment in a manner that avoids further 
degradation to the performance of the facilities. The proposed transportation infrastructure 
improvements, financing and funding estimates, identified in the plan, along with future 
amendments to the Transportation System Plan and Capital Improvement Plan provide adequate 
basis on which to limit development until compliance with the Transportation Planning Rule is 
shown. 

Implementation strategies and financing tools for the needed transportation improvements have 
been identified at a preliminary level and will be further defined as part of the TSP and Capital 
Improvement Plan updates. 

The Commission finds this Goal is satisfied. 

Goal 13 Energy Conservation 

To conserve energy. 

Analysis: One of the adopted goals of the concept plan is that the area will be a model of 
sustainable design, development practices, planning and innovative thinking. The plan assumes 
that sustainable practices will be a combination of private initiatives (LEED certification), public 
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requirements (green streets) and public-private partnerships. The Commission recommends that 
the City use incentives, education and policy support as much as possible for promoting 
sustainability in the study area. Some initiatives will require mandates, but at the end of the day, 
it is up to the private sector to invest in sustainable development. The Beavercreek Road site's 
legacy as a model of sustainable design will depend on the built projects that are successful in 
the marketplace and help generate the type of reputation that the community desires and 
deserves. The concept plan identifies sustainability design strategies that address energy 
efficiency, water conservation, compact development, mixed use, solar orientation, green 
streets/infrastructure, alternative transportation options, pedestrian and cyclist system, use of the 
natural systems and minimizing impervious surfaces. 

The Commission finds this Goal is satisfied. 

Goal 14 Urbanization 

To provide for an orderly and efficient transition from rural to urban land use. 

Analysis: This goal essentially defines the purpose of the concept plan. Oregon City's Urban 
Growth Boundary was expanded in 2002 and 2004 through Metro's regional review process to 
include more industrial land. This was the result of a demonstrated need for additional land to 
accommodate the deficiency in available, vacant industrial lands. The revised element of the 
updated plan calls for implementing Metro's "concept plan" requirements under Title 11 of the 
Functional Plan that will result in subarea planning of new areas added to the UGB. The concept 
plan establishes policies to convert rural to urban land within the UGB while monitoring the 
supply of land to ensure its adequacy to accommodate growth. Oregon City coordinates with 
Clackamas County through an intergovernmental agreement that guides land uses and extension 
of public services in the unincorporated UGB. In addition, the transportation, parks, trails, water, 
and sewer master plans address orderly extension of services to accommodate growth. 

The Commission finds this Goal is satisfied. 

C. Compliance with Metro Title 11. 

A. Annexation 

Provision for annexation to the district and to a city or any necessary service district prior to 
urbanization of the territory or incorporation of a city or necessary service district to provide all required 
urban services. 

Analysis: Chapter 14 of the Oregon City Municipal Code establishes the regulations and 
requirements for the annexation of properties into the city, including provisions requiring that the 
subject site be annexed into the appropriate service districts (such as the Tri-city service district) 
and that the site is removed from certain districts (such as Clackamas River Water). The 
annexation process includes notice to the appropriate agencies, including Metro, public hearings 
before the planning commission and city commission, and a vote of the people. The approval 
criteria include the applicant to demonstrate that there is adequate access to the site, public 
facilities and services can be provided, any impacts to Goal 5 resources, identification of natural 
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hazard areas, that the overall impacts to the economic, social and physical community are 
minimal and that the proposal complies with the Comprehensive Plan. 

The Commission finds this requirement is satisfied. 

B. Housing Density 

Provision for average residential densities of at least 10 dwelling units per net developable residential 
acre or lower densities which conform to the 2040 Growth Concept Plan design type designation for the 
area. 

Analysis: The West Mixed Use Neighborhood will be a walkable, transit-oriented neighborhood 
with an overall average or residential uses not to exceed 22 dwelling units per acre. The East 
Mixed Use Neighborhood will be a walkable and tree lined neighborhood with a variety of 
housing types that will not exceed densities permitted in the R-5 zone (8.7 units per acre). Based 
on the proposed densities, the plan has an estimated capacity of approximately 1,000 dwellings, 
which is approximately 10.3 dwellings per net developable acre (Attachment A, Exhibit 2, page 
40). 

The Commission finds this requirement is satisfied. 

C. Variety of Housing Types 

Demonstrable measures that will provide a diversity of housing stock that will fulfill needed housing 
requirements as defined by ORS 197.303. Measures may include, but are not limited to, implementation 
recommendations in Title 7 of the Urban Growth Management Functional Plan. 

Analysis: The concept plan recommends and provides for a mix of residential areas that allow 
and/or require different densities and housing types, including low, medium and high densities, 
single-family homes on a range of lot sizes, townhouses, duplexes, multi-family units and mixed 
commercial/residential uses. Accessory dwelling units are allowed in all single-family 
residential zones, per the Oregon City Municipal Code, subject to special development and 
occupancy standards. Manufactured homes are permitted in any zone where single-family 
detached housing units are permitted. Proposed policy 1.6 indicates that within the West and 
East Mixed Use Neighborhoods, a variety of housing types will be required and that lot size 
averaging and other techniques that help create housing variety while maintaining overall 
average density should be allowed. Requiring a mix of housing types and requiring a minimum 
and maximum density, rather than a minimum and maximum lot size, will allow a wide variety 
of housing units to be created, meeting the intent of this section. 

The Commission finds this requirement is satisfied. 

D. Housing Affordability 

Demonstration of how residential developments will include, without public subsidy, housing affordable 
to households with incomes at or below are median incomes for home ownership and at or below 80 
percent of area median incomes for rental as defined by U.S. Department of Housing and Urban 
Development for the adjacent urban jurisdiction. Public subsidies shall not be interpreted to mean the 

Beavercreek Road Concept Plan 
Findings of Fact 

16 Attachment A 
Exhibit 1 



following: density bonuses, streamlining permitting processes, extensions to the time at which system 
development charges and other fees are collected, and other exercises of the regulatory and zoning 
powers. 

Analysis: According to the 2000 census, the median household income in Oregon City is 
$45,531 Affordable housing is typically defined as housing that does not cost more than 30% of 
a household's income. In addition, very low income households are typically defined as those 
earning less than 30% of median household income; low-income households as those earning 
less than 50% of median household income; and moderate income households are those making 
between 50% and 80% of median income. Typically, the types of housing most affordable to 
people with low and moderate incomes are single-family homes on small lots, attached single-
family homes, duplexes and multi-family housing, and accessory dwelling units. These types of 
housing types are expected to account for 390 to 480 units, providing affordable housing 
opportunities within the concept plan area. As stated above, requiring a variety of housing types 
will create opportunities for affordable housing within the proposed neighborhoods. 

The Commission finds this requirement is satisfied. 

E. Commercial and Industrial Development 

Provision for sufficient commercial and industrial development for the needs of the area to be developed 
consistent with 2040 Growth Concept design types. Commercial and industrial designations in nearby 
areas inside the Urban Growth Boundary shall be considered in comprehensive plans to maintain design 
type consistency. 

Analysis: The Commission notes that a key issue for the CAC/TAC was determining how much 
employment land was needed, what type and where. The Oregon City Comprehensive Plan 
requires that a majority of the lands be designated in a manner that encourages family-wage jobs 
in order to generate new jobs and move towards meeting the City's employment goals. The 
EcoNorthwest market analysis identified the advantages and disadvantages of industrial 
development within the study area and concluded that under the right conditions it is not 
unreasonable to expect 150 acres of industrial and business park development to build out on the 
site over a 20-year period. 

Metro brought 245 gross acres in the UGB in 2002 and 2004 to fulfill regional industrial 
employment needs. These areas (308 gross acres including those already within the UGB) are 
designated as the Industrial Design Type on Metro's 2040 Growth Concept Map. As noted 
above, Metro estimated 120 net acres of the concept plan area would be used for employment 
uses and indicated that it was important to fulfill the original intent for providing industrial lands 
and that there was flexibility for the local process to evaluate creative ways to meet the intent. 

The CAC created several alternatives and finally chose a hybrid within the industrial designated 
area that included about 127 net acres of North Employment Campus, which is consistent with 
Metro's intent and similar to Oregon City's existing Campus Industrial designation, and about 29 
acres of Mixed Employment Village and Main Street, which allows a variety of uses in a village-
oriented transit hub and mixed use neighborhoods to the south that also provide jobs tailored to 
the neighborhood setting. 
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The North Employment Campus is to provide for the needed family wage employment that 
strengthens and diversifies the economy and will be compliant with Metro's Title 4 regulations. 
The NEC allows a mix of clean industries, offices serving industrial needs, light industrial uses, 
research and development and large corporate headquarters. The uses permitted are intended to 
improve the region's economic climate, promote sustainable and traded sector businesses, and 
protect the supply of site for employment by limiting incompatible uses. 

Proposed policy 1.3 identifies the need to support the attraction of family wage jobs and 
connections with Clackamas Community College within the North Employment Campus, Policy 
1.4 identifies the need to promote job creation, mixed use and transit oriented development 
within the Mixed Employment Village and Main Street, and recommends the adoption of 
minimum density requirements, limitations on stand alone residential and other standards that 
implement the policy. Goal 3 - Green Jobs, includes policies recommending coordination with 
other local, county and state economic development agencies to recruit green industries and 
promote green development practices. 

The concept plan provides land for an identified need within the region and state, and provides 
for a mix of other uses that will contribute to the economic welfare of the city, state and the 
citizens. 

The Commission finds this requirement is satisfied. 

F. Transportation 

A conceptual transportation plan consistent with the applicable provisions of the Regional 
Transportation Plan, Title 6 of the Urban Growth Management Functional Plan, and that is also 
consistent with the protection of natural resources either identified in acknowledged comprehensive plan 
inventories or as required by Title 3 of the Urban Growth Management Functional Plan. The plan shall, 
consistent with OAR Chapter 660, Division 11, include preliminary cost estimates and funding strategies, 
including likely financing approaches. 

Analysis: The Beavercreek Road Concept Plan provides for a mixed use community that 
provides viable options for internal trip making (i.e. many daily needs provided on-site), transit 
use, maximized walking and biking, and re-routed trips within the Oregon City area. 
Beavercreek Road will be improved as a green boulevard that will be a 5-lane arterial section to 
Clairmont, then a 3-lane arterial from Clairmont to the UGB. The internal street system will 
provide logical, but limited access to Beavercreek Road, by connecting to existing streets on the 
west side of Beavercreek Road and requiring that an internal street/alley system be utilized, 
eliminating driveway cuts on Beavercreek Road and maximizing its available capacity. The plan 
identifies an internal north-south connection from Old Acres Lane to Thayer Road that will 
reduce the need to access Beavercreek Road for daily trips within the area and an extensive 
pedestrian and bicycle circulation system connecting the residential, commercial and industrial 
areas together and extends to existing and proposed transportation systems adjacent to the study 
area. The plan identifies appropriate green street options to be implemented, and expanded on, 
as development occurs, including: vegetated swales, planter islands, curb extensions, and porous 
pavement (Attachment A, Exhibit 2, Figures 15-19). 
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Proposed Goal 6 recommends providing multi-modal transportation links connected within the 
site as well as to the surrounding areas and includes policies recommending that land use reviews 
support bus service by ensuring a mix of land uses, densities and design options that support 
public transportation and other alternative transportation methods, ensure that local connectivity 
and off-street pedestrian routes link together in a highly connected pedestrian system that is safe, 
direct, convenient and attractive and improve pedestrian and bicycle safety along Beavercreek 
Road. The concept plan process has identified and prepared the construction cost estimates for 
the planned transportation improvements and a detailed list of financing options has been 
created. 

The Commission finds this requirement is satisfied. 

G. Mapping 

Identification, mapping and a funding strategy for protecting areas from development due to fish and 
wildlife habitat protection, water quality enhancement and mitigation, and natural hazards mitigation. A 
natural resource protection plan to project fish and wildlife habitat, water quality enhancement areas and 
natural hazard areas shall be completed as part of the comprehensive plan and zoning for lands added to 
the JJGB prior to urban development. The plan shall include a preliminary cost estimate and funding 
strategy, including likely financing approaches, for options such as mitigation, site acquisition, 
restoration, enhancement, or easement dedication to ensure that all significant natural resources are 
protected. 

Analysis: The concept plan has mapped the open space, natural resource and natural hazard 
areas present within the study area. The parks and recreation system development charges is 
based on the type of dwelling unit to be constructed and the number of employees associated 
with a non-residential use could be utilized to acquire open space, natural resource and natural 
hazard areas that are part of the larger open space framework plan. Four other primary funding 
sources have been identified, including: Urban Renewal/Tax Increment Financing; Local 
Improvement Districts; Bonds; and Developer Funded Improvements. The plan also calls for 
creating the Environmentally Sensitive Resource Area to protect, conserve and enhance 
identified natural by applying a low-density base zoning that allows property owners to cluster 
density outside the ESRA and transfer to more appropriate sites. 

The Commission finds this requirement is satisfied. 

H. Public Facilities and Services 

A conceptual public facilities and services plan for the provision of sanitary sewer, water, storm 
drainage, transportation, parks and police and fire protection. The plan shall, consistent with OAR 660, 
Division 11, include preliminary cost estimates and funding strategies, including likely funding 
approaches. 

Analysis: The concept plan has created conceptual public facility plans, cost estimates and 
funding approaches for the provision of sanitary sewer, water, parks and storm within the site 
and the transportation system impacts created by the development of the site (see Transportation 
and Public Facilities and Services above). These plans have been developed to comply with the 
goals of the community, City of Oregon City, Metro and the appropriate master plans. The area 
is currently served by the Clackamas County Sheriffs Department. As the area is annexed, the 
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City of Oregon City Police Department will assume service responsibilities for the area. 
Clackamas County Fire District 1 currently serves the area and is the current fire service provider 
for the City. 

The Commission finds this requirement is satisfied. 

I. Schools 

A conceptual school plan that provides for the amount of land and improvements needed, if any, 
for school facilities on new or existing sites that will serve the territory added to the UGB. The 
estimate of need shall be coordinated with affected local governments and special districts. 

Analysis: The concept plan has not identified any new school sites within the study area. The 
Oregon City School District High School is located directly across Beavercreek Road from the 
study area and the district owns a vacant parcel of land directly south of the study area that could 
be used as a future school facility. The Oregon City School District provided a representative 
that was a member of the Citizen Advisory Committee. No need for additional lands identified 
as a result of the implementation of the concept plan was identified. 

The Commission finds this requirement is satisfied. 

J. Urban Growth Diagram 

An urban growth diagram for the designated planning area showing, at least, the following, when 
applicable: 

1. 

2. 

3. 
4. 
5. 
6. 

General locations of arterial, collector and essential local streets and connections and 
necessary public facilities such as sanitary sewer, storm sewer and water to demonstrate 
that the area can be served; 
Location of steep slopes and unbuildable lands including but not limited to wetlands, 
floodplains and riparian areas; 
General locations for mixed use areas, commercial and industrial lands, 
General locations for single and multi-family housing; 
General locations for public open space, plaza and neighborhood centers; and 
General locations or alternative locations for any needed schools park or fire hall sites. 

Analysis: This criterion has been met; see final concept plan document and maps 
(Attachment A, Exhibit 2). 

The Commission finds this requirement is satisfied. 

K. Plan Amendments 

The plan amendments shall be coordinated among the city, county, school district and other service 
districts. 

Analysis: The concept plan process has included representatives from the affected service 
districts; including Metro, ODOT, Clackamas County Transportation and Development, Oregon 
City School District, Clackamas Community College, Tri-Met, DLCD and Clackamas County 
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Economic Development. This criterion has been met; see final concept plan document 
(Attachment A, Exhibit 2). 

The Commission finds this requirement is satisfied. 

V. CONCLUSION 

The Commission finds that Beavercreek Road Concept Plan and appendices meets the 
requirements of the Statewide Land Use Goals, Metro Title 11 as well as the applicable 
Comprehensive Plan criteria. 

ALICE NORRIS, Mayor ~ Date 

Attested to this day of 2008 

NANCY IDE, City Recorder 
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Appendix I 

To: Beavercreek Road Concept Plan Citizens 
and Technical Advisory Committees 

From: Tony Konkol 

Date: March 13, 2007 

Subject: Project Goals with Objectives 

The following project goals and supplemental objectives were prepared using the Ideas 
we Like, Principles of Sustainable Development, and the Advisory Committees' long-
term vision for the project area. This update reflects input by the Citizens and Technical 
Advisory Committees at their March 8th, 2007 meeting. 

The Beavercreek Road Concept Plan Area will: 

Goal 
1. Create a complete community, in conjunction with the adjacent land uses, that 

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

Objective 1.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies. 

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

Objective 1.3 
Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community. 

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

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

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

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

Objective 2.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies. 

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

Objective 2.3 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

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

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

3. Attract "green" jobs that pay a living wage; 
Objective 3.1 

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

Objective 3.2 
Develop plans that consider the existing rural lands and uses around die Urban 
Growth Boundary. 

Objective 3.3 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

Objective 3 4 
Allow the integration of housing and employment uses where practicable. 

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

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

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

Objective 4.1 



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

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

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

Objective 4.4 
Support the development of sustainable industries that utilize green design standards 
and development practices. 

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

Objective 5.1 
Design the adjacent land-uses to Beavercreek Road in such a manner to ensure that 
the pedestrian experience is not diminished through the development of fences, 
parking lots, backs of buildings, or other impediments to pedestrian access and 
circulation. 

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

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

Objective 5.4 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

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

Objective 6.1 
Provide public connectivity routes for bicycles and pedestrians that encourage non-
vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond. 

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

Objective 6.3 
Explore local and regional transit opportunities that will increase non-single 
occupancy vehicle travel. 



7. Implement design solutions along Beavercreek Road that promote pedestrian safety, 
control traffic speeds and access, and accommodate projected vehicular demand; 

Objective 7.1 
Develop and maintain a multi-modal transportation system that is safe for all users 
and will minimize conflict points between different modes of travel, especially across 
Beavercreek Road to the existing neighborhoods, Clackamas Community College, 
Oregon City High School and the Berry Hill Shopping Center. 

Objective 7.2 
Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 
that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

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

Objective 8.1 
Allow a variety of employment uses that may integrate and utilize the surrounding 
city and rural economies. 

Objective 8 2 
Develop plans that consider the existing rural lands and uses around die Urban 
Growth Boundary. 

Objective 8.3 
Continue to coordinate with the Oregon City School District and Clackamas 
Community College to identify partnerships, land needs and programs that would be 
beneficial to all parties and contribute to the community. 

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

Objective 9.1 
Provide public connectivity routes for bicycles and pedestrians that encourage non-
vehicular trips to employment, retail and recreational areas within the study area and 
to the communities beyond. 

Objective 9.2 
Provide an integrated street system that is designed as practicable to minimize the 
impacts to tine environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 

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

Objective 9.4 
Develop plans thar consider the existing rural lands and uses around the Urban 
Growth Boundary. 
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Objective 9.5 
Encourage neighborhood-oriented and scaled mixed-use centers that provide goods, 
services and housing for local workers and residents of all ages and incomes. 

Objective 9.6 
Allow the integration of housing and employment uses where practicable. 

Objective 9.7 
Work with Metro to ensure that there is enough land available within the 
Beavercreek Road Study Area to meet the need for employment/industrial 
development and reduce the jobs to housing imbalance in the sub-region. 

Objective 9.8 
Create a "brand" for the area that reflects the desire for sustainable development that 
will serve as the theme to attract and recruit businesses and developers as well as 
guide die design standards and build-out of the area. 

Objective 9.9 
Design the adjacent land-uses to Beavercreek Road in such a manner to ensure 
that the pedestrian experience is not diminished through the development of 
fences, parking lots, backs of buildings, or other impediments to pedestrian access 
and circulation. 

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

Objective 10.1 
Provide an integrated street system that is designed as practicable to minimize the 
impacts to the environment through the use of green streets, swales and other 
natural stormwater systems that provide water quality and quantity control and 
contribute to the natural beauty of the area. 
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Table 2 
Beavercreek Concept Plan Job & Housing Density Assumptions 
Revised -7/10/07 

FAR/ Acre' SF/Job 

Mixed Employment Village 
West Mfaed Use Neighbored 
East Mbed Use Neighborhood 
Total « of Housing Units 

ü ü a t FAR/Acre' Lamj tfte Çat̂ ory 
Employment (adjusted gre ss acreage) 
Mixed Employment 

Total » of Jobs 
Total * of Housing Units 
Total Acres of Developed Land** 

Eiâsr 
N e i 

tSaL PARMcre' Land Use Çatê ry 
Empiovmenl (adjusted grass acreage 
Mfred Employment 
Medium/High Density Residential 

Total f of Homing Unto 
Total Acres of Developed Land*** 

•For Hybrid • Net acres equals gross acres minus 15% for local roads and easements in Employment Mixed Employment. Mixed Use, and residential 
areas assume 20% for local roads and easements 
' "Based on Metro 2002-2022 Urban Growth Report An Employment Land Need Analysis. Includes total on site employment (full and part time). Mixed 
Employment FAR and job density reflects a mix of office, lech/flex, and ground floor retail. 
'"Number of Jobs in Employment. Mixed Employment. Mixed Use calculated by multiplying total acres by the FAR: Converting to square feet: and 
dividing by number of jobs/square foot. Jobs in residential areas (Work at Home Jobs) estimated at 4% (potential could be as high as 15%). 
***• Mixed Use land use assumes 50% of acreage devoted to commercial uses and the remanirg 50% devoted to vertical mixed use. 
-»Number of units calculated by multiplying total net acres of residential land use by average units per acre 
++lndudes 50% of useable power ine corridor (26 acres total) as part of developed land (included in Employment land area) 
+++Ooes not include power!ine corridor acreage as part of developed land 

L:\PrcjectM 35C0M 3599'P!anningV\itematives Evaluation'DensityCalcs'Land Use Assump_All_071C07 



Appendix IV 

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

Land UseCateaorv facresl . « ¡ ¿ i ^ K j a s E H Hvbrid Alt. A Alt. O S 

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

Total Acres of "built" land use 284 276 246 
OtherLandUsesinotTiulft") ' ì If«*:— . àè SL_ rj% i i 
Parks/Open Space/Natural Areas (Total)** 113 132 166 
Major ROW+ 56 36 30 
Existing Uses (unbuildable) 0 7 7 

Total Project Area Gross Acres 453 -450 -450 

'Adjusted gross acreage is the sum of 50% of the employment land use shown under the 
powerline easement plus all other unconstrained employment land use areas. Calculations 
shown below: 
Land Use Cateq<?ry (acres) Hvbrid Alt. A Alt. D 
Total North Employment Campus 175 166 84 

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

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

" Open Space/Natural areas is the sum of all "unbuildable lands" as shown on the Buildable 
Lands Map plus two areas under the poweilines. Calculations shown below. 
Ooen SDace/Natural Areas Break-Out Hybrid Alt. A Alt. D 

Open Space -Gas Overlay 3 4 4 
Open Space - Unbuildable Powerlines*** 48 49 0 

Environmental Resources/Buildable Lands Map 61 61 61 
Parks na 12 na 

Other Open Space Areas 18 6 101 
Open Space/Natural Areas (Total) 130 132 166 

***For Hybrid - Unbuildable Poweriines area includes 12 acres on east edge of site under 
powerlines plus 50% of employment area under poweriines (-26 acres) and the PGE parcel (10 
acres). For Alt A - Unbuildable Poweriines area includes 12 acres on east edge of site under 
poweriines and 10 acres of the PGE Parcel and 50% of powerline area (27 acres). 
•Major ROW are approximate location & acreage (may be shown as crossing natural resource 
areas. Actual location and size of ROW will be addressed during development review/master 
planning). Includes 2 acre adjustment for GIS polygon alignment. 
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