
SUBJECT: City of Oregon City Plan Amendment
DLCD File Number 004-13

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:  Friday, May 09, 2014 

This amendment was submitted to DLCD for review 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 Acknowledgment or 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. NO LUBA  
       Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Pete Walter, City of Oregon City
Gordon Howard, DLCD Urban Planning Specialist
Jennifer Donnelly, DLCD Regional Representative
Gary Fish, DLCD Transportation Planner
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NOTICE OF ADOPTED AMENDMENT

04/23/2014

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

FROM: Plan Amendment Program Specialist



DLCD FORM 2 NOTICE OF ADOPTED CHANGE 
TO A COMPREHENSIVE PLAN OR 

LAND USE REGULATION 

FOR DLCD USE 

FileNo.: 

Received: 

Local governments are required to send notice of an adopted change to a comprehensive plan or land use regulation 
no more than 20 days after the adoption. (See OAR 660-01 8-0040). The rules require that the notice include a 
completed copy of this form. This notice form is not for submittal of a completed periodic review task or a plan 
amendment reviewed in the manner of periodic review. Use Form 4 for-an adopted urban growth boundary 
including over 50 acres by a city with a population greater than 2,500 within the UGB or an urban growth boundary 
amendment over 100 acres adopted by a metropolitan service district. Use Form,j_ for an adopted urban reserve 
designation, or amendment to add over 50 acres, by a city with a population greater than 2,500 within the UGB. Use 
Fmm 6 with submittal of an adopted periodic review task. 

Jurisdiction: City of Oregon City 

Local file no.: L 13-03 (Plan) and L 13-04 (Code) 

Date of adoption: April 16, 2014 Date sent: 411812014 

Was Notice of a Proposed Change (Form 1) submitted to DLCD? 
Yes: Date (use the date oflast revision if a revised Form 1was submitted): Oct 17,2013 
No 

Is the adopted change different from what was described in the Notice ofProposed Change? Yes 9 
If yes, describe how the adoption differs from the proposal: 

No Change 

Local contact (name and title): Peter Walter, AICP, Associate Planner 

Phone: (503) 496-1568 E-mail: pwalter@orcity.org 

Street address: 221 Molalla Ave, Ste. 200 City: Oregon City Zip: 97045-

PLEASE COMPLETE ALL OF THE FOLLOWING SECTIONS THAT APPLY 

For a change to comprehensive plan text: 
Identify the sections of the plan that were added or amended and which statewide planning goals those sections 
implement, if any: 

See attached "Ancillary Documents" Exhibits. 

For a change to a comprehensive plan map: 
Identify the former and new map designations and the area affected: 

Change from FUT to LR I MR I QP 139.5148.8 I 4.8 acres. A--goal eJteSf!tiaH v;as reql:lireEl far 
-this cR.aage. 

Change from LR to LR I MR I HR I MUC I QP 235.8 I 137.7 I 18.9 I 15.6 I acres. A gaal 
exception was requited fur this change.. 

Change from to acres. A goal exception was required for this 
change. 

Change from to acres. A goal exception was required for this change. 

Location of affected property (T, R, Sec., TL and address): S £E: AIT AC..HE-D rv1. A-P 

The subject property is entirely within an urban growth boundary / 

The subject property is partially within an urban growth boundary 

http://www.oregon.gov/LCD/Pages/forms.aspx -1- Form updated November 1, 2013 
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· If the comprehensive plan map change is a UGB amendment including less than 50 acres and/or b a city with a 
population less than 2,500 in the urban area, indicate the number of acres of the forme an esignation, by 
type, included in the boundary. 

Exclusive Farm Use- Acres: 

Forest- Acres: Marginal Lands - Acres: 

Rural Residential - Natural Resource/Coastal/Open Space - Acres: 

Other: - Acres: 

If the comprehensive plan map change is an urban reserve amendment including less than 50 acres, or 
establishment or amendment of an urban reserve by a city with a population less tha m the urban area, 
indicate the number of acres, by plan designation, included in the boun 

Exclusive Farm Use- Acres: 

Forest- Acres: Marginal Lands -Acres: 

Rural Residential - Acr : Natural Resource/Coastal/Open Space- Acres: 

Other: - Acres: 

For a change to the text of an ordinance or code: 
Identify the sections of the ordinance or code that were added or amended by title and number: 

Streets, Sidewalks and Public Places- OCMC 12.04 
Annexations- OCMC 14.04 
Subdivisions- Process and standards- OCMC 16.08 
Minor Partitions- Process and standards- OCMC 16.16 
R-2 Multi-family Zone- OCMC 17.18 
Single Family Residential Design Standards- SECP- OCMC 17.22 
NC- Neighborhood Commercial Zone- OCMC 17.24 
MUC- Mixed Use Corridor Zone- OCMC 17.29 
Supplementary Zoning Regulations and Exceptions- OCMC 17.54 

For a change to a zoning map: No+ A-np l ,-o_d · v {'.....{,' I A-ti. V\e7< o.;/,·o ;1\ 

Identify the former and new base zone designatfons and the area affected: 

Change from to Acres: 

Change from to Acres: 

Change from to Acres: 

Change from to Acres: 

Identify additions to or removal from an overlay zone designation and the area affected: t-J o+ A-f'f I :~ 
Overlay zone designation: Acres added: Acres removed: U ,~~..·+, I ~ V\ ~if( ovho /\ 

Location of affected property (T, R, Sec., TL and address): 

List affected state or federal agencies, local governments and special districts: ODOT, Clackamas County, METRO, 
Clackamas River Water District (CRW), South Fork Water Board (SFWB), Water Environment Services (WES), Tri-City 
Sewer Service District (TCSD), Oregon City School District, Clackamas Co. Fire District #1 (CCFD), Clackamas Co. 
Sheriff's Department, Tri-Met, Oregon City Police Department, Oregon City Library District, B&B Leasing (Garbage) 

Identify supplemental information that is included because it may be useful to inform DLCD or members of the 
public ofthe effect ofthe actual change that has been submitted with this Notice of Adopted Change, if any. Ifthe 

http://www.oregon.gov/LCD/Pages/forms.aspx -2- Form updated November 1, 2013 



submittal, including supplementary materials, exceeds 100 pages, include a summary of the amendment briefly 
describing its purpose and requirements. 

File 13-03 (Ordinance 13-1016) adopts the South End Concept Plan as an amendment to the Oregon City 
Comprehensive Plan and it's Ancillary Documents. 

File L 13-04 (Ordinance 13-1017) includes code amendments to supplement existing city code in order to 
implement the South End Concept Plan. Many zoning, subdivision and other regulatory code 
provisions necessary to implement the concept plan already exist within the existing code. 

See attached packet. 

NOTICE OF ADOPTED CHANGE - SUBMITTAL INSTRUCTIONS 

1. A Notice of Adopted Change must be received by 
DLCD no later than 20 days after the ordinance(s) 
implementing the change has been signed by the 
public official designated by the jurisdiction to sign 
the approved ordinance(s) as provided in 
ORS 197.615 and OAR 660-018-0040. 

2. A Notice of Adopted Change must be submitted 
by a local government (city, county, or metropolitan 
service district). DLCD will not accept a Notice of 
Adopted Change submitted by an individual or 
private firm or organization. 

3. Hard-copy submittal: When submitting a 
Notice of Adopted Change on paper, via the US 
Postal Service or hand-delivery, print a completed 
copy of this Form 2 on light green paper if 
available. Submit one copy of the proposed change, 
including this form and other required materia~s to : 

Attention: Plan Amendment Specialist 
Dept. of Land Conservation and Development 
635 Capitol Street NE, Suite 150 
Salem, OR 97301-2540 

This form is available here: 
http://www.oregon.gov/LCD/fom1s.shtml 

4. Electronic submittals of up to 20MB may be 
sent via e-mail. Address e-mails to 

http://www.oregon.gov/LCD/Pages/forms.aspx -3-

plan.amendments@ state.or.us with the subject line 
"Notice of Adopted Amendment." 

Submittals may also be uploaded to DLCD' s FTP 
site at 
http://www. oregon. gov/LCD/Pages/papa submittal.as 

~· 

E-mails with attachments that exceed 20MB will 
not be received, and therefore FTP must be used for 
these electronic submittals. The FTP site must be 
used for all .zip files regardless of size. The 
maximum file size for uploading via FTP is 
150MB. 

Include this Form 2 as the first pages of a combined 
file or as a separate file. 

5. File format: When submitting a Notice of 
Adopted Change via e-mail or FTP, or on a digital 
disc, attach all materials in one of the following 
formats: Adobe .pdf (preferred); Microsoft Office 
(for example, Word .doc or docx or Excel .xis or 
xlsx); or ESRI .mxd, .gdb, or. mpk. For other file 
formats, please contact the plan amendment 
specialist at 503-934-0017 or 
plan. amendments@state.or. us. 

Form updated November 1, 2013 



6. Content: An administrative rule lists required 
content of a submittal of an adopted change (OAR 
660-018-0040(3)). By completing this form and 
including the materials listed in the checklist below, 
the notice will include the required contents. 

Where the amendments or new land use regulations, 
including supplementary materials, exceed 1 00 

pages, include a summary of the amendment briefly 
describing its purpose and requirements. 

7. Remember to notify persons who participated in 
the local proceedings and requested notice of the 
final decision. (ORS 197.615) 

If you have any questions or would like assistance, please contact your DLCD regional representative or the 
DLCD Salem office at 503-934-0017 or e-mail plan.amendments@state.or.us. 

Notice checklist. Include all that apply: 

Completed Form 2 

A copy of the final decision (including the signed ordinance(s)). This must include city and county 
decisions for UGB and urban reserve adoptions 

The findings and the text of the change to the comprehensive plan or land use regulation 

If a comprehensive plan map or zoning map is created or altered by the proposed change: 
A map showing the area changed and applicable designations, and 
Electronic files containing geospatial data showing the area changed, as specified in OAR 660-018-

0040(5), if applicable 
Any supplemental information that may be useful to inform DLCD or members of the public of the effect of 
the actual change 

http://www.oregon.gov/LCD/Pages/forms.aspx -4- Form updated November 1, 2013 
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Community Development – Planning      

NOTICE OF DECISION – LEGISLATIVE 
Date of Mailing of NOD: April 18, 2014 

 
FILE NO.:  L 13-03 - South End Concept Plan (Ord. 13-1016)  
   L 13-04 - Oregon City Municipal Code Amendments (Ord. 13-1017)  
 
APPLICANT:   Oregon City Planning Division  
   221 Molalla Ave, Ste. 200, Oregon City, Oregon 97045  
 
REPRESENTATIVE:  Cogan Owens Cogan, Planning Consultants  
   720 SW Washington Street, Suite 500, Portland, OR 97205  
 
REQUEST:   Adopt the South End Concept Plan as an amendment to the Oregon City Comprehensive Plan  
   and its Ancillary Documents, and adopt associated amendments to the Oregon City Municipal  
   Code.  
 
LOCATION:   City-wide (See South End Concept Plan area map at www.southendconceptplan.org) 
 
REVIEWERS:   Pete Walter, AICP  
   Tony Konkol, Community Development Director 
 
DECISION:  On April 16, 2014, 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 
South End 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 voted 3-2 to approve the second reading of Ordinance 13-
1016.  
   
On April 16, 2014, 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 South End Concept Plan code 
amendments 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 voted 4-1 to approve the second reading of Ordinance 13-1017. 
 
The South End 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 Thursday 
from 8am to 5pm, and by Appointment on Friday 8am to 5pm.  Copies of these documents are available (for a fee) upon 
request. The documents may also be downloaded from the Web at www.southendconceptplan.org for no charge. 
 
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 §1(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.   
 
 
 

www.southendconceptplan.org
http://www.southendconceptplan.org/
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Community Development – Planning      

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. 
 

1. B. Planning Commission Review. 
1. 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. 

 
2. C. City Commission Review. 

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 §1(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.   



ORDINANCE NO. 13-1016 

AN ORDINANCE ADOPTING THE SOUTH END CONCEPT PLAN; ADOPTING 
AMENDMENTS TO OREGON CITY COMPREHENSIVE PLAN, COMPREHENSIVE PLAN 

MAP AND ITS ANCILLARY DOCUMENTS; (PLANNING FILE L 13-03) 

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

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

WHEREAS, the South End Concept Plan complies and is consistent with Statewide 
Planning Goals, Metro Ordinance No. 02-9698, and Chapter 3.07 of the Metro Urban Growth 
Management Functional Plan, specifically Metro Title 11 - Planning for New Urban Areas; 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 
open houses, workshops and other media and web-based forums were held where the 
objectives and concepts of the South End Concept Plan were presented and discussed; and 

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

WHEREAS, the Oregon City Planning Commission held public hearings on November 
25, 2013, December 9, 2013, January 13, 2014 and February 10, 2014 to take testimony and 
evidence on the proposed comprehensive plan amendment; and 

WHEREAS, on February 10, 2014, based on the oral and written testimony received at 
the public hearings, the Oregon City Planning Commission voted 5-0 to recommend approval of 
Planning Files L 13-03 to the City Commission with the attached additional findings and 
additional Planning Commission recommendations in Exhibit 3; and 

WHEREAS, the Oregon City City Commission held public hearings on January 15, 
2014, February 19, 2014 and March 5, 2014 to take testimony and evidence on the proposed 
comprehensive plan amendment; and 

WHEREAS, based on the oral and written testimony received at the public hearings, the 
Oregon City Commission the City Commission concurs with the Planning Commission's 
recommendation; and 

WHEREAS, in a project of this size and scope, additional editing and refinement will 
inevitably be necessary after adoption; and 

WHEREAS, further amendments to the Oregon City Comprehensive Plan and Map and 
Oregon City Municipal Code and Zoning Map will be necessary in order to implement the South 
End Concept Plan, and these Amendments will be considered and reviewed in a duly noticed 

Ordinance No. 13-1016 
Effective: May 18, 2014 
Page 1 of 2 



public hearing which will be mailed to all Oregon City residents and interested parties in 
compliance with Measure 56; and 

WHEREAS, adopting the South End Concept Plan, as amendments to the 
Comprehensive Plan and its ancillary documents is in the best interest of Oregon City to ensure 
that the goals and policies of the City can be realized, 

NOW, THEREFORE, OREGON CITY ORDAINS AS FOLLOWS: 

Section 1. The South End Concept Plan and Appendices as provided in Exhibit 1, is 
hereby adopted as an Amendment to the Oregon City Comprehensive Plan including the 
findings contained in the Staff Report and Record for Planning File L 13-03 in Exhibit 2, and the 
Additional Findings in Exhibit 3. 

Read for the first time at a regular meeting of the City Commission held on the 51
h day of 

March 2014, and the foregoing ordinance was finally enacted by the Commission on this 16th 
day of April 2014. 

Attested to this 16th day of April 2014: 

~~~ Nancy Ide, Cit ecorder 

Exhibit 1 - South End Concept Plan and Comprehensive Plan Amendments 
Exhibit 2 - Combined Staff Report and Record for Legislative Files L 13-03 and 13-04 
Exhibit 3 - City Commission Additional Findings 

Ordinance No. 13-1016 
Effective: May 18, 2014 
Page 2 of 2 
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EXECUTIVE SUMMARY 
The South End Concept Plan preserves what residents value most about South End today while 
planning for those who will live there in the future. The Concept Plan area is located adjacent 
to the southwest corner of Oregon City, south of Rose Road and extending approximately 
one mile south along both sides of South End Road. A robust and comprehensive community 
engagement process formed the basis of the Concept Plan. A variety of strategies were used 
to define a community vision and values and engage the community early and frequently with 
the broadest possible participation. Today, South End is a predominantly residential area of low 
density single-family homes, with a mix of larger lot of county subdivisions and newly developed 
city subdivisions. The South End Concept Plan establishes a series of walkable and diverse new 
neighborhoods that are modeled after the most valued and beloved historic neighborhoods in 
Oregon City and throughout the region. 

Community Vision and Values 
Vision 
Oregon City's South End is a safe, vibrant and diverse community. Parks, plazas and other public 
gathering places strengthen the sense of community and connectedness. A variety of housing 
choices and amenities are the foundation of great neighborhoods for people of all ages. South 
End's historic rural character is retained through a variety of means. Streams, trees, wetlands and 
wildlife habitat are protected and enhanced through a network of natural areas. As one center 
of community, Mcloughlin Elementary is a hub of learning and information exchange. Paths, 
trails and fami ly friendly streets provide safe travel for all. Several transportation options are 
avai lable and connect South End to downtown Oregon City and the region. 

Values 
Rural Character 
South End is a peaceful community whose pastoral nature is indicated by small farms, large fields 
and expansive views. 

Livable 
Homes and neighborhoods in South End are safe, attractive and family-friendly. 

Sense of Place 
South End residents respect the unique culture and history of the area. 

Environmental Quality 
South End residents care deeply for the streams, trees, clean air and water and other natural 
features. 

Excellent Schools 
The South End community takes pride in and supports the high quality of its schools. 

March2014 ------------------------------------------------------------------



II 

Concept Plan Diagram 

Key Elements 

Natural Features 

--.............. . 
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.__ :::.~-::-:.: ....... 

-'""._-~-- 4 •.. ,,,.It 
- --~·-~ --:.=...:. 

• Preservation of contiguous natural spaces and wildli fe corridors. 
• Preservation of most wetland areas with several road connections across streams/wetlands at 

narrow points. 
• Improved access to natural areas and views. 

Parks and Trails 

• Network of new parks, open spaces and gathering places. 
• Larger park sufficient for ball fields and other recreational opportunities. 
• Trail connections to parks, natural areas, regional trails, neighborhood retail and residential 

neighborhoods. 
• Use of utility corridors for new trai ls. 
• Preservation of private open space for non-public uses. 
• Civic uses envisioned in various parks and public spaces. 

Housing 

• Housing choice-a mix of single family (large, medium and small lots), multi-family and 
mixed-use designations. 

• Small lot residentia l located in two neighborhood centers along South End Road. 

Retail 

• Limited neighborhood commercial uses along South End Road at Forest Ridge Lane and 
Navajo Way. 

Transportation 

• Complete road network promotes connectivity and increases travel options. 
• Pedestrian and bicycle improvements, including new sidewalks, pathways and bike lanes. 
• South End Road as three-lane arterial. 
• Two family-friendly roads parallel to South End Road; the eastern-most designated a 

collector. 
• A slow, narrow road along the b luffs to provide public access and views. 
• Roundabouts to safely accommodate through-traffic at major intersections. 
• Optimized number of new street connections to South End Road to preserve capacity. 

Infrastructure 

• New water and sewer infrastructure constructed with roads to meet community needs. 
• Stormwater retention ponds and swales along natural features at edges of plan area. 

Oregon City South End Concept Plan 



BACKGROUND 
The City of Oregon City has prepared the South End Concept Plan to preserve 

what residents value most about South End today while planning for those who 

will live there in the future. The South End Concept Plan project area is located 

adjacent to the southwest corner of Oregon City, south of Rose Road and extending 

approximately one mile south along both sides of South End Road. Today, South 

End is a predominantly residential area of low density single-family homes, with a 

mix of larger lot of county subdivisions and newly developed city subdivisions. 

The Metropolitan Service District (Metro) requires governing jurisdictions to adopt 

comprehensive plan provisions for areas brought into the urban growth boundary 

(UGB) to guide the orderly and efficient conversion from rural to urban uses. The 

South End Concept Plan establishes a framework of policies and implementing 

ordinances before annexation can take place and urban-level development can 

occur. A product of extensive community engagement and technical analysis, the 

South End Concept Plan is adopted as an amendment to the City's comprehensive 

plan and zoning code, which must comply with Metro code and DLCD requirements. 

In compliance with Title 11 of Metro's Urban Growth Management Functional Plan, 
elements of the South End Concept Plan include housing, transportation, natural 

resources, parks and trails, public facilities and services, schools and financing. In 

accordance with the Oregon City Comprehensive Plan, the South End Concept Plan 

also includes commercial designations in an amount sufficient to serve the needs 

of the South End neighborhood. 

Process 

A robust and comprehensive community engagement process formed the basis 

of the South End Concept Plan. A variety of strategies were used to define a 

community vision and values and engage the community early and frequently 

with the broadest possible participation. The community engagement process was 

designed to: 

• Encourage dialogue and provide opportunities to participate meaningfully 

throughout the planning process. 

• Identify and communicate potential Concept Plan benefits. 

• Build understanding and trust in the planning process through clarity and 

transparency. 

• Create a framework for implementation. 

A 19-member Community Advisory Team (CAT) representing a variety of interests 

was convened to guide development of the South End Concept Plan. The CAT 

met seven times throughout the course of the project to review and comment on 

work products, advise on public involvement and community engagement efforts, 

act as liaisons to specific constituencies or interest groups, host public events and 

encourage community members to participate in the Concept Plan process. A 

Technical Advisory Team (TAT) also was established to review the key deliverables 

for technical adequacy and jurisdictional conformance. The TAT consisted of City 

staff and representatives from Metro, Clackamas County and other local service 

providers and governing agencies. 

Sample quotes from 

participants are 

included in boxes such 

as this throughout the 

document. 

Thank you for all the 

hard work that everyone 

is doing to keep us all in 

the loop and asking for 

our input. 
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What people like about 

South End now: 

• South End is a nice, 

safe community where 

you can enjoy the 

scenery and overall feel 

of the area. 

• South End is one 

step into the country 

from a neighborhood. 

Amazing! 

• I feel very safe in my 

neighborhood. It is ve1y 

quiet. It's an easy drive 

to downtown Oregon 

City and Portland. At the 

same time, I'm a minute 

away from the beauty 

of the farms where I can 

cut my Christmas tree, 

buy farm fresh eggs or 

ride horses. 

In addition to a host of more traditional public engagement, the City also used a 

variety of social media forums to enhance community engagement, including an 

interactive website, email blasts, and regular posts/tweets on Facebook and Twitter. 

The community engagement process consisted of two phases. Phase 1 (Community 

Vision and Values) was designed to 1) provide South End community members with 

information about the project, including the history of the Urban Growth Boundary, 

land use planning in Oregon, and reason for concept planning; and 2) engage 

residents in a discussion about community values, preferred methods of participation, 

and desired outcomes including potential benefits of concept planning and eventual 

urbanization. The effort began with eight in depth interviews of residents and key 

stakeholders to better understand the unique qualities of South End and refine the 

community engagement approach. The other primary tool for achieving the Phase 1 

goals was a series of Community Conversations. The CAT, with support from the City, 

hosted 17 Community Conversations with various community and civic organizations 

throughout the city of Oregon City and in the South End area. Participants were asked 

to respond to these questions: 

1. What do you like best about South End? 

2. Is there anything you would change about South End to make it better? 

An online survey was used to augment the interviews and provide an opportunity 

for expanded engagement. The City received 40 responses to the same questions of 

what people like about South End and what they would change to make it better. 

Phase 1 results were used to establish a preliminary community vision and values 

to guide the Concept Plan process. The vision and values were be used to develop 

evaluation criteria for the draft and fina l Plan. The vision and values were reviewed 

during a public open house on December 13, 2012. This was one of four community 

meetings to engage the broader Oregon City and South End communities. The open 

house also was used to identify opportunit ies for future enhancements to preserve 

South End's key attributes of the natural and built environments. An interactive 

online forum or "virtual open house" was launched in conjunction with open house 

and allowed participants to answer the same questions asked at that event. In total, 

more than 300 people participated in the open house and online forum. 

The purpose of Phase 2 (Concept Plan Development) of the community engagement 

process was to translate the vision and values into a Concept Plan for South End. The 

City invited community participation through a video hosted on the project website 

(www.southendconceptplan.org). The first activity of Phase 2 was the February 27, 

2013 community workshop where approximately 100 participants learned about 

best practices in planning and urban design then took part in a land use planning 

game to envision their ideal land use patterns for the future of South End, including 

parks, trai ls, roads, housing, retai l and civic uses. The 18 community design maps 

were used to develop three design alternatives for the future of South End. 

The three land use alternatives were presented at Part 1 of the Forum for the Future 
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of South End April12-13, 2013 where TAT. CAT and community members reviewed 

the alternatives through two days of events. An online forum was launched April 

15th and continued throughout the month. Forum participants identified aspects 

of the three alternatives they most liked and disliked. These comments were used 

to develop a preferred community design concept that incorporated the most 

favored elements of the three alternatives. Community members reviewed the 

preferred concept Part 2 of the Forum on the Future of South End on June 1, 2013 

and accompanying online survey. Participant comments were used to refine the 

preferred concept resulting in the draft Concept Plan and map. In total. more than 

250 people participated in the Forum. 

Existing Conditions 

The 611-acre South End Concept Plan study area consists of 133 acres currently in the 

limits of Oregon City, as well as the 478 acres in unincorporated Clackamas County. 

The unincorporated area is comprised of approximately 188 acres brought into the 

Urban Growth Boundary (UGB) in 2002 and another 290 acres added to the UGB 

prior to 2002. That 290-acre area has not been annexed to the city. The Concept 

Plan Area is bordered by the City of Oregon City to the north and Clackamas County 

Urban and Rural Reserves to the east, west, and south. More detailed descriptions 

of existing conditions in South End can be found in Appendix A. 

Land Use 

The predominant land use in the concept plan area is low density residential 

subdivisions developed in the 1970s, interspersed with some limited farm and 

forest uses, pastures and a few institutional uses. The majority of the housing 

within the plan area is located along the long access roads which intersect South 

End Road. The northern end of the planning area, from Forest Ridge Road south, is 

comprised of a network of county subdivisions interspersed with larger acreage lots 

developed primarily between the 1970s through the 1990s. Fingers of incorporated 

city subdivisions interweave with these unincorporated areas. 

Buildings should 

blend with the current 

character of South End. 
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Figure 1. South End Concept Plan Area 
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Beutel Road and Forest Ridge Road are long straight spine roads which both run 

to the east away from South End Road. The housing along these roads consists 

of a mix of some one or more-acre rural estate-styled housing and several dozen 

quarter- to halt-acre lots in various configurations. The homes are a mixture of 

newer and older styles with a predominance of single-story, single-family houses 

with side and rear yard outbuildings. 

At the southern end of the planning area is the Kelland Court neighborhood. Lots 

here tend to be larger and more spread out than the northern end of the planning 

area. Moving north up Sound End Road leads to several county subdivisions 

which consist of half to quarter-acre single-family lots and are separated from one 

another by fields which have yet to develop and in some cases, are privately-owned 

open space. 

Lands in the planning area within the city limits are designated as one of two 

Oregon City single-family residential zoning districts. Lands within the planning 

area that fa ll under the County's jurisdiction are in one of two county zoning 

designations as shown in Table 1. 

Table 1. Zoning within the Planning Area, Oregon City South End, 2012 

EH,Ifttfl Abbreviation Jurisdiction i.JiiJW 
R-8 Single Family Dwelling District 8,000 SF City of Oregon City 43.2 

Minimum 

R-10 Single Family Dwelling District, 10,000 SF City of Oregon City 62.0 
Minimum 

FU-10 Future Urban 10-Acre District Clackamas County 314.1 

RRFF-5 Rural Residential Farm Forest 5-Acre District Clackamas County 191.5 
Source: City of Oregon City Municipal Code, Title 17 I Clackamas County Zoning and Development Ordinance 

Buildable Land Analysis1 

Buildable lands are those within the urban growth boundary that are suitable, 

available, and necessary for residential or employment uses. Buildable lands 

include both vacant land and land that is likely to be redeveloped, and are not 

severely constrained by natural hazards or subject to natural resource protection 

measures. The amount of buildable land within the planning area is described in 

Table 2. The 283 net bui ldable acres identified in this preliminary analysis are the 

maximum acres projected to be available for development, as shown in Figu re 2. 

Table 2. Buildable Areas, Oregon City South End, 2012 

Gross Area in UGB Area 

Developed Land 

Unbuildable Land 

Buildable Land 

New Roads and Utilities (25%) 

Net Buildable Area 

498.7 Acres 

101.8 Acres 

27.7 Acres 

369.2 Acres 

92.3 Acres 

276.9 Acres 

' Definitions related to the Buildable Land Analysis can be found in Appendix A, Existing Conditions 
Report. 
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Figure 2. Buildable Lands Analysis 
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Transportation 

Located at the top of Canemah Bluff. the planning area is characterized by 

disconnected streets with large block lengths despite the relatively flat terrain. 

The only street providing for higher capacity motor vehicle movement through 

the study area is South End Road, running north-to-south connecting the study 

area to Mcloughlin Boulevard (Highway 99E) at two locations, located roughly two 

miles north and south of the study area. The southerly route towards Canby has a 

connection at 99E that is designed for rural operating conditions, and may need 

to be upgraded to adequately serve higher levels of traffic. Most of the remaining 

streets in the planning area are non-through routes and connect directly to South 

End Road. 

South End Road and Salmonberry Drive are generally the only routes that provide 

dedicated bicycle and pedestrian access in and out of the Plan area. South End 

Road lacks continuous sidewalks. While motor vehicle traffic volumes are not very 

high, the posted speed is 40 miles per hour and this section of South End Road 

abuts John Mcloughlin Elementary School. a significant source of walking and 

driving trips. Continuous bike lanes along South End Road north of Beutel Road 

connect the study area to Warner Parrott Road. As an east-to-west through street 

with bike lanes, Warner Parrott Road is an important connection for bicycle travel in 

Oregon City, linking bicyclists to other key routes in the City, including Linn Avenue, 

Beavercreek Road and Molalla Avenue. 

Whi le transit service is not currently provided in the study area, it is provided in 

Oregon City by TriMet via seven fixed bus routes connecting Oregon City to the 

rest of the Portland Metropolitan area.1 An Americans with Disabilities Act (ADA) 

paratransit service is also available within the study area. In addition, seasonal 

transit service is provided to residents and tourists via the Oregon City Trolley, and 

regional service is provided via the Canby Area Transit system, South Clackamas 

Transportation District, and Amtrak. Also, the Oregon City Pioneer Community 

Center runs a transit bus service for seniors to access essential services through a 

contract with Ride Connect, which is funded with federal grant funding. 

Public Infrastructure and Services 

Water 
As shown in the City's 2012 Water Master Plan, the South End Concept Plan area 

is served by Boynton and Henrici Reservoirs and the Mountainview Pump Station. 

Water services within the planning area are served by both the City of Oregon 

City and Clackamas River Water (CRW). Transmission mains within South End 

Road are owned by the City of Oregon City and Clackamas River Water. There is a 

master service meter located just southwest of S. Impala Lane and South End Road 

intersection, which delineates the two service districts. The City and CRW have a 

joint access agreement for special situations for areas outside of the City limits. A 

majority of the study area is serviced by CRW under this agreement as these areas 

' TriMet discontinued service on South End Road in 2009, due to low ridership and budget reductions 
for local bus services. 

March 2014 

We need to make sure 

the roads are safe for 

walkers and bikers. 

Currently. there is 

nowhere to walk in 

many places. 
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I really like emphasizing 

access far everyone to 

the views and beauty of 

the area. 

are intermixed with unincorporated and incorporated properties. Areas outside of 

the City limits are serviced by Clackamas River Water District (CRW). 

Storm water 

The planning area falls within the Amanda Court, Allen Court, and South End 

drainage basin areas as shown in the City of Oregon City Drainage Master Plan 

(January 1988). These basins are part of tributaries that drain to the Beaver Creek. 

Stormwater within the study area is currently being managed by a combination of 

roadside ditches, natural drainage channels, and underground storm conveyance 

systems. Additionally, there are a handful of existing detention ponds within the 

City's boundaries that service existing subdivisions and a privately owned detention 

pond located along the southeast side of South End Road and Kelland Court. 

Sanitary Sewer 

The only areas serviced by City wastewater collection are the lands located within 

the City limits in the northeast and east sections of the planning area. The majority 

of the homes within the planning area are outside city limits and currently on septic 

systems. The City Sanitary Sewer Master Plan indicates that the areas within the 

Plan boundary will drain to the South End Basin and appear to be able to handle 

the load at build out to urban densities. Areas within the Plan area that are inside 

City limits convey flows to the Parish Pump Station to the wastewater treatment 

plant. 

Natural Resources 

Two potentially jurisdictional wetlands and seven other waters of the State/United 

States comprising approximately 3.7 acres and 2.38 acres respectively were identified 

within the Plan area. Most of the wet land acreage is comprised of a somewhat 

linearly-shaped depression along a stream channel located in the northernmost 

portion of the study area. The other wetland area is east of the intersection of 

Forest Ridge Road and South End Road, near the confluence of two channels. 

There are no significant natural areas in South End as defined under Oregon 

Statewide Land Use Planning Goal 5. However; the Canemah Bluffs Natural Area is 

directly adjacent to South End and overlook the Willamette River. The Willamette 

River is an American Heritage River and the Willamette River Water Trail is one of 

14 nationally recognized water trails. There are several existing wildlife habitat 

types in the area, including approximately 102 acres of forested area and 43 acres 

of open grass space. 

Parks and Trails 

There are no public parks within the South End study area-existing open space is 

privately owned and maintained and signed as restricted access. Residents living 

in South End can utilize nearby Madrona Open Space, owned by the City, and 

John Mcloughlin Elementary School open space, owned by the Oregon City School 

District. Currently in South End, there is a precedent for privately maintained open 

spaces serving particular residential subdivisions. South Park Estates, Finnegan's 
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Terrace and Merchant Meadows are examples of subdivisions that maintain private 

open space areas. 

The Metro-owned and maintained Canemah Bluff Natural Area, outside the urban 

growth boundary, provides residents of South End with opportunities for engaging 

in hiking, nature viewing, and other recreational activities. This 308-acre natural 

area is split into two distinct sections and serves as a significant wildlife habitat 

resource for the region. Metro anticipates developing a formal master plan for 

the southern section of Canemah Bluffs within the next few years. This section of 

Canemah Bluffs is closest in proximity to the residents of South End. Filbert Run 

Park is a planned 3.5-acre park site that will be located just two blocks northeast of 

the South End study area. Park amenities have yet to be determined. 

Currently, the South End study area does not have any publicly designated walking 

or biking trails. The Trails Master Plan {2004) identifies several trail projects that 

would improve active transportation access in South End, including the proposed 

Oregon City Loop Trail and Canemah Bluff Trai l and BPA Powerline Trail. Planned 

inter-neighborhood trails include Finnegan's Trail and Parkland Trail. 

Housing and Commercial Market 

Oregon City had approximately 14,388 employees within the local service area in 

2010, according to Metro. Metro forecasts indicate that Oregon City will add another 

5,073 new households and 8,098 new jobs between 2010 and 2035, including 2,337 

retail jobs, 3,263 service jobs and 2,498 other {industrial and government) jobs. 

Primary locations for new employment include downtown Oregon City as well as 

planned development areas such as Beavercreek, and locations in and around the 

Clackamas Community College campus. The South End area is expected to add 

approximately 1,539 households and 76 jobs. 

Single-family detached housing units have traditionally dominated Oregon City's 

residential development patterns. Recent housing developments along South End 

Road include a mix of single-family detached homes, small lot detached homes, 

townhomes and duplexes. 

Oregon City has had relatively high vacancy rates for general retail and has shown 

negative absorption levels for both general retail and shopping center space over 

the past 12 months. Within the Primary Market Area for the South End area there 

is significant retail trade leakage, which occurs as households travel outside the 

area to make retail purchases. By adding a neighborhood or community shopping 

center; South End could be positioned to intercept a portion of the retail trade 

leakage and benefit from long-term growth in household buying power that would 

occur as additional people move into Oregon City. 

This area is residential 

and people hove bought 

homes in this area for 

that reason. 

I like the clusters of 

commercial areas as 

opposed to "strip" areas. 
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Figure 3. Opportunities and ConS1raints 
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Opportunities and Constraints 

Opportunities and constraints were developed based on comments received at the 

December 13 Community Open House and are illustrated in Figure 3. 

Opportunities 

• Large lot sizes within the planning area allow for large assemblages of property. 

• Existing properties can be consolidated into a regionally managed stormwater 

system to and preserve natural resources and sensitive areas. 

• New roadways, paths and trails can link homes to local and regional amenities. 

• Preserve views as a lasting amenity for future residents. 

• High potential for successful residential development due to a preference for 

suburban neighborhoods, increasing householder income levels and South End's 

proximity to schools and parks 

• Lack of neighborhood amenities may be addressed through a combination of 

appropriate zoning and adequate site planning. 

Constraints 

• Existing development pattern and ownership fragmentation makes property 

assembly difficult. 

• Established linear road network makes it difficult to provide new connections 

between existing roads. 

• Large existing developments reduce the ability to link roads and tra ils. 

• Fragmented development along main roadways has low redevelopment 

potential. 

• Public infrastructure (sewer, water; and stormwater) are currently lacking or bui lt 

to a county standard. 
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Increase the diversity, 

but not necessarily the 

density, by promoting 

a few small retail 

businesses, more 

housing types and more 

options in transportation 

than just the private 

automobile. 

SOUTH END CONCEPT PLAN 

Community Vision and Values 

Vision 

Oregon City's South End is a safe, vibrant and diverse community. Parks, plazas 

and other public gathering places strengthen the sense of community and 

connectedness. A variety of housing choices and amenities are the foundation of 

great neighborhoods for people of all ages. South End's historic rural character 

is retained through a variety of means. Streams, trees, wetlands and wildlife 

habitat are protected and enhanced through a network of natural areas. As one 

center of community, Mcloughlin Elementary is a hub of learning and information 

exchange. Paths, trails and family friendly streets provide safe travel for all. Several 

transportation options are available and connect South End to downtown Oregon 

City and the region. 

Values 

Rural Character 

South End is a peaceful community whose pastoral nature is indicated by small 

farms, large f ields and expansive views. 

Livable 

Homes and neighborhoods in South End are safe, attractive and family-friendly. 

Sense of Place 

South End residents respect the unique culture and history of the area. 

Environmental Quality 

South End residents care deeply for the streams, trees, clean air and water and 

other natural features. 

Excellent Schools 

The South End community takes pride in and supports the high quality of its 

schools. 

------------------------- Oregon City South End Concept Plan 



Figure 4. Concept Plan Diagram 
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Key Elements 

Natural Features 

Preservation of contiguous natural 
spaces and wildlife corridors. 

Preservation of most wetland areas 
with several road connections 

across streams/ wet lands at narrow 
points. 

Improved access to natural areas 
and views. 

Parks and Trails 

Network of new parks, open spaces 
and gathering places. 

Larger park sufficient for ball 
fields and other recreational 

opportunities. 

Trail connections to parks, 
natural areas, regional trai ls, 

neighborhood retail and residential 
neighborhoods. 

Use of utility corridors for new 
trails. 

Preservation of private open space 
for non-public uses. 

Civic uses in various parks and 
public spaces. 

tim!slng 
Housing choice-a mix of single 

family, multi-family and mixed use 
designations. 

Small lot residential located in two 
neighborhood centers along South 

End Road. 

Brull 
Limited neighborhood commercial 

uses along South End Road at 
Forest Ridge Lane and Navajo Way. 

Concept Plan Overview 

The South End Concept Plan establishes a series of walkable and diverse new 

neighborhoods that are modeled after the most valued and beloved historic 

neighborhoods in Oregon City and throughout the region. 

Residents have a choice of places to work, shop, recreate and learn within a short 

walk or drive from their homes. Community-serving retail stores, workshops and 

businesses cluster in two small neighborhood centers along a new South End main 

street, where the greatest number of social and economic interactions occur. Most 

homes are within a five to ten minute (1/4 to 112 mile) walk to the neighborhood 

centers, where they can pick up some essentials from a small grocer or meet friends 

for coffee in a local deli or cafe. 

Public parks and open spaces provide places to gather. recreate and enjoy the area's 

scenic beauty. These green spaces also preserve and protect sensitive resources. 

Small neighborhood parks are dispersed throughout the neighborhoods, just a 

two to three-minute walk from most residences. A large, eight-acre park has the 

potential to provide ball fields, group picnic areas, a dog park and other recreational 

faci lities to users throughout the city. Natural wetlands in drainages and small 

creeks combine with boulevards to create several looping greenways surrounding 

the neighborhoods. These greenways provide a circuit that eventually joins with 

the John Mcloughlin Elementary School open space and meet up with the new 

Metro Regional Canemah Bluff Natural Area with preserved natural habitat and 

extensive hiking trails. 

Homes are grouped close together in the blocks surrounding the neighborhood 

centers, whi le lots further from the centers, toward the neighborhood edges, are 

increasingly larger. Many of the lots in the new neighborhoods will have rear service 

alleyways for accessing garages behind houses and shops. By eliminating garages 

from the street, houses can be designed to orient front porches and stoops to the 

streets, which in turn contribute to "eyes on the street" or natural surveillance of 

passersby. Neighbors knowing one another and keeping a watchful eye on the 

streets, sidewalks and parks are the best security for a community. 

South End utilizes a network of streets connecting convenient destinations to 

which residents can walk, bike or drive. New local streets and lanes are added 

incrementally from one branch to the next to help disperse travelers, provide 

parallel routes to South End Road, and maintain slow speeds throughout the 

neighborhood. Eventually these "capi llary" streets will form a web of ways to travel 

throughout the community. Some proposed roadways within the concept plan will 

utilize a center island which may be used for tree planting, pedestrian features, and 

art installations while also providing stormwater management functions. 
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Sidewalks and pathways on both sides of every street provide the means to travel 

the neighborhoods safely. Narrow street widths and on-street parking reduce 

traffic speeds throughout South End. Chi ldren can walk or bike safely to school on 

this network of interconnected paths, sidewalks and streets. The interface between 

the neighborhoods and the Urban and Rural Reserves at their edges is of particular 

interest. In most locations, a narrow, slow moving road runs along the edge of 

the neighborhood allowing residents throughout the community to enjoy natural 

parks and scenic views. 

Civic uses, such as libraries, community centers, park pavilions, post offices, senior 

centers and interpretive centers, are places where people gather in addition to 

stores and cafes. Whi le these places fit well in the neighborhood centers along 

the main street, they can also disperse in the neighborhoods, depending on their 

functions. Since civic uses are community-gathering places, they are best to be in 

highly visible places, perhaps at the end of an important street, or overlooking a 

park, plaza or square. These become the symbolic icons that people use to remain 

oriented and grounded in their communities. 

The timing and extent of new improvements depends on many factors, including 

market conditions and the desire of owners to develop their properties. New 

development pays the majority of infrastructure costs through Systems Development 

Charges and other fees. The costs of large capita l infrastructure such as sewer 

mains and pumps stations necessary to support private redevelopment of the plan 

area are thoroughly ana lyzed and properly financed before development occurs. 

Land Use 

Property owners must apply for annexation of lands within the plan area to the City 

before any new development may take place. Upon voters' approval the concept 

plan can slowly start to take form. South End currently serves primari ly residential 

frontages. The proposed concept adds two small neighborhood commercial centers 

populated by several main street-oriented retai l and mixed use opportunity sites. 

The northernmost commercial district is centered around the intersections of South 

End Road and S Forest Ridge Lane. The southernmost neighborhood commercial 

site is located around the intersections of South End Road and S Impala Lane and S 

Navajo Way. The remainder of the South End Road Corridor continues to provide 

opportunities for residential development. New developments are encouraged to 

limit vehicular access to South End Road, instead favoring access from a series of 

new local streets created as the periphery of the planning area is developed. 

The concept plan is designed to retain as much of the existing rura l character as 

possible in the outer edge of the area through large lot residentia l land use. The 

plan also reflects this notion by applying the City's large lot land use designations 

throughout the majority of the planning area. 

Key Elements 

Transportation 

Complete road network promotes 
connectivity and increases travel 
options. 

Opportunities for new sidewalks, 
pathways and bike lanes. 

South End Road as three-lane 
arterial. 

Two family-friendly roads parallel 
to South End Road; the eastern­
most designated a collector. 

A slow, narrow road along the 
bluffs to provide public access and 
views with safe pedestrian crossings 
to Cahemah Bluffs Natural Area. 

Roundabouts to safely 
accommodate through-t raffic at 
major intersections. 

Optimized number of new st reet 
connections to South End Road to 
preserve capacity. 

lnfrastructu re 

New water and sewer infrastructure 
constructed with roads to meet 
community needs. 

Stormwater retention ponds and 
swales along natural features at 
edges of plan area. 
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While the outer edge of the plan is large lot residential, a mixture of districts 

provide for a diverse range of housing opportunities. A few portions of the plan 

are avai lable for attached and multi-family housing. Small lot residential districts 

are clustered around the community's activity centers where they are supported by 

urban services and eventual access to transit. Large lot areas radiate out f rom the 

centers, providing a gradual transition in density to the community's edges. 

Large lot residential zoning makes up the majority of the planning area with more 

than 245 acres of low density residential lands. A total of 132 acres of medium 

lot and 23 acres of small lot residentia l zoning is located in and near the activity 

centers along South End Road. Again, zoning only applies when properties are 

annexed to the city. 

Housing 

By far. the largest allotment of lands within the concept planning area is residential. 

Approximately 400 acres are identified within the conceptual planning area as 

residential lands. When annexed to the City, the lands wi ll be assigned a variety of 

existing large lot zoning designations (R-10, R-8, and R-6) with 10,000, 8,000, and 

6,000 square foot lots. The plan area will also contain selected medium and small 

lot residential areas. The City's existing R-5 and or R-3.5 zoning designations will 

be applied to medium lot areas resulting in parcels which range between 5,000 and 

3,500 square feet. The medium lot designation will support detached residential 

homes as well as townhome or multiplex styled housing products. The City's 

existing R-2 zoning designations will be applied to the small lot residential district, 

resulting in average lot sizes of 2,000 square feet. 

The residential mix proposed within the planning area will eventually result in a 

wide range of dwelling unit types and densities providing housing choice for all 

income levels. Table 3 illustrates the number of potential dwelling units within each 

residential category, ranging from a high of 2,637 units to a low of 1,747 units. 

Table 3. Potential South End Dwelling Units 

Residential Category 

Large Lot Residential 

Medium Lot Residential 

Small Lot Residential 

Neighborhood Commercial I Mixed Use 

Total 

Note: See Appendix 8 for detai led density calculations. 

Potential 
Zoning 

R-10, R-8, or R-6 

R-5 or R-3.5 

R-2 

MUR 

244.7 195.8 

132.3 105.9 

23.0 18.4 

11.2 9.0 

400 322 

16 -----------------------------------------

High Density 
Estimate (Units) 

1,193 

1,106 

336 

No Assumed 
Density 

2,637 

Low Density 
Estimate (Units) 

716 

774 

256 

No Assumed 
Density 

1,747 

Oregon City South End Concept Plan 



Oregon City is required by the Metro Urban Growth Management Functional Plan 

to provide for an average density of 10 units per acre in the 2002 UGB expansion 

area. The area added prior to 2002 is governed by the Metropolitan Housing Rule 

and requires the City to provide for 8 units per acre. The net acreage of the 2002 

UGB expansion area is approximately 133 acres resulting in the need to provide for 

1,330 units. The net acreage of the pre-2002 UGB expansion area is approximately 

196 acres, resulting in the need to provide for 1,568 units. Therefore, Oregon City is 

required to provide for approximately 2,898 homes, 261 more units than provided 

at the high end of the South End Concept Plan density range. 

While the proposed Comprehensive Plan amendments do not achieve the numerical 

density requirement within the 2002 expansion area of the plan, Metro recognizes 

that "the City's effort to successfully plan for a larger area, including developable 

land within the original 1980 UGB, has resulted in a well-integrated and higher 

density area overall. For this reason, Metro concludes that Oregon City LB-03 and 

LB-04 and associated Findings of compliance meet the intent of and demonstrate 

substantial compliance with Title 11 of the Functional Plan as well as the conditions 

of addition of Metro Ordinance No. 02-9698:' 

Neighborhood Commercial 

Areas of the plan designated as neighborhood centers are assigned the 

City's Neighborhood Commercial zoning designation upon annexation. The 

implementation of the Neighborhood Commercial zoning results in an urban 

services and trading zone with opportunities for smaller scaled community 

convenience facilities. Permitted uses within the neighborhood commercial zone 

include a variety of residential and commercial uses. 

Parks and Trails 

The South End Concept Plan provides access to a network of parks and open space 

within easy walking distance of residents and offers a variety of opportunities for 

recreation. The South End area can be organized into roughly four neighborhoods 

based on a quarter-mile (five-minute) walking radius. The plan utilizes bands of open 

space consisting of sensitive habitat and drainage areas, park land and roadways 

with landscaped central parkways to connect each of these neighborhoods to each 

other and the adjacent regional natural area at Canemah Bluffs. Neighborhood 

commercial uses are focused along South End Road, with several opportunities to 

connect to park sites adjacent to these higher density areas, including creating a 

village center in the form of a p laza or green space. 

Also key to the development of the South End Concept Plan is an eight-acre 

community park. The 1999 Oregon City Park and Recreation Master Plan indicated 

a critical need for the City to acquire a park in this area as this portion of the City 

does not have access to community patk facilities, is experiencing increased growth 

and has a limited supply of developable land. Oregon City community members 

were surveyed in 2008 as part of the Parks and Recreation Master Plan Update. At 

the top of the list of needed parks and recreation facilities were: walking and biking 

Retain more open space 

and working landscape, 

such as farms and forest. 
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trails (77%), small neighborhood parks (70%), open space and natura l areas (61 %), 

large group picnic areas and shelters (59%), large community parks (59%), and 

nature trails and nature center (56%). The most common reason residents traveled 

outside the City for recreation purposes was to participate in soccer, baseball and 

basketball. The overall variety of facility types in the South End should be careful ly 

considered as part of any site specific development plan. 

The Oregon City Park and Recreation Master Plan, National Recreation and Park 

Association's park and recreation faci lity guidelines provide the following standards 

for park development: 1-3 acres of neighborhood parks per 1,000 residents; 2-4 

acres of community parks per 1,000 residents; and 6-10 acres of developed park 

facilities per 1,000 residents. These standards indicate the need for a minimum of 

19.8 acres of developed parks, including neighborhood and community or other 

developed park faci lities in the planning area, assuming a minimum buildout 

population of approximately 2,200 resident s. As currently proposed, the South End 

Concept Plan provides 24 acres of parks and an additional 51 acres of open space, 

as shown in Figure 5. 
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Figure 5. Proposed Parl<s and Open Spa co Improvements 
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Public transportation 

is desperately needed, 

particularly as the 

population ages. 

Natural Resources 

Important natural resources occur within the South End Concept Plan area. These 

resources are predominately associated with unnamed stream channels located 

on the eastern portion of the plan area, and the area of western bluffs overlooking 

the Willamette River. The South End Concept Plan takes great care to preserve 

and integrate natural resources. An inventory map showing streams, wetlands and 

their buffers, and a vegetation classification map showing forest canopy and open 

spaces are used to inform decisions on where to plan development and where to 

preserve open space and natural resources. Most development is concentrated 

outside of and away from natural resources, while recreational areas such as trails 

and parks are designed to complement and preserve those resources. 

Transportation 

South End has an interconnected network of multi-modal streets that take advantage 

of the relatively flat terrain at the top of the bluff and build upon and connect 

with existing streets in the area. The design of the streets reflects the character of 

the neighborhood, reinforcing its rural nature while accommodating all modes of 

travel and users of all ages and abi lities. The streets are more than just places for 

automobile travel; they are also where people gather; walk, bike, access transit, and 

park their vehicles. As such, they are designed to safely connect people to where 

they need to go, giving residents, and visitors more travel choices to destinations. 

Multi- Modal Street System and Function 

The 2013 Oregon City Transportation System Plan (TSP) street classification system 

consists of a scale and design appropriate to adjacent properties and land uses in 

South End as illustrated in Figure 6. These multi-modal classifications also provide 

for and balance the needs of all travel modes including pedestrians, bicyclist s, 

transit riders, motor vehicles and freight. Within these street classificat ions unique 

circumstances may lead to alternative context sensitive designs. The Oregon City 

multi-modal street system standards adopted in the 2013 Oregon City TSP are 

further modified to reflect proposed land uses in the South End Concept Plan area, 

shown in Figure 7. 

Figure 6. Street Design Type 

Street Function 
(Functional 

Classification of 
the street} 

Street Type 
(Based on the 
Concept Plan 

land use of the 
abutting 
property} 

Oregon City South End Concept Plan 



Figure 7: Multi·Modal Street System 
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I would like 

improvements of the 

street design to be 

simple, affordable, and 

therefore doable. 

The functional classification of a roadway defines its design characteristics (such 

as minimum amount of travel lanes), level of access and usage within the City 

and region. The street functional classification system forms a network that works 

together to serve travel needs on a local and regional level. Roadways with a higher 

intended usage generally provide more efficient motor vehicle traffic movement 

(or mobil ity) through the City, while roadways with lower intended usage provide 

greater access for shorter trips to local destinations. The three classifications 

designated for the South End Concept Plan area, include Minor Arteria l Street 

(South End Road), Collector Streets (Beutel Road-Parrish Road, Rose Road, and 

Deer Lane extension), and local streets (all other streets in the South End Concept 

Plan area). 

As the major street through the area, South End Road connects residents, 

commuters, and visitors to downtown and the regional transportation system. It is 

designed in a manner to serve the through-travel demand, while still being viewed 

as an asset to the neighborhood rather than a barrier. Bicyclists are accommodated 

with an exclusive on-street bike facility that is physically separated from motor 

vehicle traffic with a parking lane and/or a buffer. Where on-street parking is 

allowed, the cycle track is located to the curb-side of the parking (in contrast to 

bike lanes). Those walking are accommodated with sidewalks buffered from the 

street with landscaping and/or street furnishings. Safe and comfortable pedestrian 

and bicycle crossings are provided where facilities cross South End Road. 

To the east and west of South End Road are networks of streets and shared-use 

paths providing on and off street connections to schools, parks, housing and 

shopping. Primary street connections to South End Road for t hose driving in the 

Concept Plan area are via Deer Lane-Madrona Drive, Beutel- Parrish Road, and Rose 

Road. These streets employ design techniques to create safe, slow streets without 

diminishing vehicle capacity, mitigating the impacts of the traffic on the adjacent 

housing and providing greater balance between safety and mobility. 

Street Design Types 

The street types in Oregon City require a balance between street functional 

classification, adjacent land use, designation and the competing travel needs by 

prioritizing various design elements. Overall, there are 10 different design types for 

Streets in the South End Concept area ranging from Mixed-Use Minor Arteria l to 

Shared Local Street as illustrated in Figures 3a to 3j of Appendix C. The applicable 

design type for each street section can be seen in Figure 8. 

Three street types designated for the South End Concept Plan area are: 

• Mixed-Use Streets typically have a higher amount of pedestrian activity and are 

often on a transit route. These streets should emphasize a variety of travel choices 

such as pedestrian, bicycle and transit use to complement the development 

along the street. Since mixed-use streets typically serve pedestrian oriented land 

uses, walking receives the highest priority of all travel modes. They are designed 

with features such as wider sidewalks, traffic calming, pedestrian amenit ies, 

transit amenities, attractive landscaping, on- street parking, pedestrian crossing 

enhancements and bicycle lanes. 
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• Residential Streets are generally surrounded by residentia l uses, although 

various small shops may be embedded within the neighborhood. These streets 

often connect neighborhoods to local parks, schools and mixed-use areas. They 

are designed to emphasize walking, while sti ll accommodating the needs of 

bicyclists and motor vehicles. A high priority is given to design elements such as 

traffic calming, landscaped buffers, green street treatments, walkways/ pathways/ 

trails, on-street parking and pedestrian safety enhancements. 

• Family Friendly Streets to help encourage active transportation by providing 

comfortable, low-stress routes between neighborhoods and local parks, schools, 

and shopping areas. The network generally serves as a greenway that links parks, 

schools, jobs and other destinations in the City through a network of shared-use 

streets and off-street shared-use paths. These routes are considered wa lking and 

biking streets that are also used by motor vehicles for local access. 

Family friendly streets area local streets, modified to prioritize the through­

movement of bicyclists and pedestrians while maintaining local access for 

automobiles. These routes include wayfinding signage and pavement markings, 

and commonly make use of traffic ca lming features that reduce motor vehicle 

speeds and discourage through traffic. Where these facilities cross major 

roadways, safe and comfortable pedestrian and bicycle crossings are provided. 

Further enhancements may include "green street" features such as bioswales and 

street trees, pervious concrete or asphalt, in addition to wider sidewalks and 

improved pedestrian amenities, such as benches and pedestrian-scale lighting. 

• Shared Streets are roadways where bicyclists and motorists share the same 

travel lane. The most suitable roadways for shared bicycle use are those with 

low speeds (25 mph or less) and low traffic volumes (3,000 vehicles per day or 

fewer). These streets serve to provide continuity to other bicycle faci lities (e.g. 

bicycle lanes) and should include shared lane markings. Common practice is to 

sign the route with standard Manual on Uniform Traffic Control Devices (MUTCD) 

green bicycle route signs with directional arrows. Shared roadways can also be 

signed with innovative signing that provides directional information in terms of 

bicycling minutes or distance (e.g., "South End Road, 3 minutes, V2 mile"). 

Design Elements for Streets 

To better represent and strengthen the rural character of the South End Concept 

Plan area, and to further enhance planned driving, walking and biking infrastructure, 

the City should implement the following design elements as appropriate: 

• Permeable pavement 

• Bioswales 

• Stormwater planter boxes 

• Green parking 

• Traffic ca lming 

An example of permeable pavers 

An example of a planter box adjacent to the 
sidewalk 

Preserve open space, 

not just in parks, but 

in gardens and areas 

of working landscapes 

where small farming and 

woodlots provide more 

options to wildlife than 

just suburban housing. 
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Figure 8: Street Design Types 
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Walking and Biking 
Residents of South End can travel safely and efficiently between destinations via 

any number of active transportation modes, such as walking, biking, or skating. A 

system of Family Friendly Routes, on-street sidewalks and bikeways, and shared use 

paths provide quality access to key destinations-improving the overall health and 

livability of the neighborhood. Both the trail and on-street pedestrian and bicycle 

network are context sensitive, addressing the rura l character of South End, whi le 

also meeting the expressed community desire to have increased opportunities for 

walking and biking. Moreover, these networks are fully integrated with the existing 

trail and bikeway network and the planned active transportation projects in the 

Oregon City TSP. These measures help ensure that residents of South End can 

access goods and services without the need for an automobile within and outside 

of the South End area. 

Proximity to the Canemah Bluffs Natural Area and potential for the development 

of many smaller neighborhood and larger community parks, are significant assets 

for the future of South End. A high quality network of low-stress pedestrian and 

bicycle facilities provides residents with better access to these scenic natural and 

recreational areas. Many streets in the South End area include large vegetated 

medians and/or buffers to help maintain a natural, rural feel to the street. In 

addition to serving a traffic calming function, these streets provide informal areas 

for social activity, recreation and play. 

Those walking in South End are accommodated primarily through street-side 

sidewalks or pathways. On arterial and collector street s, sidewalks are installed on 

both sides of the roadway. Local streets are more flexible and could include pervious 

pavers or other surface types as a sidewalk or sidepath. Sidepaths maintain physical 

separation from motor vehicle traffic via split-rail fence and/or landscaped buffer 

and help to retain the rural character of South End. Off the main street system, 

a web of safe, comfortable walking and biking routes provides access between 

neighborhoods and local parks, schools, and shopping areas. This network serves 

as a de facto linear park system linking the Concept Plan area to other parts of the 

City through on-street bikeways and off-street shared-use paths. 

For bicyclists, dedicated faci lities vary based on roadway classification. On collector 

and arterial streets, where traffic speeds and volumes are higher; bicyclists are 

provided with physically sepa rated facilities. However, the majority of streets in 

South End are local streets, with lower traffic speeds and volumes. Some of these 

streets accommodate pedestrians and bicyclists through their designation as 

Family Friendly Routes (Figure 8). The Family Friendly streets prioritize the through­

movement of bicyclists with shared lane markings (SLMs) to demonstrate where 

bicyclists should operate on the roadway-outside the parking lane door zone. 

SLMs also alert motorists to expect bicyclist s on the roadway. Bicyclist wayfinding 

signage highlights key destinations, such as parks and community centers, and the 

best routes on which to bike. These signs improve destination and route finding for 

residents and visitors alike, encouraging exploration and activity. 
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We need more amenities 

like open spaces and 

trails but also some 

neighborhood retail! 

commercial so residents 

do not have to travel 

across town. 

South End Road incorporates a protected on-street bikeway, or cycle track. The 

cycle track is an exclusive on-street bike facility that is physically separated from 

motor vehicle traffic with a parking lane and/or a painted buffer. Where on-street 

parking is allowed, the cycle track is located to the curb-side of the parking (in 

contrast to bike lanes). To improve visibi lity of the bicyclists, the cycle track drops 

to a buffered bike lane and on-street parking is prohibited 30 feet in advance 

of the cycle track termination when approaching intersections. The cycle track 

either remains curb-tight or bend-in towards the roadway with curb-extensions to 

improve visibility of the bicyclists at the intersections. 

Pedestrians are accommodated with sidewalks buffered from the street with 

landscaping and/or street furnishings. Safe and comfortable pedestrian and 

bicycle crossings are placed where facilities cross South End Road. 

Example of a cycle track bending in towards the roadway and parking restrictions when approaching an intersection 

Trails 

Figure 9 also illustrates the potential active transportation network for South End. 

The emphasis of this network is on connecting residents to existing and future trails, 

as defined in the most recent Oregon City Transportation System Plan, as well as 

key destinations within and near to South End. Trail access also connects residents 

to important viewsheds in the South End area. The types of trails vary by context, 

from walking paths made of pervious paver walking paths to concrete shared 

use paths for pedestrians and bicyclists. Some streets also have a dedicated path 

through the wide landscaped median. User comfort on these trails is maximized 

due to the physical distance and separation from motor vehicle traffic. 

Oregon City South End Concept Plan 



Figure 9: Walking and Biking Network 
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Reserve most of the 

area for open space, 

natural areas and parks. 

Density the remaining 

areas and create a 

15-minute community 

that emphasizes active 

transportation. 

Transit 

The Concept Plan sets the stage for the provision of transit, recognizing that the type 

and extent of service improvements will p lay out over time. The specifics of transit 

service will depend on the actual rate and type of development built, provider 

resources and policies, and, consideration of local options. Future redevelopment 

in the South End Concept Plan area may make transit a viable option in the future.* 

As shown in Figure 10, two conceptual options for future transit include: 

• A route modification to the existing TriMet bus service between the Oregon 

City Transit Center and Clackamas Community College (Route 33) that would 

extend the route from Clackamas Community College west down Meyers Road, 

then south down Leland Road, and west down McCord Road and Partlow Road 

to South End Road. At South End Road, the route would travel south to serve 

the South End Concept Plan area, before heading north again returning to the 

Oregon City Transit Center via the Deer Lane extension, Mad rona Drive, Lawton 

Road and South End Road. 

• New local loop route that connects to the Oregon City Transit Center and serves 

the South End Concept Plan area, and the residential areas along South End 

Road, Partlow Road, Central Point Road, Warner Parrott Road, Canemah Road, 

Telford Road, and Center Street not currently served by transit. 

• A third option would be to work with another transit provider. such as Canby 

Area Transit. Candy Area Transit's Orange Line (99E) currently travels from the 

Canby Transit Center to the Oregon City Transit Center. 

* TriMet is currently exploring transit service and access improvements for the 

southeast area of the Portland region, of which Oregon City and South End are a 

part. 
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Figure 10: Tronsit Opt ions for the South End Concept Pion Ar .. 
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Public Infrastructure and Services 
Water 

The existing Oregon City water system is expanded to serve the entire South End 

Concept Plan area. Based on the 2002 UGB, stated and delineated within the 2012 

City of Oregon City Water Distribution System Master Plan, all existing and proposed 

water mains, lines and services are incorporated under the ownership of Oregon 

City. Ownership of the Clackamas River Water (CRW) system is incorporated into 

Oregon City's water distribution system. CRW facilities may not be designed to 

handle urban levels of development and will need to be improved, expanded or 

replaced to continue to provide water service to corresponding customer areas. The 

existing CRW water system should be analyzed further to determine the need for 

replacement. The Master Plan forecasted sufficient water supply to accommodate 

build out in the South End Zone. However, the South End Concept Plan proposes 

development beyond what is shown in the Master Plan. Maximum Daily Demand 

(MDD) avai lable pressure and available fire flow should be re-evaluated to account 

for the zoning densities shown on the current concept plan. As the annexation 

process occurs, the City will notify and work with CRW and its customers to assure 

transfer to the city water system transpires in a methodical way and rate payers are 

aware and informed of the process. 

Distribution Improvements 
The proposed water main system improvements are shown in Figure 11. Water 

main improvements consist of new water mains ranging from 8-inches to 12-inches, 

unless stated otherwise. Severa l connections are made to both the existing City 

of Oregon City water main and CRW main, located along South End Road. The 

most significant extension is the connection to the existing 12-inch main, located 

northwest of South End Road at the intersection of South Rose Road and South Deer 

Lane. A new 12-inch main runs southwest along the concept plan boundary. The 

12-inch main connects back to South End Road within a street located southwest 

of the intersection of South Impala Lane and South End Road. Numerous 8-inch 

mains are constructed within the proposed street layout. The grid network created 

by this new system layout provides a looped distribution system, reducing the 

chances of pressure issues. All pipe size estimates are preliminary and should be 

revised with detailed flow modeling. The pipe sizes assume that the flow velocities 

are kept at or below 10 feet per second. Site specific studies should be performed 

as development occurs to test and confirm avai lable fire flows and minimum 

pressures can be achieved, as outlined in the 2012 Water Master Plan, Table 4-1: 
City of Oregon City Planning and Design Criteria. 

Stormwater 

The City Engineering Division is creating a new series of Low Impact Design (UD) 

standards. Therefore, a low impact stormwater approach is recommended for the 

planning area. Providing UD standards to the planning area limits the impact to 

existing and aging storm systems and reduces the infrastructure required to service 

the area. UD approaches mimic the natural hydrology of the catchment area. The 

approach manages stormwater within each basin, separat ing the basin into several 

smaller sub-basins. The stormwater within each basin can be managed utilizing the 

following categories: individual sites, streets and regional facili ties. Figure 12 shows 
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where each of these approaches can be used in the South End Concept Plan. Site 

specific UD designs need to take the topography and soi l conditions of the site 

into account. Specific site studies should be required to ensure that appropriate 

UD designs are implemented. 

Individual sites include all residentia l areas (single family and multi-family), 

commercial and open spaces. Stormwater runoff is minimized by using less 

impervious surfaces wherever possible and integrating stormwater management 

facilities within the properties. Impervious areas are minimized by utilizing porous 

pavements (i.e. pervious concrete, and eco-roofs). Stormwater management 

faci lities are incorporated into the landscape. For instance, a vegetated bioswale 

can be used in a parking lot in a landscape isle, whi le a small rain garden can be 

incorporated into a residential yard. 

Runoff from roads and streets is managed utilizing 'green streets; where possible. 

Green streets utilize landscape street-side planters or swales that capture and 

detain or infiltrate stormwater runoff. The soi l and vegetation within the planter or 

swale filter pollution. They are designed to accommodate the traffic needs while 

providing a fully functional stormwater management system and landscaping. If the 

native soil does not allow for infi ltration of the stormwater; a sub-surface detention 

system can decrease the size of a downstream stormwater facility. Green streets 

are also used to convey runoff rather than utilizing an underground conveyance 

system. Conceptual locations of regional stormwater ponds are shown in Figure 12 

in the low spots of the basin, but can be relocated once site specific information is 

obtained. If a regional facility is proposed, further studies should be performed to 

confirm ultimate location, design, size, soi l condition and over all site conditions 

and constraints. In addition, downstream analysis should be performed to analyze 

and mitigate impacts to the regional system. Potential alternate locations for 

regional stormwater facilities could be within power line corridors in coordination 

with the Portland General Electric and Bonneville Power Administration. 

When soils or grading constrain the use of individual site management and green 

streets, a regional approach to stormwater management should be explored. 

Regional facilities should be located in low points within open spaces to manage 

large flows for both treatment and detention before releasing to a creek or river. 

Regional facilities are usually operated and maintained by the City. 

Storm water Conveyance 
Two methods for stormwater conveyance both utilize gravity flow to either a creek 

or river or a regional stormwater faci lity. The first is surface conveyance consisting 

of street-side planter or swales and ditches. Surface conveyance contains ditch 

inlets and culverts. Some manholes may be required to link the systems together. 

Whenever possible, this should be the first approach to stormwater conveyance. 

A certain amount of treatment and retention occurs when stormwater is conveyed 

through a system that is vegetated. 
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The second is an underground system that includes many more catch basins and 

manholes than a surface conveyance system. Underground systems can be more 

expensive to construct since they are conventionally three feet or more below 

ground. On busier streets such as South End Road, an underground conveyance 

system is likely more practical. 

Sanitary Sewer 

The three drainage basins in the study area require pump stations and gravity sewer 

lines. Each pump station pumps discharge a short distance to gravity lines from 

each basin that convey discharge to the intersection of South End Road and Beutel 

Road. A new pump station and force main pump the effluence to the South End 

Road Interceptor; located at the intersection of South end Road and Glacier Court. 

An alternate to pump the entire area to the Parrish Pump Station was analyzed but 

not favored because it would require improvements to increase the capacity of the 

Parrish Pump Station as well as the associated pressure mains. 

Collection Improvements 
Proposed sanitary sewer system improvements are shown in Figure 13 and are 

described in greater detail in Appendix D. Due to the existing municipal system and 

topography of the future serviced area, the conveyance options for the discharge 

of basins E6, E7 and Xl, as outlined in the Sewer Master Plan are quite limited. 

Basin E6 is pumped north to Beutel Road where it discharges to a proposed gravity 

line, then flows southeast to the proposed pump station at the intersection of 

South End Road and South Parrish Road. Discharge from Basin E7 utilizes two 

pump stations located west of South Kelland Court and approximately 1,300 feet 

south of the intersection of South End Road and South Kelland Court. Both pumps 

within basin E7 utilize discharge to a proposed gravity line located along South 

End Road, where it intersects the UGB. The proposed gravity line f lows northeast 

along South End Road to the proposed pump station at the intersection of South 

End Road and South Parrish Road. Future developments within Basin Xl could 

be routed to the proposed pump station at the intersection of South End Road 

and South Parrish Road, utilizing the proposed gravity lines along Beutel Road and 

South End Road. The proposed pump station at the intersection of South End Road 

and South Parrish Road pumps the discharge from basins E6, E7 and Xl through a 

proposed forcemain along South End Road northeast to the existing gravity line at 

the intersection of South End Road and South Glacier Court. 

Routing basins E6, E7 and Xl to the existing Parrish Road Pump Station would 

require upsizing the existing gravity lines, constructing a parallel force main along 

the existing force main and would leave a spare capacity to serve only an additional 

375 people. Additional service would require upsizing the pump station or routing 

discharge directly to the South End Road Interceptor. Basin E7 will be serviced 

by two pump stations, due to its topography. The proposed pump station at the 
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intersection of South End Road and South Parrish Road will accommodate the peak 

flow of all three basins. Sizing of the proposed pump stations is based on the 

buildout peak flow for the average density for the UGB expansion area. Further 

flow monitoring is recommended to verify previous Inflow/Infiltration assumptions 

for basins E6, E7 and XL Locations of proposed pump stations and sewer lines 

are preliminary and can be relocated based on further studies and site specific 

information. 
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Figure 11. Proposed Water System Improvements 
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Figure 12. Proposed Stormwater Improvements 
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Figure 13. Proposed Sanitary Sower Improvements 
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Public Services 

Police 
Upon annexation, responsibility for providing police services to new City properties 

is transferred from the Clackamas County Sheriff's Department to the Oregon City 

Pol ice Department. The Police Department workforce consists of approximately 

1.3 officers per 1,000 residents. Therefore, the Police Department will need an 

additional six to nine officers to maintain that rate at buildout of the South End 

area. Transfer of service from Clackamas County to Oregon City will result in an 

increased police presence and decreased response times. 

Fire 
Clackamas County Fire District #1 serves within and outside Oregon City city limits 

and therefore continues to provide fire protection services to the South End. The 

Concept Plan area is served by Fire Station 17, located 0.2 miles to the north on 

South End Road. The South End Fire Station 17 currently is staffed with a minimum 

of two firefighters at all times and responds to approximately 50-60 calls for service 

per month within its own response area. The Fire District's current standard for 

response t ime in the Concept Plan area is approximately seven minutes. It is the 

long-term intent of the Fire District to staff that station with a minimum of three 

firefighters at all times. 

Schools 
The Oregon City School District indicates John Mcloughlin Elementary School, 

located within the South End Plan area, currently enrolls 560 students and can 

accommodate 30 more for a total capacity of 590 students. If future enrollment 

exceeds the capacity at Mcloughlin Elementary, the School District plans to re­

open King Elementary School, located less than one mile north on South End Road. 

King Elementary provides an init ial capacity of 400 students with a plan to add 

capacity if necessary. 

The nearest middle and high schools are Gardiner Middle School and Oregon City 

High School, two and four miles away respectively. Current enrollment at Gardiner 

is 777 students for grades 6-8. Total capacity for the school is 930 students. Ogden 

Middle School has a capacity for 960 6-8 students. Oregon City High School has 

a capacity of 2,510 students based on an average of 25 students per classroom. 

Maximum capacity is 2,800 with current enrollment at slightly more than 2,300 

students. 

Based on the methodology used by the School District and Portland State University's 

Population Research Center; development in the study area at buildout wi ll result 

in the addition of approximately 988 students: 456 elementary school, 228 middle 

school and 304 high school students. These increases in enrollment are expected 

to occur gradually over the next thirty or more years, depending on the pace of 

annexation and development in the planning area. Moreover; future enrollment for 

these elementary schools is projected to remain relatively flat, as new households 

in their service area are projected to include fewer young children. Therefore, No 

new school sites are identified in the South End Concept Plan. The City and School 

District will continue to coordinate as the South End area develops. 

Extend sidewalks further 

down South End Rood 

for kids to safely walk to 

the elementary school. 
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IMPLEMENTATION 

Title 11 of Metro's Urban Growth Management Functional Plan, "Planning for New 

Urban Areas," governs growth within the region. The Functional Plan requires 

changes to city and county comprehensive plans and associated ordinances to 

implement regional goals and objectives for bringing needed land into the regional 

UGB. It "calls for long-range planning to ensure that areas brought into the UGB 

are urbanized efficiently and become or contribute to mixed-use, walkable, transit­

friendly communities." Concept plans set the framework for governing jurisdictions' 

eventual adoption of comprehensive plan policies and implementing ordinances 

for these additional lands. 

The Concept Plan is adopted as an amendment to the City's Comprehensive Plan 

and its documents. 

In Oregon City, the South End Concept Plan guides the orderly and efficient 

conversion of land in the South End area from rural to urban uses. The Plan consists 

of the following elements in accordance with Metro title 11: 

• Annexation 

• Housing (density, diversity, and affordability) 

• Transportation 

• Natural resources 

• Public faci lities 

• Public schools 

• Parks and trails 

• Funding and Finance Sources 

• Overall urban growth diagram 

• Agency Coordination 

To facilitate implementation of the South End Concept Plan, the following goals, 

policies and strategies have been developed by a team of staff, consultants 

and citizen advisors for consideration for adoption by reference into the City's 

Comprehensive Plan. Appendix H includes a more detailed descriptions of specific 

revisions to the Oregon City Municipal Code. 

South End Concept Plan 

Goal 
The orderly and efficient conversion of the South End area from rural to urban land 

uses as guided by the South End Concept Plan. 

Policies 
• Ensure that annexation of land within the planning area is consistent with other 

goals, policies and strategies in the Concept Plan. 

Implementation Strategies 
Review annexations proposals for adherence to the vision, values, goals and 

policies identified in the Concept Plan, including adequacy of existing and planned 

services. 
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Subdivisions 

Goal 
Development takes place in a manner that results in a cohesive South End 

community. 

Policies 
• Create an interconnected local street network through incremental subdivision 

of land. 

Implementation Strategies 

• Incentivize larger subdivisions through changes to the City's fee structure or 

other means. 

• "Stub" new streets to adjacent parcels so that future development can complete 

the connections. 

• Whenever possible, locate streets in the midline of long parcels or straddling 

property lines. 

• Create a "T" street at the back end of long parcels so that a new east/west street 

network can be established. 

Housing 

Goal 
A diversity of housing types and densities that meets the needs of households with 

a range of incomes. 

Policies 
• Zone land to allow for a mix of single family, multi-family and neighborhood 

commercial/mixed use designations, including those typically more affordable to 

households with low and moderate incomes. 

• Incorporate an "urban-to-rural transect" approach, where more "urban· 

conditions are closer to the center of the community, while more rura l conditions 

are located at the more natural edges. 

• Design housing to enhance the quality of the streetscape experience and promote 

neighborly interaction and local surveillance of the streets. 

• Require the inclusion of private outdoor space on each lot, primarily in the rear 

or side of the houses. 

• Require landscaped features along the edges of private lots to help maintain 

rural character. 

Implementation Strategies 

• Adopt the South End urban growth diagram found on page 43 of the Concept 

Plan. 

• Create flexibility in development standards to allow for cluster housing, accessory 

dwelling units and other alternative housing types. 

• Encourage architectural elements to present lively building frontages to the 

street. 

• Create a Frontage Zone between the sidewalk and primary building fa~ade to 

accommodate street-facing elements. 
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I would like to see 

additional retail 

services. It's walkable in 

neighborhoods, but not 

to anything. 

• Require entry floor levels be raised as in proportion to its proximity to the 

sidewalk. The closer the house is to the sidewalk, the higher the entry floor level 

should be raised. 

• When rear alleys are present, limit garage setbacks and require additional parking 

be located beside the garage. 

• Encourage the use of detached garages. 

• Recommend urban and rural "edge types," such as low fences, hedges and walls, 

for placement around residential lots. 

Neighborhood Retail 

Goal 

Small clusters of retail stores and businesses within a ten minute walk of most 

homes provide essential services and community meeting places. 

Policies 

• Create an active retail environment and streetscape experience along South End 

Road within the Neighborhood Commercial (NC) zone. 

• Encourage neighborhood retail that serves local and area customers. 

• Provide for meeting places and opportunities for social gathering. 

Implementation Strategies 

• Consider limiting allowed NC uses along South End Road at Forest Ridge Lane 

and Navajo Way in accordance with community vision and values. 

• Require retail on the first floor of any development in the NC zone within 200 

feet of the intersections of South End Road and Forest Ridge Road and Navajo 

Lane. 

• Provide on-street parking for easy and convenient access and visibility to shop 

front. 

• Locate retail on both sides of South End Road in order to provide a "main street" 

retail format. 

• Require on-street parking with additional on-site parking in the rear of building 

accessed by alleys. 

• Create a Frontage Zone between the sidewalk and primary building fa\ade to 

accommodate street-facing elements. 

• Site retail buildings within 0' to 10' of the South End Road right-of-way. 

• Encourage retail bui ldings that have a more distinct storefront retail character. 

Transportation 

Goal 

A connected transportation system that provides a variety of travel options, 

allowing people to move safely within the community and to other parts of the 

city and region. 

Policies 

• Use a complete road network to promote connectivity and increase travel 

options. 

• Create a safe, friendly environment for walkers and cyclists. 
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Implementation Strategies 
• Identify updates to City, County and regional transportation plans to incorporate 

proposed improvements to major facilities. 

• Include proposed transportation improvements in the City's Capital Improvement 

Plan (CIP). 

• Apply appropriate road standards as development occurs and facilities are 

designed and constructed. 

• Coordinate with Clackamas County in planning for improvements to county 

facilities. 

• Reference the multi-model street system plan and specify that the City's planned 

level of service on all public streets includes planned connections as identified in 

the Concept Plan. 

• Optimize the number of new street connections to South End Road to slow traffic 

speeds on South End and increase access to neighborhood retail. 

• Use roundabouts to safely accommodate through-traffic at major intersections. 

• Encourage rear alleyways to provide additional connectivity for cyclist s and 

pedestrians and break up overly-long blocks. 

• Review and refine the municipal code to resolve potential conflicts between 

sidewalk, street and accessway design codes and the South End Concept Plan 

(e.g., walking throughway, cycle track, accessways). 

• Use more urban and hardscape elements (e.g., curbs and gutters) closer to the 

neighborhood center; and more rural and natural characteristics (e.g. gravel and 

bioswales) in the residential and outer edge zones. 

Parks and Natural Resources 
Goal 
Streams, trees, wetlands and wildlife habitat are protected and enhanced through 

a network of natural areas. 

Policies 
• Preserve contiguous wetland areas, natural spaces and wildlife corridors. 

• Improve access to natural areas and views. 

Implementation Strategies 
• Apply the Natural Resource Overlay District (NROD) to the two potentially 

jurisdictional wetlands and waters of the State/United States within the Plan area 

upon annexation, recognizing that development applications will be required 

to submit site specific delineations for these features to confirm their exact 

location. 

• Adopt a habitat conservation plan (HCP) that identifies and describes habitat areas 

and prescribes voluntary measures to protect and preserve those resources. 

• Protect Canemah Bluff extensions (OSland OS2) by identifying them on an official 

inventory map or adopt the Concept Plan by reference as an official inventory. 

• Amend the Oregon City Parks, Open Space and Trails Master Plans to preserve 

views provided by trails within or adjacent to natural resources. 

My dream park, if I 

were a kid, would be 

one that has a covered 

playground. The area 

would be dry all year 

and cool during those 

hot summer afternoons. 
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We need some small 

community play grounds 

or green spaces to keep 

nature in our lives. 

Public facilities 

Goal 
Public water, wastewater and stormwater services meet the needs of current and 

future residences, businesses and institutions. 

Policies 
• Construct new water and sewer infrastructure with roads to meet community 

needs. 

• Treat stormwater with retention ponds and swales along natural features at 

edges of plan area. 

Implementation Strategies 
• Develop and implement Low Impact Design (UD) standards in South End. 

• Re-evaluate Maximum Daily Demand (MDD) for water and available fire flow to 

account for the zoning densities shown on the current concept plan. 

Parks and Trails 

Goal 
Parks, plazas and other public gathering places strengthen the sense of community 

and connectedness. 

Policies 
• Provide a network of new parks, open spaces and gathering places, including a 

facility sufficient for ball fields and other recreational opportunities. 

• Incorporate trail connections to parks, neighborhood amenities and the regional 

trails system. 

• Use utility corridors for new trai l opportunities. 

• Incorporate civic uses in various parks and public spaces. 

Implementation Strategies 
• Update City the Oregon City Park and Recreation Master Plan to include all 

South End Concept Plan parks so that their costs are adequately factored into 

the Capital Improvement Program and System Development Charge charges. 

• Require subdivision applicants to review the South End Concept Plan and identify 

the location of future parks, open spaces and trails on their preliminary plat. 

Planning and Development Process 

Once this Concept Plan is adopted, the development process can begin. The actual 

process of development is driven by willing property owners and sellers. Oregon 

City annexations are subject to a vote of approval by city residents following 

approval by the City Commission pursuant to the City Charter. This process 

includes multiple elements: an application for annexation, annexation vote by the 

voters of Oregon City, application of an Oregon City zoning designation and the 

development review process (land division and site planning). Each element is a 

separate process subject to review and approval with the opportunity for public 

comment through at the Planning Commission and City Commission. 
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The timing and location of improvements required through the development 

process is difficult to predict since it depends on individual private owners interest 

in annexing and developing their property. The Concept Plan serves as a guide for 

these improvements if and when they occur. Figure 14 illustrates shows how these 

processes relate to one another. 

Annexation of any portion of any portion of South End will be dependent upon 

the availability, capacity and status of existing water, wastewater, drainage, 

transportation, park and school facilities; increased demand for such facilities 

to be generated by the proposed development; additional facilities required to 

meet the increased demand and the method and source of financing required to 

provide additional facilities. Areas adjacent to existing city boundaries, facilities, 

and services are likely to be annexed first. 

Figure 14. Planning and Development Process 

South End Planning and Development Process 

ContePt plinnins ls required 
byOt•soo at'(s 
Comprthenstve Plln. 
The Concept Pl.oln wUI euide 
future devorlopment to ensure 
1~ orderly and effd e111 
corwet'\lon of lind from rur.at 
to mote urbiln us.tS. 

~L1tlon~ 
, Zoning ) 

b<:hannvationh ~ 
fnlt~l~ by the 
proporty00.'11<f(S). 

Eath annex1tJon 
requires apptoval 
by• INjorityof 
Or"80fl Uty VOtHS. 

Zonlncb 
nscnedonce 
each proptrtyl$ 

•nntXHL 
An •PFI.Gdcn for nth 
c~o-,..q,mont I•·&· 
subclrtislon. lito pion 
etc.) Is submitted to tM 
Plonnlnc O..nslon. 
pubhdy noticod • 
reviewed for compUance 
with city Stincbrds. 

~mont Is 
appro.td, dtnlred. Of 

lpp«Md with 
conditions. 

Th" allow! process repeat< f or <>ach new property 

Building ) 
Constru<tion ,.../ 

Applicotions m>v bo 
wbmiued for 
buiklin& permiU.. 

Buildina peomnu"' 

&OOd '"' 110 doys 
once Issued. 

Fa ll 2013 2015 2020 2025 2030 2035 2040... ' L....--------j/ 
Tlmll!ll of onn~orlon and ~lopmenrwrles boted on owMr deslrrs and marker ctmdltions 

The official urban growth diagram is on page 11 of the Concept Plan. The Proposed 

Implementation Map, Figure 15, illustrates one scenario in which the South End 

area could develop in accordance with the Concept Plan. The locations of the 

features shown on this map, including future land uses, roads and open areas are for 

concept planning purposes. The final location of these features will be determined 

when a site specific development plan is proposed following annexation initiated 

by property owners. Existing lawfully established land uses and structures within 

the UGB are regulated by Clackamas County and are permitted to remain until such 

time as the property owners decides to annex to Oregon City and develop their 

property subject to Oregon City zoning and development regulations. 

I support well planned 

unit development that 

mixes housing types 

in a more natural, less 

traditional way For 

instance, a small senior 

housing facility which 

includes some single 

family residences, some 

townhomes, a recreation 

center and possibly some 

neighboring small farm 

use. 
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Figure lS. Proposed Implementation Map 
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FUNDING AND FINANCE 

This section addresses funding considerations for the Concept Plan including 

identification of major infrastructure capital improvement costs and funding 

options. Potential implementation action strategies are also identified. 

Provision ofUrban Services 

The South End Concept Plan wi ll serve as a framework for delivering urban services 

and public facilities and guiding private development. Developers will generally 

be responsible for dedicating required pubic facility right-of-way easements and 

providing local streets and utility connections to trunk line systems. Hence, this 

funding strategy focuses primarily on collector and arterial roadway improvements, 

and water and sewer trunk lines, and storm water collection systems, and parks/ 

trails, which will require significant levels of public investment. 

A combination of existing and potential new funding sources wi ll be required to 

ensure that the South End area is developed over time in a manner that is fiscally 

sustainable and consistent with the objectives set forth in the Concept Plan. The 

primary service providers that are identified for the South End Concept Plan area 

are listed in Table 4. The Existing Conditions report, located in Appendix A of the 

Concept Plan, includes a more detailed discussion of each service provider. 

Table 4. Primary Service Providers 

Public Facility/Service 

Annexation & General Government 
Administration 

Land Use 

Transportation 

Stormwater and Natural Resources 

Water 

Sanitary Sewer 

Schools 

Energy/Power 

Police Services 

Fire and Emergency Services 

Public Facility Capital Costs 

Primary Service Providers After 
Annexation 

Oregon City, with voter-approval 

Oregon City 

Oregon City, Clackamas County, ODOT, 
TriMet 

Oregon City 

Oregon City and Clackamas River Water 

Oregon City, Tri-City Service District 

Oregon City School District 

Portland General Electric 

Oregon City 

Clackamas County Fire District #1 

Total capital costs for major roads, sewer. water, stormwater and parks/trails systems 

have been estimated for build-out of the South End area and are summarized in 

this section. A more detailed description of these costs is provided in Appendices 

C, F and G. Unit costs were prepared based on local and regional experience with 

a variety of capital projects. The preliminary capital cost estimates do not include 

extraordinary cost for right-of-way acquisition, permitting or geotechnical soils 

work. Such extraordinary costs may include special environmental mitigation, 

subsurface soil enhancements, structural engineering systems, and business/ 

residential relocation assistance. 
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In addition to water and sewer trunk line improvements, the Concept Plan 

envisions the South End area to be developed with new public parks/ trails and 

storm water improvements needed to serve planned development in the area. The 

transportation elements assume "Family Friendly Collector" design standards for 

a segment of Madrona Drive and "Mixed Use Minor Arterial" design standards for 

segments of South End Road, along with several pedestrian-oriented intersections. 

As defined in the City's Transportation System Plan, Family Friendly Collector streets 

consist of multiple travel lanes with landscaped buffer strips, on-street parking, and 

wide paths for bicycles and pedestrians. 

The total estimated capital cost for the major public facility improvements needed 

in the South End Area is shown in Table 5. While these costs are stated in 2013 

dollars, the improvements are expected to be phased over 20-30 years, depending 

upon market conditions for development and the availabil ity of funds. 

Table 5. Capital Infrastructure Costs for South End Concept Plan Area 

Public Facility System Capital Cost 

Transportation (collectors, arterials, traffic signals)! $20,235,000 

South End Road Improvements $3,870,000 

Other Collectors & Arterials $16,365,000 

Parks & Trails' $19,334,190 

Shared-Use Paths $6,045,375 

Family-Friendly Street Pathways $2,193,815 

Community Park with Community Center $7,500,000 

Village Center Park $1,450,000 

Neighborhood Park $765,000 

PGE/BPA Corridor Greenway Trail $1,380,000 

Water (mainline system)3 $5,156,600 

Sanitary Sewer (trunk system)l $4,056,800 

Stormwater System3 $21,164,950 

Stormwater collection $3,126,000 

Green streets $11,343,950 

Regional Ponds $6,695,000 

Subtotal $ 69,947,540 

Other (planning!1egal!admin.)4 $2,798,000 

Total $72,745,540 

Primary Funding 
Area 

City/County 

South End 

South End 

South End 

City/South End 

South End 

South End 

City/South End 

South End 

South End 

South End 

City/Drainage Basin 

South End 

Likely Funding Sources5 

SDCs, Grants, UDs, Street 
Utility rates, Developer 
Financing, Road Fund 

SDCs, Grants, General 
Fund, Local Parks 
Utility Rates, Developer 
Dedications, Public/ Private 
Partnerships, Voter-
approved GO Bond 

Agency partnerships 

SDCs, Connection Charges, 
Utility rates, Developers 

SDCs, Connection Charges, 
Utility rates, Developers 

SDCs, Connection Charges, 
Utility rates, Developers; 
Regional Mitigation Bank 

General Fund, Planning 
fees, Grants 

' Derived from Table 3 of South End Concept Plan-Transportation Element Memorandum from OKS dated August 7, 2013. 
2 Based on preliminary conceptual cost estimates by Alta. 
3 Based on preliminary cost estimates by 3J Consulting. 
• Preliminary estimate based on 4% of capital cost requirements. 
' These existing funding sources may be supplemented with new funding mechanisms, such as urban renewal districts or parks utility fees; to be 
determined during preparation of the Public Facility Plan for the South End Area. 
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It is importa nt to note that certain maj or investments, such as improvements to 

South End Road, are major investments (e.g. $3,870,000) that would likely require 

some level of investment over the next 20 years even if the South End Concept 

Plan area was not fully developed. Table 6 shows how a preliminary allocation of 

general funding responsibilit ies can be based upon the area of benefit. 

Table 6. Estimated Capital Costs by Area of Benefit 

Transportation 
Parks & Trails 

Water (mainline system) 

Sanitary Sewer System 

Stormwater System 

Stormwater Collection 

Green Street Enhancements 

Regional Ponds 

Subtotal 

Other (administration) 

Total 

Equivalent Residential Units (ERUs) 

Cost Per ERU 

South End Public Facilities 
(Low-end cost) 

$16,365,000 

$10,454,190 

$5,156,600 

$4,056,800 

$3,126,000 

$11,343,950 

$50,502,540 

$2,020,102 

$52,522,642 

2,447 

$21,464 

Other City/County 
Facilities 

$3,870,000 

$8,880,000 

$6,695,000 

$19,445,000 

$777,800 

$20,222,800 

Source: derived from preceding analysis; with preliminary Equivalent Residential Unit (ERU) estimates. 

Funding Strategies: Existing and Potential Sources 

As with most successful large urbanizing areas with multiple property owners, the 

South End Area is expected to be developed incrementally over t ime with a mix of 

public and private funding and f inanci ng sources. 

Existing Funding Sources 

It will be important for the City to ut ilize full capital-cost and operat ing-cost 

recovery methods to avoid unsustainable fiscal impacts to the City's General Fund. 

Hence, exist ing funding sources, including local System Development Charges 

(SDCs), utility fees, and connection charges and rates (and capital improvement 

programs) need to be updated prior to annexat ion and development. 

The exist ing local SDCs that currently apply to the South End area (after annexation) 

would generate significant amounts of funding that would be used to pay for 

adequate public facil ities over time. The level of fund ing generated by SDCs (upon 

build-out of the South End Concept Plan area) is summarized in Table 7. 

Total Cost 
(High-end cost) 

$20,235,000 

$19,334,190 

$5,156,600 

$4,056,800 

$3,126,000 

$11,343,950 

$6,695,000 

$69,947,540 

$2,797,902 

$72,745,442 
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Table 7. Schedule of SOC Charges and Revenues before Credits, Oregon City 
South End 

SOC perERU 

Transportation $7,833.90 

Vehicles $7,616 

Bicycles and pedestrians $218 

Sanitary sewer $3,864 

Oregon City $1,844 

Tri-City Sanitary District $2,020 

Stormwater $701 

Oregon City Charge on New Development $701 

Water $4,840 

Oregon City $3,374 

South Fork Water Board $1,466 

Parks $3,543 

Oregon City $3,543 

Total SOC and Agency Summary $20,782 

Oregon City $17,296 

South Fork Water Board $1,466 

Tri-City Sanitary District $2,020 

Gross Revenue 
(before credits) 

$19,169,561 

$18,635,766 

$533,795 

$9,456,139 

$4,513,199 

$4,942,940 

$1,714,429 

$11,843,292 

$8,256,634 

$3,586,658 

$8,669,154 

$8,669,154 

$50,852,575 

$42,322,977 

$3,586,658 

$4,942,940 

Source: derived from Oregon City SOC calculator; analysis by FCS GROUP. based on 2,447 equivalent residential units 
added in the South End area. 

To illustrate the level of potential funding "gaps" for major infrastructure improvements 

in the South End area, an analysis comparing the required level of capital investment 

to the potential amount of SDC revenues collected assuming the existing regime 

of SDCs per unit of development, and a range in capital costs from low (reflects 

improvements that primarily serve the South End area) to high (reflects total capital 

costs) is summarized in Table 8 and based on the mid-point level of development 

that is anticipated to occur over the next 20 years, which assumes 2,447 ERUs.3 

The results of the status quo funding analysis generally indicates that the City 

may need to consider additional funding sources to help cover the capital costs 

of transportation, parks and trails, and stormwater systems that are required to 

accommodate new development in the South End area. The facilities with the 

greatest funding challenge include: 

• Transportation: funding gap of $1.87 mill ion 

• Parks and Trails: funding gap of $2.2 to $11.4 million 

• Stormwater System: funding gap of $13.3 to $20.3 million 

Whi le the analysis indicates that the SDCs for water and sanitary sewer should be 

adequate to cover capital costs, the issue of advance financing required system up­

sizing and new sewer lift stations will likely require some form of developer or City 

financing. Advance financing options are discussed in the following pages. 

' The ERU estimates are based the midpoint of a range in development. including: 1,747 to 2,637 
single family dwellings and 170,000 to 340,000 commercial/ office floor area, with 1 job per 500 square 
feet, and 1 ERU per 2 employees. 
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Table 8. Potential Capital Funding Requirements, Oregon City South End 

Capital Cost 1 

High-end Est. 

Transportation $17,019,600 $21,044,400 

Parks & Trails $10,872,358 $20,107,558 

Water (mainline 
$5,362,864 $5,362,864 

system) 

Sanitary Sewer 
$4,219,072 $4,219,072 

System 

Stormwater 
System 

$15,048,748 $22,011,548 

Total $52,522,642 $72,745,442 

1 Derived from preceding tables. Analysis by FCS GROUP. 

Potential SOC 
Revenue at 
Build-out 

$19,169,561 

$8,669,154 

$8,256,634 

$4,513,199 

$1,714,429 

$42,322,977 

Potential Net Revenue/(Gap) 
before SOC Credits 

Low-end Est. High-end Est. 

$2,149,961 ($1,874,839) 

($2,203,204) ($11,438,404) 

$2,893,770 $2,893,770 

$294,127 $294,127 

($13,334,319) ($20,297,119) 

($10,199,665) ($30,422,465) 

Funding Strategies 

New subarea SDC 
and/or LJDs and 
other sources may 
be required 

New subarea SDC 
and/or parks utility 
fee and/or LJDs and 
other sources may 
be required 

Existing SDC appears 
adequate 

Existing SDC appears 
adequate 

New subarea 5DC 
and/or stormwater 
utility fee and/ 
or LJDs may be 
required 

A list of existing and potential funding sources and preliminary strategies to be 

considered as a means of meeting funding needs for the South End area is provided 

in Table 9. 

Table 9. Potential Funding Strategies for South End Concept Plan Area 

Funding Source 

SDCs for water. 
transportation, sewer. 
stormwater and parks 

Utility rates for 
t ransportation, water. 
sewer. stormwater 

Parks utility rate 

General Fund (such as 
property tax revenues) 

Developers (Right­
of-Way easement 
dedications and 
Advance Financing 
Agreements) 

TriMet 

Existing or Potential 
Funding Source 

Existing SDCs should cover 
about 60% of capit al cost. 

Rates should be adjusted to 
cover most water. sewer and 
stormwater facility needs. 

Potential 

Existing 

Potential 

Existing 

Oregon City South End Funding Strategies 

Consider updates to Oregon City SDC methodology reports; and/or 
consider South End subarea SDC charges. 

Rate updates for stormwater now in process. 

City cou ld consider new city-wide funding source for parks O&M and 
capital improvements; to free up some general fund dollars for other uses. 

At build-out the South End area is estimated to generate over $9.8M in 
annual property tax revenues (all districts) and $2M in annual general 
funds to Oregon City though the state-shared tax contributions.1 The City 
could dedicate general funds to South End area by issuing bonds backed 
by current and anticipated General Fund revenues. 

Developers should be required to dedicate right-of-way for planned 
public facility easements, and may provide advance funding/financing for 
required infrastructure, such as sewer lift stations, with compensation via 
SDC credits, local improvement districts, or reimbursement districts. 

TriMet funding through payroll tax, firebox, and other revenues would 
support Route 33 bus transit service. 

1 State shared tax assumptions are derived from the Oregon City Transportation System Plan, assuming S389 per capita and 5,612 people added (mid-point of development 
forecast. 2,192 dwellings with 2.56 persons per dwelling). 
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Funding Source 

Grants 

Full Faith and Credit 
Bonds, Revenue Bonds 

General Obligation 
Bonds 

Loans (financing) 

so 

Existing or Potential 
Funding Source 

Potential 

Potential 

Potential 

Existing 

Oregon City South End Funding Strategies 

ODOT STIP funds for transportation enhancements could match portion 
of improvements to South End Road, and Metro funds may be available 
for constructing regional trails. 

Oregon City and/or local service providers could consider issuing 
Full Faith & Credit Bonds or revenue bonds with specified sources of 
dedicated revenues to pay interest and principle amounts for certain 
utilities (such as sewer. sewer. stormwater). 

Local voter-approved general obligation bonds secured by ad valorem 
property taxes could provide funding for specific capital facilities. Parks 
and trail improvements are often good candidates for new local GO bond 
issue. 

Loans from Oregon Special Public Works fund could be used to advance 
finance construction of roads and other infrastructure. 

Other Potential New Funding Sources 

Additional funding sources can be considered as a means to enhance General Fund 

revenues or as a means to pay for public facilities in the South End area. While 

some of these additional fund ing sources require public voter approval, they can be 

considered as potential means to pay for expanded urban services into the South 

End area as shown in Table 10. 

Table 10. Additional Potential New Funding Sources 

Funding Source 

Local sales tax 

Franchise fees 

Transient lodging tax 

Transportation 
Management Association 
(TMA; new non-profit 
entity) 

County Service District, 
Funding via property tax 

Urban Renewal District 

Local fuel tax 

- . . 
No 

No 

No 

No 

Yes 

Yes 

Eligible Pubic Facilities 

All 

All 

Up to 30 percent maximum can be 
used for transportation facilities. 

Transit operations (local loop route) 
would require dedicated source of 
funding within a TMA District (could 
include parking fees or employer 
charges). 

All, per district formation per ORS 198. 
Requires city/county joint adoption 
and agreements. 

All, per Urban Renewal Plan if adopted 
per ORS 457 and per County Measure 
3-386. 

Transportation 

1 Measure 3-386 was approved by Clackamas County voters in November 2011 and requires countywide voter 
approval to create or make a ·substantial change· to urban renewal districts. The measure applies only to districts in 
unincorporated portions of the county. not within cities. 

Development Phasing 

The South End Concept Plan area includes between 2,192 and 2,637 new dwelling 

units by year 2035. In addition, the South End area may also include a neighborhood 

commercial/office/mixed-use development of between 170,000 and 340,000 

square feet of floor area. 
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The market analysis conducted as part of the Existing Conditions report expects 

short- and mid-term demand (years 1-15) to be focused on housing, which would 

be provided incrementally in accordance with the City's annexation policy. 

The cost of public facilities within the South End area ranges from $3.69 to $5.11 

per gross buildable square foot of land area. The expected public facility cost per 

square foot of buildable land area in the South End compares favorably with other 

urbanizing areas within the greater Portland Region, as indicated in Figure 16. This 

cost comparison takes into account other adopted cost plans, with costs converted 

to 2013 dollars. Given the ongoing private housing development underway in 

other urbanizing areas (including North Bethany and Pleasant Valley) which have 

higher public facility costs than South End Concept Plan area, it is likely that the 

public faci lities that are planned within the South End area can be reasonably 

funded in a manner that results in an adequate development return on investment. 

Major capita l improvements required to serve the South End area will be constructed 

incrementally over time based on market conditions and permitted annexations. 

The City should require planned public facilities to be "reasonably funded" prior 

to allowing new development to occur. This entails updates to the City's Capital 

Improvement Program, with specific projects identified along with anticipated 

funding sources, as a condition of development within new annexation areas. 

Figure 16. Comparative Public Facility Cost per Sq.Ft. of Buildable Land Area 

• Transport Sewer • Water Storm • Parks 

~" ,o c)<!- ~:;:.. '!.~ ~<!<. ,o ·~ ?.~ 
~0 "100 ~~ ~ o-<> "100 ~<J ~ b~ ~c; 0~ b~ G-~ ~u ~c; ~~ ~~ <S' ~~'10 '<,~ 

tS' ~· 0 _,;s ,-~.'· ~ ;s o' ,. 
c.f'-<:i ~'!. ... e· ~· o-<> =*' :<..~ 

~'!.<; ..,o ~., 
1><:- "' ,.,., i''lj 

'<:- ..:.'!; 
<IJ';s' ~~<; ~<I. ~ ... '<; ~<:' 

<1.~ 1->'lj ;s ,.e <,Q 

<~.'"''!. It-?. 
~o' <ij 

Source: compiled by FCS GROUP based on adopted concept plans. 2013 dollars. 
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Near-term Implementation Actions 

Implementation of the South End Concept Plan area will require proactive work by 

Oregon City staff and leadership. Key steps to be undertaken over the next four 

years include: 

Adopt the South End Concept Plan. 

Prepare and adopt recommended local ordinance amendments. 

Document potential fiscal impacts to the city, county and service district s, 

including potential tax and fee revenues and service costs that are associated 

with South End annexation. 

Perform value engineering to scale down costs for green streets, parks and 

stormwater improvement s. 

Consider public-private partnerships for providing community park facilities; 

and work with local citizens, property owners and service providers to further 

evaluate and adopt new funding sources that have been identified in this plan 

document. 

Prepare a detailed Public Faci lity Plan that refines project capital cost estimates, 

and identifies short-term public facilities and their funding sources. 

Revisit inter-local urban service agreements with Clackamas County and utility 

service providers to ensure that the roles and responsibilities for advance 

financing required publ ic infrastructure and providing adequate operations and 

maintenance service levels are clarified. 

Oregon City South End Concept Plan 
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Exhibit 2 

r:;£IOREGON 
lit:]) CITY 

Community Development - Planning 

FILE NO.: 

APPLICANT: 

Legislative Fi les: 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 

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

L 13-03- South End Concept Plan (Ord. 13-1016} 
L 13-04- Oregon City Municipal Code Amendments (O rd. 13-1017) 

Oregon City Planning Division 
221 Molalla Ave, Ste. 200, Oregon City, Oregon 97045 

REPRESENTATIVE: Cogan Owens Cogan, Planning Consultants 
Kirstin Green, AICP and Steve Faust, AICP 

REQUEST: 

LOCATION: 

REVIEWERS: 

720 SW Washington Street, Suite 500, Portland, OR 97205 

Adopt the South End Concept Plan as an amendment to the Oregon City 
Comprehensive Plan and its Ancillary Documents, and adopt associated 
amendments to the Oregon City Municipal Code. 

City-wide. 

Pete Walter, AICP 
Tony Konkol, Community Development Director 

17.50.170- Legislative hearing process. 
A. Purpose. Legislative actions involve the adoption or amendment of the city's land use regulations, 
comprehensive plan, mops, inventories and other policy documents that affect the entire city or Iorge 
portions of it. Legislative actions which affect land use must begin with a public hearing before the 
planning commission. 
B. Planning Commission Review. 
1. 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 community development director shall 
notify the Oregon Deportment of Land Conservation and Development (DLCD) as required by the post­
acknowledgment procedures of ORS 197.610 to 197.625, as applicable. 
2. The community development director's Report. Once the planning commission hearing has been 
scheduled and noticed in accordance with Section 17.50.090(C) and any other applicable lows, the 
community development director 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. 

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 

City of Oregon City I PO Box 3040 I 2 21 Mola lla Aven ue, Suite 200 1 Oregon City, OR 9 70 45 
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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 
community development director shall mail notice of the decision to DLCD in accordance with DRS 
197. 615(2). 
(Ord. No. 08-1014, §§ 1-3(Exhs. 1-3}, 7-1-2009; Ord. No. 10-1003, § 1{Exh.1}, 7-7-2010} 

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE PLANNING DIVISION 
OFFICE AT 503-722-3789. 

PROPOSAL 
This proposal is to amend the 2004 Oregon City Comprehensive Plan to include the adoption of the 
South End Concept Plan (Exh ibit 18), t o change certain comprehensive plan designations on the Oregon 
City Comprehensive Plan Map (Exhibit 4), and its Ancillary Documents (Exhibit 13) and to update the 
Oregon City Zoning Ordinances to implement the South End Concept Plan (Exhibit 21). 

In 2002, the Metropolitan Service District ("Metro" ) amended the Metro urban growth boundary 
(" UGB") to include a portion of certain land identified as Area 32 into the urban growth boundary for 
Oregon City. This land currently has a designation of R- Rural on t he Clackamas County Comprehensive 
Plan Map. An additional 290 acres was added to the UGB prior to 2002 (in 1980). This land currently has 
a designation of LR- Low Density Residentia l on t he City's Comprehensive Plan and a designation of LR 
Low Density Residentia l on th e Clackamas County Comprehensive Plan. 

Per th e City I County Urban Growth Management Agreement (UGMA), Clackamas County is required to 
adopt Oregon City Comprehensive Plan designations for the area with the Oregon City Urban Growth 
Boundary (Exhibit 12). 

Adoption of the concept plan does not affect the current Oregon City Zoning Map. Zoning map changes 
wi ll be reviewed separately following annexation. Unti l annexation occurs, properties w ithin th e concept 
plan area ret ain their exist ing Clackamas County zoning. 

Va rious ancillary documents and plans w ill be updated through adoption of the South End Concept Plan. 
These include t he public facilities plans (Water, Sanitary Sewer, and St ormwater master plans), and 
updates to t he Transportation System Plan, Parks and Recreation Plan, and Trails Master Plan (Exhibit 
13). 

Concept planning guides the orderly transition from rural to urban use in order that provision of city 
services to newly incorporated areas is efficient. Just as importantly, the concept plan ref lects the co re 
va lues and v ision for existing and future residents for the future development of t he area (See Executive 
Summary of Plan on pages I-ll ). 

The following sections of Oregon City Municipal Code are proposed for amendment to supplement 
existing city code in order to implement the South End Concept Plan. Many zoning, subdivision and 

L 13-03: South End Concept Plan Page 2 
L 13-04: Associa ted Amendments to t he Oregon City Municipal Code 



other regulatory code provisions necessary to implement t he concept plan already exist within the 
existing code. 

OCMC Chapter Title 
12.04 Streets, Sidewalks and Pub lic Places 
14.04 Annexat ions 
16.08 Subdivisions- Process and standards 
16.16 Minor Partitions- Process and standards 
17.18 R-2 Multi-family Zone 
17.22 (new) Single Family Residential Design Standards- SECP 
17.24 NC - Neighborhood Commercial Zone 
17.29 MUC - Mixed Use Corridor Zone 
17.54 Supplementary Zoning Regulations and Exceptions 

FACTS 

A. Existing Conditions 

The South End study area is adjacent to South End Road, starting at the intersection of Rose Road and 
South End Road on the southwestern edge of the City. A map of the study area is provided (Exhibit 3). 

The South End Concept Plan study area consists of 498 acres located south of Oregon City along South 
End Road. Approximate ly 188 acres we re brought into the UGB when Metro amended t he UGB in 2002. 
The remaining 290 acres outside the city were added to the UGB prior to 2002. The South End Concept 
Plan process also includes an additional 133 acres currently w ithin city limits for planning purposes, but 
which not included in the initial buildable land ca lculations; however, comprehensive plan designations 
for portions of these areas are proposed to change in order to implement the concept plan. 
Subsequently the planning area is 611 acres in total. 

The predominant land uses in the concept plan area consist of low-density residential subdivisions 
developed in the 1970s, est at e residential property, churches and t he John Mcloughlin Elementary 
School. This semi-rural and suburban development pattern is interspersed w ith some limited farm and 
forest uses that still exist. There are no formali zed office, commercial, ret ai l, or industrial uses within the 
planning area. The closest significant commercial nodes are located northeast of the concept planning 
area at Warner Milne and Molalla Avenue or with in the City of Canby's Downtown, locat ed three miles 
to the south . The planning area is locat ed approximately three miles south of downtown Oregon City. 

The detailed exist ing cond itions report in Appendix A of the plan provides a comprehensive discussion of 
t he current physical, environmental and land use conditions present in the study area. The existing 
conditions report includes a bui ldable lands analysis. 

B. Buildable Lands Inventory 

Buildable lands are those within the urban growth boundary that are suitable, available, and necessary 
fo r residential or employment uses. Buildable lands include both vacant land and land th at is likely to be 
redeveloped, and are not severely constrained by natura l hazards or subject to natural resource 
protection measures. The 283 net buildable acres identified in this preliminary analysis are the 
max imum acres projected to be ava ilable for deve lopment, as shown below 
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Gross Area Outside City Limits 
Developed Land 
Unbuildable Land 
Bui ldable Land 

New Roads and Utilities 

Net Buildable Area 

498.7 Acres- (minus) 
101.8 Acres- (minus) 
27.7 Acres= 
369.2 Acres X (0.25) 

(25%) = 92.3 Acres 

276.9 Acres 

(From Existing Conditions Report Table 2. Buildable Areas, Oregon City South End, 2012) 

Current Oregon City Land Use Designations 
The portions of th e UGB outside the city limits have the current comprehensive plan designations* : 
FU-10 designation 188 acres (58 taxlots) 
LR designation 290 acres (289 taxlots) 

* Pursuant to the 1991 Urban Growth Management Agreement w ith Clackamas County. 

Density Calculations (See Appendix B. of plan) 

The buildable lands analysis is then used t o develop and to calculate fut ure land use densities. These 
ca lcu lations are required by Title 11 of Metro's Urban Growth Functional Plan, which states that new 
urban area plans must provide "for average residential densities of at least 10 dwe lling units (du) per 
acre of net vacant buildab le land." The average residentia l density is only applicable to areas added to 
the UGB in 2002; th e dens ity requirement for the area added to th e UGB in the 1980s is permitted to be 
calculated at a lower density of 8 dwelling units per acre. 

The land use eva luation of the plan in Appendix B indicates that the concept plan provides the potential 
for a buildable ra nge of between 1,747 and 2,637 dwelling units w ithin the South End Plan area, w ith a 
mean of 2,192 units. State and Metro requirements indicate that UGB expansion areas with in the Metro 
region must provide for average densities of 8 units per acre for areas added prior to 2002 and 10 units 
per acre for areas added in 2002 or later. The net developable area of the pre-2002 expansion area is 
196 acres, resulting in a need to provide for approximately 1,568 dwelling units at 8 units per acre. The 
net deve lopable area of the 2002 expansion area is 133 acres, resulting in the need to provide for 1,330 
dwelling units at 10 units per acre. Therefore the Met ro target for the provision of t otal units in South 
End is approximately 2,898 units. 

The City is proposing to substantially comply w ith the Metro Density requirements. The justification for 
substantial compliance is based on the following factors, w hich are explained in detail in the attached 
Tit le 11 Compliance Analysis in Exhibit 10. These factors include: 

• Vision and Va lues of the Concept Plan 

• Transportation Syst em Constraints 

• Initial Metro UGB Expa nsion Projections 

• Housing Development Forecast 

• Consistent efficiency (100%) and utilizat ion of zoned res idential land 

• Mixed Use Areas allow fo r 50% housing 

• Adjacent Rural Reserve Considerations 
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C. Public Involvement, Notice and Public Comment 

The South End Concept Planning process provided early and frequent opportunities for public 
involvement in the plan development process. 

Public Involvement in the legislative decision making process is provided through the public hearing 
process, newspaper noticing, meetings, and continued on line participation. 

Initial public involvement in the concept planning process for the South End area began in mid to later 
2012 with the select ion of a consu ltant. Four consu lting teams applied and interviewed by a 
collaborative team of staff and selected members of the public. The team led by Cogan Owens Cogan 
was selected unanimously for their proposed approach to the planning process and in particular their 
public involvement approach needed to undertake an effective and engaging planning process. 

Following selection of the consu ltant, the City Commission approved the contract, scope of work and 
budget in June 2012. 

Cogan Owens Cogan coordinated the formal public involvement process for the concept plan. The 
follow ing is the complete chronology of meetings and events. 

See Exhibit 6 for a summary of public notices. 

Public Notice 

Not ice of the first Planning Commission public hearing for the proposal was pub lished in the Clackamas 
Review on, and mailed to the affected agencies, t he CIC and all Neighborhood Associat ions 20 days 
prior to the November 25 Planning Commission public hearing in accordance with . In accordance with 
ORS 197.610 and OAR 660-018-000, a Notice of Proposed Amendment to the Oregon City 
Comprehensive Plan was provided to the Oregon Department of Land Conservation and Development 
35 days prior to the first noticed Evidentiary Hearing on October 17th' 2013. Measure 56 Notice was 
mailed to landowners within Oregon City property owner, within or abutt ing the Urban Growth 
Boundary along South End Road (ove r 10,500) on October 30, 2013. 

Amended Public Notice 

Due to incorrect language regarding appea l procedures for legislative proposa ls on the initial newspaper 
public notices, a second, amended Public Hearing notice was published in the Clackamas Review on 
November 13th' 2013, 20-days prior to t he second scheduled Planning Commission hearing on December 
gth, 2013 (Exhibit 6). 

Public Comments 

Comments received throughout the process prior to the opening of the formal record have been 
compiled in the Community Engagement Summary in Appendix I (Exhibit 1) . 

Public Comments provided via the project website and www.southendconceptplan.org and via email 
have also been compiled in Exhibit 8. 

Public Comments received in response to the form al public notice process are provided in Exhibits 26-
30. 

L 13-03: South End Concept Plan Page 5 
L 13-04: Associated Amendments to t he Oregon Ci ty Municipal Code 



Adoption of the concept plan, amendment of the city Comprehensive Plan and the associated code 
changes are legislative decisions. Any individual may raise new issues at any of the public hearings or 

submit written testimony at or prior to the hearing identified above. 

D. Summary of Plan and Code Amendments 

The proposed changes and additions to the Municipal Code and Comprehensive Plan are organized into 
the following Exhibits. 

Code amendments critical to Concept Plan implementation. Exhibit 21. 
Exhibit 13. Updates to Existing Ancillary Comprehensive Plan Documents (Transportation 

System, Water, Sewer, Stormwater and Parks and Trails Master Plans) 

The City of Oregon City proposes to adopt a revised comprehensive plan, zoning ordinance amendments 
to implement th e South End Concept Plan and Metro regional requirements, new amendments to the 
Comprehensive Plans Ancillary Documents (sewer, water, storm wat er, parks and tra ils plans). New 
comprehensive plan map designations and development code changes are proposed. 

As mentioned earlier, when properties w ithin the concept plan area are annexed into Oregon City by 
upon approva l of petitions for annexation by property owners, new zoning designations on specific 
parcels will be applied. 

Transportation Planning Rule 
Rezoning of properties at annexation fo llowing adoption of the South End 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 w ithin 
the Concept Plan area. Some of these improvements were identified previously du ring the recent TSP 
update. The proposed t ra nsportation infrastructure improvements, financing and funding estimates, 
along w ith future amendments to the Transportation System Plan and Capital improvement Plan 
provide adequate basis to show compliance w ith this ru le. Form al compliance w ith OAR 660-012-0060 
will be addressed at the time of annexation and zoning of parcels within the Concept Plan area. Exhibit 5 
contains a memorandum from DKS Engineering further explaining the plans compliance w ith OAR 660-
012-0060. 

Metro Title 11- Planning for New Urban Areas 
Oregon City must comply w it h t he relevant portions of Metro's Urban Growth Management Functional 
Plan (aka the 2040 Functiona l Plan), known as Title 11. The Oregon City Comprehensive Plan also 
requires t hat concept planning be completed for areas along South End Road prior t o annexation of land 
w ithin the Urban Growth Boundary. 

The Metro Functional Plan is a regional land use plan that implements the Metro 2040 Growth Concept. 
The Concept Plan is requ ired t o comply w it h Stat e and Metro Tit le 11 requirements. Tit le 11 and 
Concept Plans are intended t o lay a foun dation for urbanization of areas added to the region's Urban 
Growth Boundary (UGB) in a way that reasonably provides publ ic facilities and services, offe rs 
transportation and housing choices, supports economic deve lopment, and protects natura l resources. 
The following land use elements of Metro's Tit le 11 regulations governing concept planning within 
Metro's jurisdiction, "3.07.1120 Urban Growth Boundary Amendment Urban Rese rve Plan 
Requirements": 
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Annexat ion 
Housing density 
Variety of housing types 
Housing affordability 
Commercial/Indust rial development 
Transportation 
Mapping 
Public Facilities and Services 
Schools 
Urban Growth Diagram 
Plan Amendments 

A separate report which det ails findings for compliance w ith Metro Title 11 is provided in Exhibit 10 and 
a letter from Metro that responds to this report is expected t o be provided for the record during the 
Planning Commission's consideration of the concept plan. 

DECISION-MAKING CRITERIA: 

The re mainder of this report deta ils compliance of the South End Concept Plan w ith the applicable st at e, 
regional and local requirements. 

Oregon City Comprehensive Plan 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 

Considerations 
Section 2- Land Use of the 2004 Oregon City Comprehensive Plan ind icates that th e regular review 
and updat ed of th e Comprehensive Plan should consider the fo llow ing: 
1. Plan implementation process. 

Finding: Complies. This amendment to t he Comprehensive Plan is req uired in order t o adopt 
appropriate land use designations that w ill guide future land use planning for the UGB area response 
to Metro Title 11 Req uirements. Met ro Title 11 - Planning for New Urban Areas requires that the 

City adopt a concept plan prior to annexation and urbanization of areas brought into the UGB. The 
concept planning process was in itiated in order that public facilities and serv ices can be planned to 
serve futu re deve lopment w ithin the South End area. 

The plan implementation process must following loca l, metro and st ate guidelines. 

Completion of th e concept plan and amendment of the Comprehensive Plan compl ies w it h th e City's 
Comprehensive Plan Goa/ 14.3- Orderly Provision of Services to Growth Areas, which provides that 
t he City plan for public services to lands w ithin the Urba n Growth Boundary through adoption of a 
concept plan and related Capita l Improvement Program, as amendments to t he Comprehensive 
Plan. 

Additionally, adopt ion of t he concept plan w ill maintain compliance w ith Metro's Functional Plan, 
and w ill be forwarded to t he state following adoption t hrough the Oregon Department of Land 
Conservation and Development's post-acknowledgement process. 
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2. Adequacy of the Plan to guide land use actions, including an examination of trends. 

Finding: Complies. The Existing Conditions report (Appendix A) of the Concept Plan includes deta iled 

land use, market, infrastructure, transportation syst em, demographic and housing analyses in order 
to det ermine trends to guide future land use actions. The results of this analysis are the basis on 
which the concept plan is developed and need to be incorporated into th e Comprehensive Plan. Th e 
plan provides a thorough explanation of the existing conditions pertaining to this analysis and 
provides recommendations and preliminary cost estimat es for improvements that w ill be necessary 
in order for the concept plan t o be carried out. 

The Comprehensive Plan amendments proposed with t he concept plan are necessary in order for 
land use actions to be carried out w ithin the concept plan area subsequent to the annexation of 

property. Please note that adoption of the concept plan does not rezone property w ithin the 
planning area until sa id property is annexed into the City. The concept plan forms the basis for the 
City's Comprehensive Plan map designations, re levant code amendments, and text and maps 
required in the event that annexation t akes place. Likewise, the amendments to the ancillary 

documents and plans assure that the necessary improvements in the concept plan ca n be 
incorporated into t he appropriate ancillary plan, as well as be included in the City's Capital 
Improvement Program. 

The plan includes a detailed examination of trends, not on ly from an economic perspective, but also 
from a social perspective. The economic perspective is detailed in the market analysis, which includes 
population analysis and projections, demographic and economic data, and a commercial and 
residential housing development forecast for the planning area. 

The social trend perspective is based on both the market analysis and th e robust public engagement 
process for the plan, wh ich is summarized in Append ix J. 

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

Finding: Complies. The concept plan is based on a shared Vision and set of Core Va lues that 
established what the South End community va lues today about South End and what the community 
would like t o see in th e fut ure. The vision and core va lues were developed based on the extensive 
public invo lvement process described earlier. Additionally, the existing conditions report includes a 
comprehensive analysis of land use, buildable lands, natural resources, demographics, market 
conditions, existing development patterns, and housing needs for the South End Community to 
guide future development of the area. 

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

Finding: Complies. In addition to the Community Advisory Team, the planning process was informed 
by a Technica l Advisory Team (TAT) of representatives from the following agencies who provided 
current technical and regu latory compliance information. The TAT met fo rmally four t imes 

t hroughout the process and provided informal input to the project manager via emai l and other 
correspondence. 

Technical Advisory Team 
Clackamas County Transportation and Development 
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Clackamas County Planning Department 
Clackamas County Sheriff's Office 

Clackamas Fire District #1 
Oregon City School District 

Metro 
Tri-City Sewer Service District 
Clackamas River Wat er District (CRW) 

Oregon City Public Works Department 
Oregon City Po lice Department 
Oregon City Parks and Recreation Department 
Oregon Department of Land Conservation and Deve lopment (DLCD) 
Oregon Department of Transportation (ODOT) 
Tri -Met 

Participation on the TAT by represent atives of Metro and the State informed the regu latory 
framework which the concept plan must comply w ith, including the elements of housing, 
transportation and natural resources. These elements are illustrated in the concept diagram and 
associated maps in the plan. For example, po licies support the provision of a va riety of housing types 
and income levels and creation of mixed use zones to encourage more walkable communities and 
housing, and the app lication of the designation of Metro Design Types (Outer Neighborhoods). 
Habitat Conservation Areas, slope data and other known resource overlay information was also 
provided to develop a variety of maps, notably the habitat conservation areas, steep slope, 
transportation (street system, transit , funct ional class ification, street sizing, bicycle and pedest rian 
needs, trai ls), water, stormwat er and sewer system maps. 

Factual information on housing needs by income level is provided in the plan as we ll as policies t o 
comply w ith Met ro Title 11 and st ate Metropol itan Housing Ru le housing policies. The Concept Plan 
also responded to t arget s for f uture populat ion growth provided by Metro. Po licies in the Concept 
Plan support Metro and DLCD requ irements and factual information is reflected in the plan. 

Section 1 Citizen Involvement 

Goal1 .2 Community and Comprehensive Planning 
Ensure that citizens, neighborhood groups, and affected property owners are involved in all phases of 
the comprehensive planning program. 
Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use 
planning. 
Goal1 .3 Community Education - Provide education for individuals, groups, and communities to ensure 
effective participation in decision-making processes that affect the livability of neighborhoods. 
Goal1 .4 Community Involvement- Provide complete information for individuals, groups, and 
communities to participate in public policy planning and implementation of policies. 
Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 
Goal1.5 Government/Community Relations -Provide a framework for facilitating open, two-way 
communication between City representatives and individuals, groups, and communities. 

Finding: Complies. Development of the plan included an extensive public involvement effort as 
documented in the Community Engagement Summary (Exhibit 181, Appendix I). The public involvement 
effort employed a two-phased approach; Phase 1 consisting of a extensive se ries of smaller group 
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meetings and surveys to reach out, listen and educate, and Phase 2 consisting of plan guidance by the 
CAT through regular meetings and updates to various groups throughout the process. A summary and 
chronology of all meetings held is provided in Exhibit 9). 

South End Concept Plan Community Advisory Team (SECP-CAT) 

Through a formal applicat ion process, the city received enthusiastic response from the community to 
form the 16-member South End Con cept Plan Community Advisory Team (SECP-CAT). 

As the project's public steering committee, the SECP-CAT is made up of energetic voluntee rs (both 
residents of the city and county) who represent a broad cross section of interests of the South End 
community, including city and county residents, youth, faith-based communities and business interests. 
SECP-CAT members applied for these positions and were appointed by Mayor Neeley. An overview 
explain ing the role of the CAT is provided in Exhibit 14. The makeup of SECP-CAT membership is as 
follows: 

• City At -Large (2) 
• County At-Large (2) 
• Leland Rd I New Era I Centra l Pt CPO 
• Development/ business (2) 
• Faith-based organization (2) 
• Hazel Grove Neighborhood Assn 
• Mcloughlin Elementary School 
• OC Natural Resources Committee 
• Pa rent Teacher Association 
• OC Parks and Rec. Advisory Committee 
• Planning Commission 
• South End Neighborhood Assn 
• OC Transportation Advisory Committee 
• Youth/Student/Teen (2) 

The SECP-CAT met formally seven times ove r the course of the project (See Community Engagement 
timeline, Exhibit 9), not including small group meetings that individual SECP-CAT members facilitated. 

Community Conversations and Smal l Group Meetings 
Oregon City staff and CAT members teamed up to present the project to the public at a wide va riety of 
larger public meetings, smaller "community conversations", Citizen Involvement Counci l, Neighborhood 
Associations, and Planning Commiss ion and City Commission updates. 

Large Venue Meetings- Open Houses and Forums 
(Please see Appendix J for detailed results of the open houses and forums) 

1. Community Open House #1: Phase 1 Kickoff Meeting. 

2. Community Open House #2: December 13, 2012. 

3. Forum on th e Future Pa rt 1: April 13, 2013. 

4. Forum on th e Future Part 2: June 1, 2013. 

Website and Socia l Media 
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Website: Documentation produced with the South End Concept Plan has been posted on the project 
website www.southendconceptplan.org throughout the duration of the project and all comments have 
been integrated into the final draft. 

Facebook: Staff made weekly regular facebook post s with news of meetings, website updates and 
project deliverables. 

Twitter: Staff tweeted weekly updates with news of meetings, website updates and project 
deliverables. 

On-line Interact ive Maps and Surveys 
Early and throughout the planning process the team used new ways to engage the public to 
complement the traditional format of attending meetings. 

On-Line Interactive Forums {MetroQuest) 
Sub-consu ltants MetroQuest (website http://www.metroquest.com), specialists in interactive on line 
public involvement, developed two series of public interactive on-line forums to complement Phases 1 
and 2 of the public invo lvement process. The on-line format consisted of a combination of place-based 
comments, graphic maps and surveys in one intuitive process, and allowed people to identify areas of 
importance and specific locations for development preference with in the concept plan area. 

Survey Monkey 
27 on-line surveys were used to complement the process and gather feedback on the plan. The results 
of t hese surveys are integrated into the public engagement summary. 

Email Distribution- "EBiasts" 
Staff maintained an email distribution list and provided weekly "Eblasts", or mass emailings to inform 
the public and plan participants about the process, summarizing and directing people to the website for 
the most recent news and updates about the planning process. 

Public Notices 
Once the final draft plan was ready for formal public review, staff opened the legislative file for the 
adoption of the South End Concept Plan opened on October 16, 2013. The formal draft plan is required 
to be adopt ed by Ordinance as an amendment to the City Comprehensive Plan through the Legislative 
approval process. This began a process of formal public notices as detailed in the public notice section 
earlier in this report. 

Mail and Paper Surveys 
Paper Surveys were circulated the Phase 1 and Phase 2 meetings ask targeted questions about the plan. 
40 surveys were completed. 

Section 2: Land Use 
Goal2.1 Efficient Use of Land 
Ensure that property planned for residential, commercial, office, and industrial uses is used efficiently 
and that land is developed following principles of sustainable development. 
Policy 2.5.6 
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Develop a concept plan for South End that includes commercial designations in an amount sufficien t to 
serve the needs of the South End neighborhood. The area designated as "Future Urban Holding" on 
South End Road lacks sufficient commercial services. 
Finding: Complies. The proposed concept plan includes two areas for neighborhood commercial use to 
serve the adjacent area. These areas will be des ignated as Mixed Use Corridor on the Oregon City 
Comprehensive Plan, however the final zoning of NC- Neighborhood Commercial t o implement these 
areas would not change until annexation. 

The comprehensive plan draft indicates approximat ely 16 acres of land on both sides of South End Road 
would be designated as Mixed Use Corridor. These locations have been scaled back considerably from 
earlier drafts in res ponse to public comment, but will still assure that the development of well-des igned 
ret ail amenities with in easy wa lking dist ance of adjacent residential land use can be achieved. 

The plan draft recommendations t hat help inform a market -supportable deve lopment program for 
housing, commercial, and offi ce development in t he South End over the long-term planning period. 

Section 6: Quality of Air, Water and Land Resources 
Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 
Oregon City. 
Policy 6.1.2 -Ensure that development practices comply with or exceed regional, state, and federal 
standards for air quality. 
Finding: Complies. Amendments to the Oregon City Transportat ion Syst em Plan were recently adopted 
and went into effect on August 16, 2013. The concurrent timing of t he TSP update with th e South End 
Concept Plan process was advantageous, since it allowed for coordination of planning level assumptions 
for buildout of the UGB and proposed improvements. As shown in the TSP, the share of improvement s 
recommended in the TSP update that result in more significant levels of pollution has dramatica lly 
decreased since th e 2001 TSP. As shown in Figure 24 of the TSP (Volume 1}, projects re lated to wa lking, 
biking, and t aking t rans it have increased from approximately 51% of the projects in the 2001 TSP t o 
approximate ly 74% of the projects in t he TSP updat e, represented by over 260 proj ects. This set of 
projects combined with project ed employment growth within t he city over the next 20 years results in 
an approximately 13% reduction in vehicle miles trave led (VMT) in the evening peak period through 
2035, more th an the 10% reduction set as a climat e change target (TSP Volume 1, Table 25 ). 

Many of t he t rans portation recommendat ions within the SECP were already implemented w it h the 
recent TSP updat e and comply w ith the Regional Transportat ion Function Plan (RTFP) t o include 
provisions to establish unobstructed paths on sidewa lks, require more closely spaced pedest rian and 
bicycle accessways, support crossings in th e vicinity of t rans it stops, and est ablish requirements for long­
term bicycle parking (TSP Volume 2, Section K). 

The concept plan ca lls for a t ransportation network t hat provides great er pedestrian and bicycle 
mobility, improved transit opportunit ies, and improved street connectivity as th e area develops at 
higher, urban densit ies. 

The land use portion of t he concept plan includes two neighborhood sca le commercial areas w ithin easy 
wa lking dist ance to adjacent abutting residential development. The intent of these areas is to provide 
appropriately scaled and we ll-designed commercial amenities to se rve t he immediate South End Area 
and reduce t he dependence on the automobile to get basic amen ities. 
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The above plan provisions are consistent with the goal and po licy of promoting air quality. 

Section 11: Public Facilities 
Goal11 .1 Provision of Public Facilities 
Serve the health, safety, education, welfare, and recreational needs of all Oregon City residents through 
the planning and provision of adequate public facilities. 
Finding: Complies. The South End Concept Plan is necessa ry to maintain compliance with Statewide 
Planning Goalll, Public Facilities. Goalll requires that public facilities and services be provided in a 
timely, orderly and efficient manner. The goa l's central concept is that local governments should plan 
public services in accordance with the community's needs as a whole rather than be forced to respond 
to individual developments as they occur. As shown in the findings below, the proposed update of the 
TSP is consistent with Goalll.l. 

Policy 11.1. 1 
Ensure adequate public funding for the following public facilities and services, if feasible: 

Finding: Complies. The SECP includes "planning level" estimates for proposed public faci lit ies, including 
pre liminary cost expenditures and financing tools expected to fund needed water, sewer, storm water 
and transportation improvements as the concept plan area deve lops. The Funding and Finance section 
of the plan, starting on Page 45, identifies, summarizes and describes the needed improvements and 
described variety of potential funding and financing resources (See Exhibit 18). It should be stated that 
pursuant to Metro Title 11, these estimates are preliminary, and further refinements should be made as 
additional resources are ava ilable. A more detailed description of these costs is provided in Appendices 
C, F, and G to the concept plan. Th e pre liminary costs do not include extraordinary costs for right -of-way 
acquisition, permitting, or geotechnica l soils work. Such costs may include special environmental 
mitigation, subsurface soil enhancements, structural engineering, and business/residential relocation 
assistance. 

The recently adopted Transportation System Plan, which dovetailed with the SECP process, estab lishes 
both a financially constrained set of proposed transportation improvements that can be funded by 
expected revenues, as well as a planned set of transportation improvements that are not reasonably 
expected to be funded by 2035, but many of w hich are important to making progress on the goa ls and 
performance targets for the transportation system. The recommended projects are projected to meet 
performance targets throughout the city, with exceptions. Some intersections on the state highway 
system cannot be brought into compliance with current ODOT and proposed TSP mobility standards 
without unreasonably expensive projects for which there is no identified funding. As the City is not 
required to assure compliance with mobility standards for permitted and conditional uses on state 
faci lities beyond what is identified in the Regional Transportation System Plan, the City proposed to 
temporarily exempt permitted and conditional uses from complying with the current mobility standards 
for the interchanges of I-205/99E, 1-205/213 and OR 213/Beavercreek Road and all stat e facilities within 
or adjacent to the Regional Center. With no reasonable solution resulting in compliance with mobi lity 
standards for these locations, the City w ill continue to work w ith regional partners to pursue special 
studies and alternate mobility standards for these locations. Minor improvements are anticipated for a 
majority of the three intersections until the solutions are adopted, like ly one to two years after adoption 
of the Transportation System Plan. The proposed TSP is consistent with this policy. 

Policy 11.1.2 
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Provide public facilities and services consistent with the goals, policies and implementing measures of the 
Comprehensive Plan, if f easible. 
Finding: Complies. The proposed concept plan provides guidance for the timely, efficient and economic 
provision of transportation facilities w ithin the existing city and t o new development areas within the 
UGB consistent with the relevant goals, policies and implementing measures of the Comprehensive Plan. 

Policy 11.1.4 
Support development on underdeveloped or vacant buildable land within the city where public facilities 
and services ore available or con be provided and where land-use compatibility con be found relative to 
the environment, zoning, and Comprehensive Plan goals. 
Finding: Complies. The proposed improvements in the concept plan respond to the housing demand 
that is estimated to be generated through 2035. The projected growth is based on land use inventories 
and plans from Metro and the City, and in accordance with Metro Title 11 goa ls for new residential 
growth. 

Policy 11.1.5 
Design the extension or improvement of any major public facility and service to on area to complement 
other public facilities and services at uniform levels. 
Finding: Complies. The concept plan includes a transportation and public infrast ructure component that 
addresses this policy. Appendix C: Transportation Element provides refinements of the 2013 
Transportation System Plan based on the growth estimates and goa ls for the concept plan. Appendix 0: 
Public Infrastructure Element provides preliminary estimates for the proposed water, sewer and 
stormwater syst em expansions that w ill be necessary to se rve the concept plan area. 

These estimates, in accordance with Metro Title 11, are preliminary recommendations and it is 
recommended that further refinements be made to analyze the South End area, particularly with 
respect to sewer capacity. 

The City has adopted deve lopment code and engineering standards to ensure concu rrent provision of 
public facilities and services at uniform leve ls. Pursuant to t hese requirements, the full range of public 
improvements is typica lly required to be extended to a new development area at the same tim e (roads, 
city sewer, st orm drainage, water, and emergency services). The proposed concept plan is cons istent 
with this policy. 

Policy 11.1.7 
Develop and maintain a coordinated Capita/Improvements Plan that provides a framework, schedule, 
prioritization, and cost estimate for the provision of public facilities and services within the City of 
Oregon City and its Urban Growth Boundary. 
Finding: Complies. The South End Concept Plan, consistent w ith OAR Chapter 660, Division 11, includes 
preliminary cost estimates and funding st rat egies for the necessary improvements, including likely 
financing approaches. 

Tot al capital costs for major roads, sewer, water, stormwater and parks/trai ls systems have been 
estimat ed fo r build-out of the South End area and are summarized in the Funding and Finance section of 
the plan. A more detailed description of these costs is provided in Appendices C, F and G. Unit costs 
we re prepared based on local and regional experience w ith a variety of capita l projects. 
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The draft plan estimates are preliminary and serve for the purposes of concept planning. The plan 
includes implementation actions to refine and prioritize these estimates. Key steps to be undertaken 
over the next four years include: 

• Adopt the South End Concept Plan. 
• Prepare and adopt recommended loca l ordinance amendments. 

• Document potential fiscal impacts to the city, county and se rvice districts, including pot ential tax 
and fee revenues and service costs t hat are associated with South End annexation. 

• Perform va lue engineering to scale down costs for green streets, parks and stormwat er 
improvements. 

• Consider public-private partnerships for providing community park facilities; and work w ith loca l 
citizens, property owners and service providers to further eva luate and adopt new funding 
sources that have been identified in this plan document. 

• Prepare a detai led Public Facility Plan that refines project capital cost estimates, and identifies 
short-term public faciliti es and their funding sources. 

• Revisit inter-local urban service agreements with Clackamas County and utility service providers 
to ensure that t he roles and responsibi lities for advance financing required public infrastructure 
and providing adequat e operations and maintenance service levels are clarified. 

Policy 11.6.1 
Make investments to accommodate multi-modal traffic as much as possible to include bike lanes, bus 
turnouts and shelters, sidewalks, etc., especially on major and minor arterial roads, and in regional and 
employment centers. 
Finding: Complies. Please refer to the concept plan document on pages 20-29, and Appendix C, 
Transportat ion Element. 

The South End Concept Plan envisions an interconnected network of multi-moda l streets, one that t akes 
advantage of t he relatively f lat terrain at th e top of the bluff, yet builds upon and connects with the 
existing st reets in the area. The design of the streets will represent the context of the ne ighborhood, 
reinforcing its rural nature while accommodating all modes of travel for users of all ages and abilities. 
Th e street s w ill be more than just places fo r automobile trave l, recognizing th at they are also where 
people gather, wa lk, bike, access transit, and park their vehicles . They will be designed t o safely connect 
people to w here they need to go, giving residents, and visitors more trave l choices to destinations. 

As a major street connection through the Concept Plan area, South End Road will continue to connect 
residents, commuters, and visitors to the regional transportation system. It wi ll be designed in a manner 
to serve the through travel demand, while still being viewed as an asset to t he neighborhood rather 
t han a barrier. Bicycl ists will be accommodated with an exclusive on-street bike facility that is physica lly 
separated from motor vehicle traffic with a parking lane and/or a buffer. Where on-street parking is 
allowed, the cycle track will be located to the curb-side of the parking (in contrast to bike lanes ). Those 
walking will be accommodated with sidewalks buffered from the street with landscaping and/o r street 
furnishings. Safe and comfortable pedestrian and bicycle crossings wi ll be provided where facilit ies cross 
South End Road. 

To the east and west of South End Road wi ll be a connected network of streets and shared-use paths 
providing on and off street connect ions to schools, parks, housing and shopping. Primary street 
connections to South End Road for those driving in the Concept Plan area wi ll be via Deer Lane-Mad rona 
Drive, Beutei-Parrish Road, and Rose Road. These street s will employ design techniques to create safe, 
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slow streets without significantly changing vehicle capacity, mitigating the impacts of the traffic on the 
adjacent housing and providing greater ba lance between safety and mobility. 

Th ose wa lking and biking in the Concept Plan area wi ll be accommodated primari ly through street side 
sidewa lks or pathways, or on-street shared-roadways. Off the main street system will be a network of 
comfortable, low-stress walking and biking routes between neighborhoods and local parks, schoo ls, and 
shopping areas. It is intended to attract less experienced walkers and bikers, acting like a linear park 
system linking parks, schools, jobs and other destinations in the Concept Plan area to other parts of the 
City. 

Section 12: Transportation 
Goal12.1 Land Use-Transportation Connection 
Ensure that the mutually supportive nature of land use and transportation is recognized in planning 
for the future of Oregon City. 
Policy 12.1.1 -Maintain and enhance citywide transportation functionality by emphasizing multi-modal 
travel options for all types of land uses. 
Policy 12.1.4- Provide walkable neighborhoods. They are desirable places to live, work, learn ond play, 
and therefore a key component of smart growth. 
Policy 12.1.5 
Investigate the possibility of a new street connection between South End Road and Highway 99E 
between Downtown and New Era. 
Finding: Complies. The South End Concept Plan provides opportunit ies to facilitate increased travel 
options for veh icles, pedestrians and bicyclist s by identifying new locations for the complete hierarchy 
of street des igns, and identifies prioriti zed projects with in the city-wide Transportation System Plan. 
Implementation of these project s w ill result in a more complet e transportation system w ith a va riety of 
multi-moda l trave l opportunit ies. 

Goal12.2 Local and Regional Transit 
Promote regional mass transit (South Corridor bus, Bus Rapid Transit, and light rail) that will serve 
Oregon City. 
Finding: Complies. The proposed concept plan includes a detailed discussion of transit options within 
and adjacent to t he concept plan area and supports mass transit by providing a more complete 
community which include walkable amenit ies, mixed uses and higher density residential land uses along 
arterial roads, and a transportation faci lity which will allow safe access for mass transit users, 
pedestrians and bicyclists. 

Goal12.3 Multi-Modal Travel Options 
Develop and maintain a transportation system that provides and encourages a variety of multi-modal 
travel options to meet the mobility needs of all Oregon 
City residents. 
Policy 12.3.1 -Provide an interconnected and accessible street system that minimizes vehicle miles 
traveled and inappropriate neighborhood cut through traffic. 
Policy 12.3.2 -Provide an interconnected and accessible pedestrian system that links residential areas 
with major pedestrian generators such as employment centers, public facilities, and recreational areas. 
Policy 12.3.3- Provide a well-defined and accessible bicycle network that links residential areas, major 
bicycle generators, employment centers, recreational areas, and the arterial and collector roadway 
network. 
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Policy 12.3.4 -Ensure the adequacy of pedestrian and bicycle connections to local, county, and regional 
trails. 
Policy 12.3.5 -Promote and encourage o public transit system that ensures efficient accessibility, mobility, 
and interconnectivity between travel modes for all residents of Oregon City. 
Policy 12.3. 6 -Establish a truck route network that ensures efficient access and mobility to commercial 
and industrial areas while minimizing adverse residential impacts. 
Policy 12.3.8 -Ensure that the multi-modal transportation system preserves, protects, and sup- ports the 
environmental integrity of the Oregon City community. 
Policy 12.3.9 -Ensure that the city's transportation system is coordinated with regional transportation 
facility plans and policies of partnering and affected agencies. 
Finding: Complies. The concept plan provides opportunit ies to facilitate increased mobility for vehicles, 
pedestrians and bicyclists by identifying insufficient facilities and associated prioritized projects within 
and outside of the concept plan area. Implementation of the projects and the associated amendments 
to the Oregon City Municipal Code will result in a more complete transportation system with a variety of 
connected multi-modal travel options and a truck route network which support one another. The plan 
was created in conjunction with input from transportation specialists from Clackamas County, ODOT and 
Metro. 

Goal12.5 Safety 
Develop and maintain a transportation system that is safe. 
Policy 12.5. 1 -Identify improvements that ore needed to increase the safety of the transportation system 
fo r all users. 
Policy 12.5.2 -Identify and implement ways to minimize conflict points between different modes of travel. 
Policy 12.5.3 -Improve the safety of vehicular, rail, bicycle, and pedestrian crossings. 
Finding: Complies. Please refer to Findings above under Policy 11.6.1. 

Goal12.6 Capacity 
Develop and maintain a transportation system that has enough capacity to meet users' needs. 
Policy 12.6.1- Provide a transportation system that serves existing and projected travel demand. 
Policy 12.6.2 - Identify transportation system improvements that mitigate existing and projected areas of 
congestion. 
Policy 12.6.3 -Ensure the adequacy of travel mode options and travel routes (parallel systems) in areas of 
congestion. 
Policy 12.6.4 -Identify and prioritize improved connectivity throughout the city street system. 
Finding: Complies. Please refer to Findings above under Policy 11.6.1. Transportation policy and 
projects in the South End area are proposed to serve existing and planned uses within the urban growth 
boundary along South End Road as detailed in Appendix C: Transportation Element. The recommended 
projects with in the planning area are projected to meet performance targets within the planning area 
and identify and prioritize improved connectivity throughout the concept plan area. The concept plan 
details specific enhancements to the transportation system that will be required as condit ion of future 
land use approva l within the concept plan area, if and when any such areas are annexed to Oregon City. 
These improvements wi ll ensure that travel mode options and travel routes (para llel systems) are 
required. There are identified deficiencies outside the planning area that are exceptions, as discussed 
during the prior TSP adoption process. Outside of the concept plan area, the city-wide TSP identifies a 
list of funded and non-funded projects that if funded and implemented in the future, will mitigate 
existing and projected areas of congestion. 

Goal 12. 7 Sustainable Approach 
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Promote a transportation system that supports sustainable practices. 
Policy 12. 7.4 -Promote multi-modal transportation links and facilities as a means of limiting traffic 
congestion. 
Finding: Complies. Please refer to Findings above under Policy 11.6.1. The proposed concept plan and 
associated amendments to the Oregon City Municipa l Code allow for a complete transportation 
network for all modes of transportation. 

Comprehensive Plan Goa/14.3 - Urbanization -Orderly Provision of Services to Growth Areas 
Plan for public services to lands within the Urban Growth Boundary through adoption of a concept plan 
and related Capita/Improvement Program, as amendments to the Comprehensive Plan. 

Finding: Complies. Adoption of the proposed comprehensive plan amendments, zoning code 
amendments and subsequent amendments to the capital improvements plan will ensure that public 
services within the Urban Growth Boundary will be made available at or prior to the time of 
deve lopment. 

Comprehensive Plan Goal14.1 Urban Growth Boundary 
Establish, and amend when appropriate, the Urban Growth Boundary in the unincorporated area around 
the city that contains sufficient land to accommodate growth during the planning period for a full range 
of city land uses, including residential, commercial, industrial, and institutional. 

Finding: Complies. The Urban Growth Boundary along South End was expanded in 1980 and again in 
2002 to accommodate residential growth projections for the region through 2035. 

Policy 14.1.1 
The Urban Growth Boundary shall conform to Title 11 of the Code of the Metropolitan Service District 
and will provide sufficient land to accommodate 20-year urban land needs, resulting in efficien t urban 
growth and a distinction between urban uses and surrounding rural lands, and promoting appropriate 
infill and redevelopment in the city. 
Finding: Complies. Findings for compliance with Title 11 are provided in Exhibit 10. The concept plan 
will provide a long range plan t o guide future land use and result in an efficient growth pattern, 
promoting in-f ill and redevelopment and preserving land outside the Urban Growth Boundary for rural 
land uses. 

Goa/14.3 Orderly Provision of Services to Growth Areas 
Plan for public services to lands within the Urban Growth Boundary through adoption of a concept plan 
and related Capita/Improvement Program, as amendments to the Comprehensive Plan. 
Finding: Complies. The plan includes a detailed preliminary public infrastructure plan with estimated 
costs for public sewer, water, storm water, parks and trails, schools, fire and emergency service 
provision and includes financing and funding strat egies. The plan includes recommendations fo r 
updates to the Capital Improvement Program. 

Comprehensive Plan Goal14.3- Goal14.4 Annexation of Lands to the City 
Urbanization - Policy 14.4.2 
Include an assessment of the fiscal impacts of providing public services to unincorporated areas upon 
annexation, including the costs and benefits to the city as a whole as a requirement for concept plans. 

Policy 14.1.2 
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Concept plans that provide more detail than the city's Comprehensive Plan will be required prior to 
development of lands within the Urban Growth Boundary. 

Finding: Complies. The South End Concept Plan details the funding and financing necessary to provide 
public services to the area upon annexation and subsequent development. Planning level estimates 
have been provided for all necessary infrastructure components including the transportation, water, 
sewer and storm water improvements. 

Whi le further refinements may be necessary to assess these costs prior to or at the time of annexation, 
these pre liminary fisca l impact assessments provide an adequate basis for initial analysis and reliable 
recommendations for more detailed study where needed. 

CONSISTENCY WITH STATEWIDE PLANNING GOALS 

STATEWIDE PLANNING 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. 
Finding: Complies. The concept plan included an innovative, robust, two-phased public involvement 
approach, which was discussed earlier in this report. This goa l is implemented through the applicable 
Goals and Policies in Section 1 of the Oregon City Comprehensive Plan: Citizen Involvement. An overview 
of the public involvement process is prov ided w ithin th is report and demonstrated in the Community 
Engagement Summary (Append ix I of Plan, See Exhibit 181). Staff finds that th e concept plan process is 
consistent with Statewide Planning Goal l. 

STATEWIDE PLANNING 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 on adequate factual bose for such decisions and actions. 

Finding: Complies. The Draft Concept Plan includes identification of facts, issues, and problems in the 
"Background" discussion for each element. Updated and market re levant documentation in the 
technical report provided the basis for t he Land Use, Schools, Parks, Transportation, Water, Stormwater, 
Sanitary Sewer and Natural Resources elements, he lping assure the proper factual basis for decisions in 
updating the maps, goa ls, policies, action items, and implementation measures. Inventories, such as for 
housing, economic development, and natural resources, have been provided either in t he technical 
append ices to t he plan or in other ancillary documents, such as the Parks and Recreation Master Plan 
and the new water and sewer master plans. Implementation measures proposed as part of the plan 
update are provided. 

STATEWIDE PLANNING GOAL 3: AGRICULTURAL LANDS AND GOAL 4 FOREST LANDS 

Finding: Complies. 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 strictly applicable. However, 
the land use element discusses these lands within an urban and rural-to-urban transitional context. 
Lands within the UGB have low density residential and future urban land use designations. Some 
existing farm and forest uses can and do exist in the concept plan area, and may continue as pre-existing 
lawful non-conforming uses un less the owner seeks to change the use. Once annexed, most single 
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fami ly residential zones already permit commercial or truck garden ing and horticultural nurse ries on a 
lot not less th an twenty thousand square feet in area, including retail sa les of materials grown on site, is 
permitted by right. Additional ly, community gardens may be considered an appropriate use option for 
private developments, including multi-family and senior living residential uses. 

STATEWIDE PLANNING GOAL 5: OPEN SPACES, SCENIC AND HISTORIC AREAS, AND NATURAL 
RESOURCES 
To protect natural resources and conserve scenic and historic areas and open spaces. 

Finding: Complies. Goal 5 resources are addressed in detail in the Existing Conditions report (Appendix 
A, pages_). The South End buildable lands methodology aggregates all of the vacant and developable 
land in the area and removes land that have slopes greater than 25%, a "high" or "moderate" Habitat 
Conservat ion Area rating includes designated wet lands and essential riparian habitat), established 
easements, or a registered historic building. Additionally, new development w ill be required to comply 
w ith the City's Environment al Overlay Zoning in compliance with this goa l. Wi ldlife habitat and natural 
areas are identified on Metro's Goal 5 resource inventory and Oregon City. The HCA Map in the Concept 

Plan illustrates the areas in the region that are subject to the performance standards and best 
management practices described in Sect ion 4 of Title 13 " Nature in Neighborhoods." Highly ranked 
riparian habitat areas within the current urban growth boundary were identified as " habitat 
conservation areas" and w ill be subject to high, moderate, and low leve ls of conservation based on 
habitat va lue or quality. 

Historic buildings w ithin t he planning area w ill fa ll under the jurisd iction of the City's Hist oric Overlay 
Code. The Parks and Recreation Master Plan inventories open spaces w ith other recreation facilities in 
the city. The element lists the City' s four open space areas. 

Concept Plan goals and po licies for preserving open space and tree cover, protecting scenic views, 
preserving and rehabilitating hist oric buildings, conserv ing natural resources and wat er quality are 
updated with the attached code and comprehensive plan amendments. 

STATEWIDE PLANNING GOAL 6 AIR, WATER AND LAND RESOURCES QUALITY 
To maintain and improve the quality of the air, wat er and land resources of the state. 

Finding: Complies. Existing Comprehensive Plan po licies that apply to the Concept Plan requ ire 
deve lopment practices to comply w ith regional, state, and federa l standards for air and water quality, to 
protect wat er quality f rom erosion and sediment, to minimize the effects of noise, and to protect 
minera l resources. These goa ls and po licies are implemented through the City's grading and erosion 
control ordinances, water qua lity resource protection regulations, development standards, and nuisance 
laws. DEQ regu lat es 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 w ill be updat ed to reflect transportation improvements 
recommended in the plan. 
Minimum lighting st andards already exist in Chapter 12.24 for Pedestrian/Bicycle Access ways to limit 
glare and light pollution at night. 

Finding: Complies 

STATEWIDE PLANNING GOAL 7 AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS 
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To protect life and property f rom natural disasters and hazards. 

Finding: Complies. Limited areas (less than 5% of the planning area) at the southern and western edge 
of the concept plan fa ll within areas identified as having pot ential for geologic hazards and w hich would 
be regulated under OCMC Chapter 17.44 - Geologic Hazard Overlay District following annexation to 
Oregon City. Land Use review of development within the overlay dist rict is requ ired to provide 
additional site specific studies, subsurface investigations, documentation and mitigation of any known 
hazards or hazards that may exist, w ith the following additions; 

• Reference most recent geo logic maps and reports, including new LIDAR mapping of Oregon City, 

• Require geotechnical eva luation for new const ruction and future development in areas 
• With in 50 feet of 25% slopes or steeper, and 

• Within 200ft of the crest and t oe of slopes, and areas previously mapped with lands lides. 
• Require development -specific investigation and report by a Professional Engineer (PE) and 

Certified Engineer Geologist (CEG). 

• Review of final grad ing, drainage, and foundation plans and specifications by geot echnica l 
engineer. 

• At the City's discretio n, peers review of the geot echnica l report by city-selected reviewer. 
• Special inspection during construction provided by the geotechnica l engineer. 

Approva l of any new development within the geologic haza rd overlay zone must show compliance with 
the application requirements and standards of OCMC 17.44. 

STATEWIDE PLANNING GOAL 8: RECREATIONAL NEEDS 
To satisfy the recreational needs of the citizens of the state and visitors, and, where appropriate, ta 
provide for the siting of necessary recreational facilities including destination resorts. 

Finding: Complies. 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 Goa l 
include amending the parks and recreat ion, open space and t rail mast er plans to be consistent with the 
Concept Plan, partnering with the School District to provide shared community use of recreational 
facilities at schools, working with private property owners and others to develop a trails system, 
implementation of a hierarchy of connections (roads and trails of va rious types), partnering with Metro 
to enhance the public understanding of the regionally significant Canemah Bluffs habitat conservation 
area immediat ely abutting the planning area to the west, with future trail and facility planning proposed 
t o provide access to resources, and regional and neighborhood parks located with easy access by trails 
and roads. Additionally the Concept Plan recognizes the opportunity for acquisition and/or dedication of 
sensit ive areas for open space and habitat by private landowners. 

STATEWIDE PLANNING 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. 

Finding: Complies. As part of the Concept Plan process, Oregon City worked with a consultant to 
inventory and eva luate the loca l and regional market conditions within and adjacent to t he Concept 
Planning area. This report deta ils patterns in the community, the profile of local employment, the supply 
of commercial and office land, and pot ential for commercial development w ithin the area. Although key 
t o the des ign of the two neighborhoods envisioned in the plan, commercial deve lopment is not seen as 
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necessary for the economic success of the area, which is expected to be developed largely for residential 
use. The commercial needs of the planning area can be met outside of the concept planning area by 
ex isting and planned deve lopments. However, neighborhood commercial development can serve to 
organize the concept plan by providing a "center" to the community. In addition, commercia l 
development can meet some of the needs of the community, providing a marketable amenity for 
residential development while reducing trips out of the neighborhood. 

STATEWIDE PLANNING GOAL 10: HOUSING 
To provide for the housing needs of citizens of the state. 

Finding: Complies. This goa l corresponds w ith Metro Title 11 subsection D (See Exhibit lOb) and t he 
City's comprehensive plan goals in Chapter 10. As part of the Concept Planning process, an inventory 
was done of existing housing units in Oregon City, vacant residential land, and the potential for 
redevelopment of existing development. The housing report eva luated existing population by income 
and distribution of available housing units by cost, vacancy rates, expected housing demand, including 
by housing type. The buildable lands inventory indicates th at the developable land area of the plan can 
accommodate between 2,300 and 2,8860 units in compliance with Metro Title 11 housing requirements. 
The Concept Plan recommends and provides for a mix of different Comprehensive Plan and zoning 
designations (Low, Medium, High and Mixed Use Corridor) t hat 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, transitional livi ng for seniors, and mixed 
commercial/residential uses. The South End Concept Plan wi ll provide for housing affordable to a range 
of incomes. As noted above, the Concept Plan provides or allows for a range of housing types and 
densit ies, includ ing those that are most likely to be affordable to households or fami lies with lower 
incomes, including single-family homes on small lots, cottage housing, townhouses, duplexes and multi­
family units. Th e concept plan also identifies potential zoning or development code strategies for 
distributing less expensive housing units among different areas rather than concentrating them all in 
one place. Please refe r to t he Addendum Report entitled "South End Concept Plan Affordable Housing 
Program (revised 11/22/13)" in Exhibit lOb for add itional support of this f inding. 

STATEWIDE PLANNING 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. 

Finding: Complies. Urban deve lopment shall be guided and supported by types and levels of public 
facilities and services appropriate for, but limited to, the needs and requirements of t he urban and 
urbani za ble areas to be served. A provision for key facilities is included in the plan. 

This goal applies to urban areas with in the city limits of Oregon City and t o urbaniza ble areas within the 
city's UGB. "Urban Facilities and Services" means appropriate types and levels of, at a minimum, t he 
fol lowing: police protection; sanitary facilities; storm drainage facilit ies; plann ing, zoning and subdivision 
control; hea lth services; recreation facilities and services; energy and communication services; and 
community governmental services. 

Chapters 2, 3, 4, 6, and Append ix A address the fol lowing public faci lities and services: wastewater, 
wat er distribut ion, stormwat er management, transportation infrastructure, police protection, fire 
protect ion, parks and recreation, health services, and other civic faci lities. 
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STATEWIDE PLANNING GOAL 12: TRANSPORTATION 
To provide and encourage a safe, convenient, and economic transportation system. 

Finding: Complies. Please refer to Findings above under Policy 11.6.1. The Concept Plan forecasts future 

travel and provides a horizon year study of 2035. The transportation analysis indicates that existing road 
system will need significant improvements to preserve safety and capacity, and regional solutions are 
required outside the planning study area to re lieve congestion, including greater use of transit and 
reduced reliance on single-occupancy vehicles. The Concept Plan is responsible for resolving problems 

caused by its growth. The plan describes so lutions and provides methods of funding to accomplish this 
task. Elements of the transportation system plan include recognition of regional improvements outside 

the planning area such as improvements to the 99-E corridor, 

Regardless of the impacts of regional traffic, local improvements are necessary within the concept plan 
area when development occurs. Table 2 from Appendix J provides an overview of these improvements 
and their corresponding project reference within the TSP. 

Table 2: Funded street System Improvements 
Project 
Install a traffic signal at the South End Road / Warner 
Psrrott Road intersectton with dedtcated left turn lanes for 
the South End Road approaches to Warner Parrott Road 

Install a roundabout at the South End Road/ Lafayette 
Avenue-Partlow Road intersection 

Install 12 roundabout at ttoe South End Rotsd/ Beutel Road­
Parrish Road intersectJon 

Install a roundabout at the South End Road/ Dee r Lane 
extension Intersection 

Extend Deer Ltsne from Rose Road to Buetel Rotsd llS b 

Residentit~ l Collector 

Extend Deer Lane east from Buetel Roed to Centr111 Point 
Road as a Residentia l Collector 

Extend Mad rona Drive to Deer Lane as a Family Friendly 
Collector 

Complete the gap between Parrish Road as a Residential 
Collector 

Improve South End Road from Partlow Road to south of 
South End Court to a Residential Minor Arterial 
Improve South End Road from south of South End Court to 
north of Fandango Drive to a Mixed-Use Minor Arteria l 
Improve South End Road from nortJ1 of Fandango Drive to 
north of Navajo Way as a Residential Minor Arterial 
Improve South End Road from nortJ1 of Navajo Way to 
north of the Deer Lane extension as a Mixed-Use Minor 
Arterial 

Improve South End Road from north of the Deer Lane 
extension south to the UGB as a Residential Minor Arterial 

Improve Beutel Road north of SouU1 End Road as a 
Res tdential Collector" 

Location 

Outstde of the Concept 
Plan area 

Inside the Concept 
Plan area 

Outstde of the Concept 
Plan area 

Inside the Concept 
Plan area 

Inside the Concept 
Plan area 

Inside the Concept 
Plan area 

Inside the Concept 
Plan area 

Inside t he Concept 
Plan area 

Inside the Concept 
Plan area 

Inside the Concept 
Plan area 

Project Source 

2013 Oregon Cit~· TSP Project D32 

2013 Oregon City TSP Project D33 

2013 Oregon City TSP Project D41 

2013 Oregon City TSP Project D42 

2013 Oregon Cit. TSP Project D51 

2013 Oregon City TSP Project D52 

Modified version of 2013 Oregon 
Ctty TSP Project D53 (Change 
from Residentia l Collector to 

Family Fnendly Collector) 

2013 Oregon Cit~· TSP Project D65 

Modified version of 2013 Oregon 
City TSP Project D89 (Street type 
changes for two segments from 

Residential to Mi~ed-Use) 

2013 Oregon Cit~ TSP Project 093 

* The Beutel Road improvement pro,ect (Project D93) included on the ' Not Likely to be Funded" list of the TSP was also assumed 
smce it is a collector street within the Soutlt End Concept Plan area. It would need to be improved before development could occur. 
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Alternative modes of transportation have also been discussed and addressed as part of the 
transportation element of the concept plan . Implementation strategies and financing tools for these 
improvements have been identified at a preliminary level and w ill be further defined as part of the TSP 
and Capital Improvement Plan updates. 

Rezoning of property after adoption of the South End Concept Plan is subject to Oregon's Transportation 
Planning Ru le (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. The proposed transportation infrastructure improvements, financing and funding estimates, along 
w ith future amendments to the Transportation System Plan and Capita l Improvement Plan provide 
adequate basis to show compliance w ith this rule. Compliance w ith OAR 660-012-0060 wil l also be 
required to be addressed at the time of annexation and zoning of parcels w ithin th e Concept Plan area. 

Please refer to the TPR compliance ana lysis prepared by DKS Engineering in Exhibit 5. 

STATEWIDE PLANNING GOAL 13: ENERGY CONSERVATION 
To conserve energy. 

Finding: Complies. Goa ls and policies in the concept plan aim to conserve energy through efficient use 
of land, green streets, encouragement of construction practices and materials that result in energy 
conservation, imp lementing energy conse rvation measures in City activ ities and facilities, and 
supporting the concepts of sustainability. 

STATEWIDE PLANNING GOAL 14 URBANIZATION 
To provide fo r an orderly and efficient transition from rural to urban fond use. 

Finding: Complies. This goal essentially defines the purpose of the Concept Plan. Oregon City's Urban 
Growth Boundary was expanded in December 2002 through Metro's regional review process to include 
more residential land. This was the result of a demonst rated need for additional land to accommodate 
projected popu lation growth . The revised element of the updated plan ca lls for implementing Metro's 
"concept plan" requirements under Title 11 of the Functional Plan that w ill res ult in subarea planning of 
new areas added to the UGB. M etro requires the concept plan to be adopted by Oregon City by 
December of 2006. The concept plan establishes policies to convert rural to urban land with in the UGB 
while monitoring the supply of land to ensure its adequacy to accommodate growth. Oregon City 
coordinates w ith 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. 
To ensure consistency and orderly transit ion of rural plan and zoning designations to urban 

designations, Oregon City zoning des ignations will be applied t o areas annexed t o Oregon City upon 
vot er approva l of th e annexation of such areas to the city. 

OAR 660 Division 12 Transportation Planning Rule (TPR) 

The purpose of the TPR is "to implement Statewide Planning Goa/12 {Transportation) and promote the 
development of safe, convenient and economic transportation systems that are designed to reduce 
reliance on the automobile so that the air pollution, traffic and other livability problems faced by urban 
areas in other ports of the country might be avoided. " A major purpose of the Transportation Planning 
Rule {TPR} is to promote more careful coordination of land use and transportation planning, to ensure 
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that planned land uses are supported by and consistent with planned transportation facilities and 
improvements. 
Finding: Complies. Findings demonstrating compliance w ith the TPR are located Exhibit 5. 

Regional Transportation Plan 
The Regional Transportation Functional Plan {RTFP} directs how Oregon City should implement the RTP 
through the TSP and other land use regulations. The RTFP codifies existing and new requirements which 
local plans must comply with to be consistent with the RTP. If a TSP is consistent with the RTFP, Metro 
will find it to be consistent with the RTP. 

The conceptual transportation plan is presented on Pages 20-29 of t he concept plan and in Appendix C, 
Transportation Element. 

The plan provides detailed street design cross-sections and functional class ifications, as we ll as a 
detailed "g rid" which shows conceptually how new local streets ca n be extended to re-development 
areas to improved connectivity. 

The plan is consistent w ith the applicable provisions of the Regional Transportation Plan. The South End 
Concept Planning process was coordinated with the city's recently adopted Transportation System Plan 
(August 2013), which is consistent with the RTP. 

The TSP requirements were codified in OCMC 12.04 (Street Standards), OCMC 16.12 (Land Division), 
OCMC 17.52 (Parking), OCMC 17.62 (Site Plan and Design Review) codes in August 2013. These include 
complete street design standards, fu ll sections for all functional classifications, maximum block lengths, 
driveway intersection spacing, alley requirements, pedestrian and bicycle accessway standards, and 
vehicle access and connectivity requirements, many of w hich already exist ed in the Oregon City code 
prior to 2013 but which have been rev ised to reflect the new TSP update. 

Consistent w ith RTP, the TSP assumed urbanization of the South End Concept Plan area. Street 
standards and improvements were identified in the TSP for its urbani zation, in a manner consistent with 
the Metro RTFP. No new regiona l transportation improvements we re identified in the South End 
Concept Plan area beyond what had been adopted in the TSP. 

The South End Concept Plan provides greater detail that the TSP and wi ll provide extensive guidance to 
improve future loca l street connectivity throughout the planning area. 

A detai led ana lysis of compliance w ith the statewide Transportation Planning Ru le is provided in a 
separate memorandum from OKS Engineering (attached). 

METRO TITLE 11: URBAN GROWTH FUNCTIONAL PLAN: PLANNING FOR NEW URBAN AREAS. 

Findings: Substantially Complies. Staff has prepared a separate report in Exhibit 10, which deta ils how 
the South End Concept Plan substantially complies w ith Metro Title 11 and Metro Ordinance 02-9698 
Conditions of Approval. 

RECOMMENDATION 
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For the reasons set forth above, staff recommends approva l of Planning Files L 13-03 and L 13-04, 
adopt ing the South Adopt the South End Concept Plan as an amendment to the Oregon City 

Comprehensive Plan and its Ancillary Documents, and approva l of the associated amendments to the 
Oregon City Municipal Code. 

EXHIBITS TO THIS STAFF REPORT 
* Documents noted as "On File" are hereby made a permanent part of the record for this file and are 

ava ilable for viewing at the Planning Division office. 

1) Ordinance No. 13-1016 Draft 
2) Ord inance No. 13-1017 Draft 
3) South End Concept Plan Study Area Map 

4) Proposed Oregon City Comprehensive Plan Designations (Revised) 
5) TPR Compliance Memo, OKS Engineering. 
6) Public Notices- On File* 

a) M56 Postca rd 
b) DLCD Notice - Proposed Plan Amendment 
c) Clackamas Review I Portland Tribune Newspaper Notice and Affidavit 
d) Clackamas Review I Portland Tribune Newspaper Notice and Affidavit - Revised Notice 

7) Public Comments rece ived via Project Website 
8) Written and Emailed Public Comments 
9) Public Involvement Timeline (to be submitted at December 9 Public Hearing) 
10) Draft Title 11 Findings of Substantial Compliance w ith Metro Urban Growth Management Functional 

Plan- Planning For New Urban Areas; and Metro Ord. 02-96988 UGB Conditions of Approval. 
a) Response to Tit le 11 Section C: Housing Density Analysis 
b) Response to Tit le 11 Section E: Section South End Concept Plan Affordable Housing Program 

(revised 12101/ 13) 
11) Best Management Practices fo r Non-Habitat Conservation Areas (HCAs) 
12) Clackamas County I Oregon City Urban Growth Management Agreement (UGMA), 1991 
13) Updates to the Anci lla ry Documents (i.e. Public Faci lity Plans) to the Oregon City Comprehensive 

Plans- Each update consists of 1-2 page summaries with tables of projected costs and cross­
references to the applicable section of the South End Concept Plan, each to be inserted into the front 
of each Ancillary Document. 
a) Water Master Plan (2010) 
b) Sanit ary Sewer Mast er Plan 
c) Stormwater Master Plan 
d) Parks and Recreation Master Plan 
e) Trails Master Plan 

14) Community Advisory Team Documents- On File* 
This includes CAT meeting agendas, sign-in-sheets, materia ls and summaries (Numerous documents 
which are summarized in Appendix 1- Community Engagement Summary). 

* Documents noted as "On File" are hereby made a permanent part of the record for t his fi le and are 
available for viewing at t he Planning Division office. 

EXHIBITS ENTERED INTO RECORD PRIOR TO NOVEMBER 25 PUBLIC HEARING 
Please go to website (See https:l /oregon-city.legistar.comiCalendar.aspx) 

L 13-03: South End Concept Plan 
L 13-04: Associa ted Amendments to t he Oregon City Municipa l Code 
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15) Staff Report Cover 
16) M emorandum to Planning Commission 
17) City Engineer Comments 
18) South End Concept Plan Final Draft Document 

a) Final Draft Concept Plan - October 2013 Draft 
b) Concept Plan Map 
c) Appendix A. Existing Conditions Report 
d) Appendix B. Land Use Eva luat ion 

e) Appendix C. Transportation Element 
f) Appendix D. Public Infrastructure Element 

g) Appendix D. Zoning Code Amendment Recommendations 
h) Appendix E. Standards for Building and Site Design 
i) Appendix F. Public Facilities Future Costs 
j) Appendix G. Parks Facilities Future Costs 
k) Appendix H. M unicipal Code Revisions 
I) Appendix I. Community Engagement Summary 

19) Concept Plan Map Draft 
20) SECP- Draft Comprehensive Plan - llx17P 
21) SECP Code Worksession Draft 
22) SECP Implementation Schedule 10.24.13 
23) Public Comment - Levy 
24) Public Comment - Toth 
25) Public Comment- Greate r Oregon City Watershed Counci l 

EXHIBITS ENTERED INTO RECORD AT NOVEMBER 25 PUBLIC HEARING 
26) 1. Comments of Robert Wend ling 
27) 2. Comments of Paul Edgar 
28) 3. Comments of Paul Edgar 
29) 4. Comments of Tom O'Brien 

30) 5. Comments of Rachel Thompson and Andrea Schmierbach 
31) Consultant/St aff Powerpoint Presentation 

EXHIBITS FROM NOVEMBER 12 JOINT PC/ CC WORK SESSION 
32) Consultant/Staff Powerpoint Presentation 

L 13-03: South End Concept Plan 
L 13-04: Associated Amendments to the Oregon City Mu nicipal Code 
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To: 

From: 

Re: 

Date: 

MEMORANDUM 

City Commiss ion 

Pete Walter, AICP, Associate Planner 

South End Concept Plan Public Hearing- February 19, 2014 

February 12, 2014 

This memorandum provides an additional explanation and summary of the Planning Commission's 

February 10,2014 vote ofS-0 to recom mend approval the South End Concept Plan, summarize 

additional fi ndings from the Planning Commission "Issues Matrix" to supplement the s taff report 

and fi ndings, and enter all exhibits received to date into the record for the adoption of the South 

End Concept Plan. 

Additional Findings 

Staff prepared the Planning Commission Issues Matrix (Exhibit 2) in order to summarize and 

respond accurately to specific concerns raised during the Planning Commission public hearing 

process. This "issue matrix" contains further recommendations for adoption of the South End 

Concept Plan and was accepted in it's entirety as adequately addressing the outstanding concerns 

raised during the hearing process. 

The foll owing speci fi c findings are provided to tie back the Issues Matrix to the Comprehensive Plan 

Goals and Policies add ressed in the December 9 Staff Report. 

Goa/ 12.1 Land Use-Transportation Connection 

Ensure that the mutually supportive nature of /and use and transportation is recogn ized in planning 

for the f uture of Oregon City. 

Additional Finding: Complies. The publi c raised specific concerns rega rding traffic demand 

relying on 2011 tra ffi c counts, Regional Travel Demand methodologies and ITE manual 

classifications as a means of calculati ng demand rather than OKS Engineering and Rep linger and 

Associates, licensed transportation-engineers, and explained that these are not accepted ways to 

project demand. These findings were confirmed by Metro and ODOT representa tives. OKS 

explained that demand issues are addressed by the Transportation Element and Appendices in the 

plan, the fact that the Metro Regional Transportation Plan requires use of Transportation Demand 

methodology, and the various Transportation Elements and foll ow-up reports from OKS, Replinger 

and Associa tes, Coun ty Transportati on Department, ODOT and others. Current actions include OKS 

Consulting's explanation of the methodology at the Planning Commission and City Commission 

City of Oregon City I PO Box 30 40 I 221 Molalla Avenu e, Sui te 200 I Oregon City, OR 9 7045 
Ph (503) 722-3789 ww w.orcity.org 
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hea rings. The Traffic Adviso ry Committee voted 9-0 to approve the SECP Tra nsporta tion e leme nt 

with the ad dition of a ny information from cons ultants OKS (See minutes attached). Base d on th e 

following, the Planning Commiss ion recommended approval of the Concept Plan and a lso included 

th e following recommendations: 

• Update and refine Traffic Count Information as it becomes available 

• Review and Monitor Traffic Intersections for adequate LOS I V / C ratio 

• Continue to review Transportation SDC rates 

• Refine Cl P to accurately reflect cost of identified improvements 

Staff believes that a ll of these items wi ll occur as properties w ithin South End are rezoned and 

developed over time. Simil arly, the City has a process in place for periodically reviewing 

Tra nsporta tion SOC rates as well as its CIP. 

Goa/1 2.2 Local and Regional Transit 

Promote regional mass transit (South Corridor bus, Bus Rapid Transit, and light rail) that will serve 

Oregon City. 

Additional Finding: Complies or Not Applicable. The Planning Commission received s pecific 

concerns about the lack of transit service to South End, li miting senior mobili ty options, a nd the 

need to restore transit service as economic conditions improve after recession, and the need for a 

"8. Plan" ifTri-Met union negotiations fa il. The South End Concept Pla n provides recommendations 

fo r a range of options for Trans it on page 28. The Planning Commission acknowledged the 

impossibili ty of p rovid ing transit service until there are a sufficient number of residents to s upport 

the service. Withdrawing from Tri-Met is a larger issue not within the scope of t he City's 

cons ideration of th is concept plan . The City Com mission and Publi c Works Director are working on 

this issue and a re seeking to restore transit were possibl e. Tri-Met is kicking off South East Service 

Enhanceme nt publi c involveme nt process. The Trans portation System Plan already provides 

recomme ndations for transit service w hi ch w ill continu e to guide urba nization decisions in this 

a rea over time. 

The Planning Commission concluded tha t this plan pol icy is directed a t encouraging City 

participation in larger regional discussions about mass tra nsit service, and to further than end, the 

Planning Commission recommended that staff continue to work within fram ework of Tri-Met Service 

Enhancement Plan process for the Southeast portion of the District \1'\VW.trimet.orgjsepj or the city's 

website at http:/ / IV\ VIv.orcity.OJyjcommunilyjtrimel-la unches-outreach -process 

Goa /1 2.5 Safety 

Develop and maintain a transportation system that is safe. 

City of Oregon City I PO Bux 3040 I 221 Mula !Ia Avenue, Suite 200 j Oregon City, OR 97045 
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Policy 12.5.2 -Identify and implement ways to minimize conflict points bet\.veen different modes of 

travel. 

Additional Finding: Complies. Specifi c concerns were raised regarding impacts from 99-E 

Accide nt Route Diversion. South End is an in cident route for when 99-E is closed. Closure of99E 

occurs 2-3 times a year and may impact South End Road. This was not identified as an iss ue by the 

public during the hearings and it is outs ide the scope of this legis lative proposal that is limited to 

la nd use pla nning. However, the Planning Commission recommended that additional sign age and 

early public information alerts be used to notify residents during those events to be aware of the 

additional traffic and consider alternative routes. 

Policv 12.1.5 

Investigate the possibility of a new street connection bew een South End Road and Highway 99E 

between Downtown and New Era. 

Additional Finding: Complies. Specific concerns were ra ised by the public for a n additional access 

road to serve the a rea. Neither TSP nor SECP includes vehicle access roads through Ca nema h Bluffs 

du e to jurisdiction, cost and envi ronmenta l impacts, however a regiona l multi-m oda l walking and 

biking tra il is pa rt of the city's TSP a nd the Metro RTP. This is addressed through th e TSP a nd SECP 

with a second collector loop Roa d connection to South Central Point Rd. Although the Planning 

Commission found that adequate access and capacity was available to support the planned uses, the 

Planning Commission recommended the coordination of future studies with Clackamas County, Metro 

and ODOT via the Public Works Director and Transportation Advisory Committee for furth er work in 

this area, if resources become available. 

Goal 5.4 Natura l Resources 

Identify and seek strategies to conserve and restore Oregon City's natural resources, including ail~ 

surface and subsurface water~ g eologic f eatures, soils, vegetation, and fish and wildlife, in order to 

sustain quality of life for current and future citizens and visitors, and the long-term viability of the 

ecolog ical sy stems. 

Additional Finding: Complies. Th e Pla nning Commission heard concerns over impacts to water 

quality a reas, detention facilities locati ons a nd designs, off-site impacts to a dra inages outs ide of 

plan a reas. This issue is addressed by the Natural Resource sect ions of the SECP, its Appe ndix, 

Chapte r 5 -Natural Resources, through the application o fOCMC 17.49 - NROD, OCMC 13.12-

Stormwate r, and through th e City's NPD ES- MS4 permit compliance process. Additio na lly, drainage 

plans for development a ppli cations must docume nt soil condi tions on s ite and map Water Quali ty 

Resource Areas (WQRAs) . These s tandards include manda tory s tanda rds w ithin Natura l Resource 

Overlay Dis trict (NROD) areas, and voluntary bes t management practices outside of NROD. 
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Additionally, Public Works has a multi-year work program for NPDES (National Pollutant 

Elimination Discharge System) Permit Implementation and is in the process of updating the 

Stormwater Mgmt. and LID standards. 

Regarding habitat and tree protection, specific concerns were raised about protection of upland 

habitat, trees and stands outside of mapped NROD a reas. This is addressed by the identifi cation of 

specific habitat a nd tree areas in the plan, a nd through OCMC 17.41 Tree Protection. No add itional 

action is proposed at this time. 

Although the Planning Commission found the existing regulatory protections adequate, the Planning 

Commission also recommended that staff review OCMC 17.41 to determine whether additional 

protection or mitigation is needed via legislative process in 2014. 

The Planning Commission recommended implementation of Best Management Practices (BMPs) for 

Low Impact Development to maximize public involvement and input on the NPDES permit compliance 

and LID standards when the process begins. 

Goa/10.1 Diverse Housing Opportunities 

Provide for the planning, development and preservation of a variety of housing types and lot sizes. 

Additional Finding: Complies. The Planning Commission received testimony emphasizing the 

need for senior dwelling s ingle-story floor plans, and housing that supports aging in place w ith 

mobility. This concern is addressed in deta il in the Title 11 Compliance Report regarding hous ing 

variety and affordability. City code and policies a lready provide for tra nsitiona l living, senior living, 

group homes and cottage housing in Single Fa mily Residentia l zones as well as othe r zones. The 

code does not prohibit s ingl e story dwellings. The market will provide if there is su ffi cie nt demand. 

Although th e Planning Commission concluded that the proposed concept plan does permit the 

construction of a variety of housing options, it also directed staff to draft possible incentives for single­

story plans or ground floor master bedrooms in the Residential Design Standards in OCMC 17.20 in 

late 2014 as part of city-wide code updates. 

Goa/11.1 Provision o[Public Facilities 

Serve the health, safety, education, welfare, and recreational needs of all Oregon City residents 

through the planning and provision of adequate public facilities. 

Additional Finding: Complies. The public voiced their concern over the need for accurate 

estimates for costs of infrastructure and SDCs, and the need to update concept plan estimates for 

public infrastructu re as new information is made ava ilable. This is addressed in the Title 11 

City of Oregon Ci ty I PO Box 3040 1 221 Molalla Avenue, Suite 200 1 Oregon City, OR 97045 
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Analysis for publi c infrastructures as reviewed by the Technical Advisory Team and approved by 

Metro. See also th e applicable updates to the various "Ancilla ry Documents" (Water, Sewer, 

Tra nsportation, Storm wate r Mas ter Plans). Currently, Public Works Department is starting to 

update the storm water and sewer maste r plans 2014-2015 which w ill inform these dete rminations 

as well. 

Although the Planning Commission concluded that adequate public facilities can be made available to 

support uses identified in the Concept Plan, the Planning Commission recommends that staff provide 

regular updates regarding public infrastructure plan updates to the Planning Commission. 

Goa/11.3 Water Distribution 

Seek the most efficient and economic means available for constructing, operating, and maintaining the 

City's water distribution system while protecting the environment and meeting state and f ederal 

standards for potable water systems. 

Policv 11.3.2 

Collaborate with the South Fork Water Board to ensure that an adeq uate water supply system is 

maintained for residents. Coordinate with the South Fork Water Board, the City of West Linn, and 

Clackamas River Water to ensure that there is adequate regional storage capacity. 

Additional Finding: Complies. The publi c raised conce rns over the adequacy of water s upply to 

serve the planned growth. This is addressed by the South Fork Water Board Mas ter Plan (updated 

2010). Also, see attached letter from SFWB General Manager john Coll ins attes ting to the specifi c 

capacity of the wate r s upply. 

Planning Commission directed staff to publicize SFWB conservation plan tools on City website 

http:/ /wlvw.sjivb.org/index.php/conservotion and it will do so. 

Goal 7.1 Natural Hazards 

Protect life and reduce property loss from the destruction associated with natural hazards. 

Geologic Hazards 

Policv 7. 1.8 

Provide standards in City Codes for planning, reviewing, and approving development in areas of 

potentia/landslides that will prevent or minimize potentia/landslides wh ile allowing appropriate 

development. 
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Additional Finding: Complies. The Planning Commission heard testimony that the City should 

adopt slope susceptibility mapping now available from the Oregon Department of Geology and 

Minerals (DOGAMJ), that the city should look closely at the existing code OCMC 17.44 to determine 

if add itional standards are needed. OCMC 17.44 Code and Maps were updated following the Park 

Place Concept Plan and again in 2010. These standa rds req uire that steep slope regulation is 

imposed pursuant to all current DO GAM I mappi ng. Furthe r, the majority of plan area planned for 

development is flat. There are no unknown deep or shallow slide hazards that were not previously 

mapped on the slope susceptibility maps. There is some shallow slide potential indicated where 

water features and streams cross the planni ng area, where high grou nd wa ter is indicated, and near 

engineered cut banks and fi ll piles. These areas are shown on city's LIDAR data layer. Public Works 

and GIS Department is already incorporating the new DOGAMI mapping data into the City's GIS. 

City-owned LIDAR data is the bas is for the mappi ng that DOGAMI has done to date. City is a 

DOGAM I partner. 

Although the Planning Commission finds the current regulations will adequately protect existing and 

proposed development within the South End area from landslide, the Planning Commission also 

directed Staff to review the Factors of Safety, Landslide Deposits and Headscarp Mapping from 

DOGAMI in the latest report, to amend code section17.44 to include references to on -line DOGAMI 

Slope Susceptibility mapping resources as an additional resource, 

hllp://IVII'\V.oregongeology.orgjsubjslidofindex.hlm, and to link the City website to the DOGAMI 

hazard viewer on-line mapping tool Oregon Haz l'u: State wid e Geoh azards Viewer. 

Goal 5.1 Open Space 

Establish an open space system that conserves f ish and wildlife habitat and provides recreational 

opportunities, scenic vistas, access to nature and other community benefits. 

Goal 8.1 Developing Oregon City's Park and Recreation System 

Ma intain and enhance the existing park and recreation system while planning fo r future expansion to 

meet residential growth. 

Additional Finding: Complies. The Planning Commission received specific concerns regarding 

acquisition or dedication of tra ils and open space identified on the concept plan. Th is is add ressed 

through the specific code amendment recommendations, through the plan recommendations for 

capital funding of parks and trails, and with the upcoming city-wide code amendments in 2014. 

Although the existing and planned park and recreation amen ities contained in the plan will be 

adequate to serve future residential growth the Planning Commission recommended that trail and 
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open space acquisition and dedication requirements be reviewed as part of city-wide code 

amendments in 2014. 

Miscellaneous Corrections, Formatting and Maps 

Staff is requesting that the City Commission review and suggest any revisions to the map and plan 

as soon as poss ible in order that the consultant can efficiently make final revisions to the plan and 

map by March 5, 2014. No further changes to the following lis t were recommended by the Planning 

Commission: 

• Improve map resolution, existi ng street labeling and overall graphic quality. 

• Add sidebar captions where missing. 

• Pages: i, ii (road near Metro property), 1, 2 (process), 5, 8-9 (parks and trails), 23 (local v. 

family friend ly clarification), 25, 26,37 (schools), 46 (in relation to 22-23) 

• Update Stormwater Figure and adjust following figu re numbers accordingly 

• Add fire protection discussion 

• Add concept plan diagram legend, city limits and UGB 

• Correct page 12 of Appendix C (the multi-modal street system map is mirrored, i.e. the text 

and map are backwards). 

• Revised regional detention facility loca tions to be more general I conceptualized with 

dashed polygon rather than blue dot. 

CONCLUSION AND RECOMMENDATION 

The Planning Commission recommends that the City Commission approve Planning Files L 13-03 

and L 13-04 with these additional findings and recommendations. 

Final steps for Adoption 

March 5, 2014 - Review Final Completed Plan and Concept Map 

March 5, 2014 -First Reading of Ordinances No. 13-1016 and Ordinance No. 13-1017 

March 19, 2014 -Second Read ing of Ordinances No.13-1016 and Ordinance No. 13-1017 

EXHIBITS 

See separate list of Exhibits. 
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ORDINANCE NO. 13-1017 

AN ORDINANCE ADOPTING REVISIONS TO THE OREGON CITY MUNICIPAL CODE TO 
IMPLEMENT THE SOUTH END CONCEPT PLAN; 

(PLANNING FILE L 13-04) 

WHEREAS, Oregon City residents and public advisory groups have worked with the City 
to develop the South End Concept Plan to guide the future growth and development of Oregon 
City through the revisions to the City's Comprehensive Plan and implementing ordinances; and 

WHEREAS, development code amendments are necessary to implement the South End 
Concept Plan; and 

WHEREAS, the Oregon City Planning Commission and City Commission held a joint 
work session on November 12, 2013 to review the proposed amendments to the Oregon City 
Municipal Code; and 

WHEREAS, the Oregon City Planning Commission held public hearings on November 
25, 2013, December 9, 2013, January 13, 2014 and February 10, 2014 to take testimony and 
evidence on the proposed amendments to the Oregon City Municipal Code; and 

WHEREAS, on February 14, 2014, following consideration of all testimony presented , 
the Oregon City Planning Commission voted 5-0 to recommend approval of Planning File L 13-
04, with additional Planning Commission recommendations (Exhibit 3); and 

WHEREAS, the Oregon City City Commission held public hearings on January 15, 
2014, February 19, 2014 and March 5, 2014 to take testimony and evidence on the proposed 
amendments to the Oregon City Municipal Code; and 

WHEREAS, based on the oral and written testimony received at the public hearings, the 
Oregon City City Commission concurs with the Planning Commission's recommendations; and 

WHEREAS, the amendments to the Oregon City Municipal Code complies and is 
consistent with state statutes, Statewide Planning Goals, the Oregon City Comprehensive Plan 
and Ancillary Documents, Metro Urban Growth Management Functional Plan, the Oregon City 
Transportation System Plan, and the Oregon City Park and Recreation Master Plan; and 

WHEREAS, adopting the proposed amendments to the Oregon City Municipal Code is 
in the best interest of Oregon City to implement the South End Concept Plan and to ensure that 
the goals and policies of the City can be realized; 

NOW, THEREFORE, OREGON CITY ORDAINS AS FOLLOWS: 

Section 1. The Oregon City Municipal Code is hereby amended, as provided in Exhibit 1, based 
on the findings for Planning File L 13-04 contained in the Staff Report and Findings in Exhibit 2, 
and the Additional Findings in Exhibit 3. 

Ordinance No. 13-1017 
Effective: May 16, 2014 
Page 1 of 2 



Read for the first time at a regular meeting of the City Commission held on the 19th day of 
March 2014, and the foregoing ordinance was finally enacted by the City Commission this 16th 
day of April 2014. 

0 

Attested to this 16th day of April 2014 Approved asrt9fogal j} ffi6'ency 

c?]Y/ ' !1/J . ~ 
City Atto'rney / V: 

Exhibit 1 - Amendments to the Oregon City Municipal Code 
Exhibit 2- Combined Staff Report and Findings for Legislative Files L 13-03 and 13-04 
Exhibit 3 - City Commission Additional Findings 

Ordinance No. 13-1017 
Effective: May 16, 2014 
Page 2 of 2 
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OCMC- OREGON CITY MUNICIPAL CODE 

PROPOSED AMENDMENTS 

Ordinance No. 13-1017 

Final City Commission Draft 

March 19, 2014 

Exhibit 1 

The fo llowing Oregon City Municipal Code Amendments are intended to supplement existing city code 

in order to implement the South End Concept Plan. Many zon ing, subdivision and other regu latory code 

provisions necessary t o implement the concept plan already exist within the existing code. 

Chapt er 
12.04 
14.04 
16.08 
16.16 
17.18 
17.22 (new) 
17.24 
17.29 
17.54 

Title 
St reets, Sidewa lks and Public Places 
Annexations 
Subdivisions - Process and standards 
Minor Partitions- Process and standards 
R-2 Multi-family Zone 
Single Family Residential Design St andards- SECP 
NC- Neighborhood Commercial Zone 
MUC- Mixed Use Corridor Zone 
Supplementary Zoning Regu lations and Exceptions 

Please Note: Code Revisions applicable to development city-wide, such as public trai l dedication 

requirements for new development in Chapter 12.04 Street Sidewalks and Public Places, and other 

housekeeping code amendments wi ll be separately cons idered in mid-to late 2014. 



Title 14- ANNEXATIONS 

Chapter 14.04 CITY BOUNDARY CHANGES AND EXTENSION OF SERVICES 

Chapter 14.04 CITY BOUNDARY CHANGES AND EXTENSION OF SERVICES 

Sections: 

14.04.050 Annexation procedures. 

14.04.050 Annexation procedures. 

A. Appl ication Filing Deadlines. Annexation elections sha ll be scheduled for March, May, September 
and November of each year. Each application shall first be approved by the city commission, which 
shall provide a valid ballot tit le in sufficient time for the matter to be submitted to the voters as 
provided by the election laws of the state of Oregon. 

B. Preapplication Review. Prior to submitting an annexation application, the applicant shall confer in 
the manner provided by Section 17.50.050(A) with the representative of the planning division 
appointed by the city manager. 

C. Neighborhood Contact. Prior to fi ling an annexation application, the applicant is encouraged to 
meet with the city-recognized neighborhood association or associations within which the property 
proposed to be annexed is located. If the city manager deems that more than one such association 
is affected, the applicant is encouraged to meet with each such association, as identified by the city 
manager. Unwillingness or unreasonable unavailability of a neighborhood association to meet shall 
not be deemed a negative factor in the eva luation of the annexation applicat ion. 

D. Signatures on Consent Form and Application. Th e applicant shall sign the consent form and the 
app lication for annexation. If the applicant is not the owner of the property proposed for 
annexation, the owner shall sign the consent form and application in writing before the city 
manager may accept t he same for review. 

E. Contents of Application. An applicant seeking to annex land to the city shall file with the city the 
appropriate applicat ion form approved by the city manager. The application shall include the 
following: 

1. Written consent form to the annexation signed by the requisite number of affected property 
owners, electors or both, provided by ORS 222, if applicable; 

2. A lega l description of the territory to be annexed, meeting the relevant requirements of the 
Metro Code and ORS Ch. 308. If such a description is not submitted, a boundary survey may be 
required. A lot and block description may be substituted for the metes and bounds description 
if the area is platted. If the legal description contains any deed or book and page references, 
legible copies of these shall be submitted with the legal description; 

3. A list of property owners with in three hundred feet of the subject property and if applicable, 
those property owners that will be " islanded" by the annexation proposal, on mailing labels 
acceptable to t he city manager; 

4. Two full quarter-section county tax assessor's maps, with the subject property( ies) outlined; 

5. A site plan, drawn to sca le (not greater than one inch = fifty feet), indicating: 

a. The location of exist ing structu res (if any), 

Oregon City, Oregon, Code of Ordinances Page 1 
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b. The location of streets, sewer, water, electric and other utilities, on or adjacent to the 
property to be annexed, 

c. The locat ion and direction of all water features on and abutting the subject property. 
Approximate location of areas subject to inundation, stormwater overflow or standing 
water. Base flood data showing elevations of all property su bject to inundation in the 
event of one hundred year flood shall be shown, 

d. Natural features, such as rock outcroppings, marshes or wetlands (as delineated by the 
Division of State Lands) wooded areas, identified habitat conservation areas, isolated 
preservable trees (trees with trunks over six inches in diameter-as measured four feet 
above ground), and significant areas of vegetation, 

e. General land use plan indicating the types and intensities of th e proposed, or potential 
development; 

6. If applicable, a double-majority worksheet, certification of ownership and voters. Certification 
of legal description and map, and boundary change data sheet on forms provided by the city. 

7. A narrative statement explaining the conditions surrounding the proposal and addressing the 
factors conta ined in the ordinance codified in this chapter, as relevant, including: 

a. Statement of availability, capacity and status of existing water, sewer, drainage, 
transportation, park and school faci lities, 

b. Statement of increased demand for such facilit ies to be generated by the proposed 
deve lopment, if any, at this time, 

c. Statement of addit ional facilities, if any, required to meet the increased demand and any 
proposed phasing of such facilities in accordance with projected demand, 

d. Statement outlining method and source of financing required to provide additional 
facilities, if any, 

e. Statement of overall development concept and methods by which the physica l and 
re lated social environment of the site, surrounding area and commun ity will be enhanced, 

f. Statement of potential physical, aesthetic, and related social effects of the proposed, or 
potential development on the community as a who le and on the small subcommunity or 
neighborhood of which it w ill become a part; and proposed actions to mitigate such 
negative effects, if any, 

g. Statement indicat ing the type and nature of any comprehensive plan text or map 
amendments, or zon ing t ext or map amendments that may be required to complete the 
proposed deve lopment; 

8. The application fee for annexations established by reso lution of the city commission and any 
fees required by metro. In addition to the applicat ion fees, the city manager shall require a 
deposit, w hich is adequate to cover any and all costs related to the election. 

9. Paper and electronic copies of the complete application as required by the Community 
Development Director. 
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Tit le 16 - LAND DIVISIONS 

Chapter 16.08 SUBDIVISIONS-PROCESS AND STANDARDS 

Chapter 16.08 SUBDIVISIONS-PROCESS AND STANDARDS 

Sections: 

16.08.025 Preliminary subdivis ion plat-Required plans. 

16.08.025 Preliminary subdivision plat-Required plans. 

The preliminary subd ivision plat shall specifically and clearly show the following features and 
information on the maps, drawings, application form or attachments. All maps and site drawings sha ll be 
at a minimum sca le of one inch to fifty feet. 

A. Site Plan. A detailed site development plan showing the location and dimens ions of lots, 
streets, pedestrian ways, transit stops, common areas, building envelopes and setbacks, all 
existing and proposed utilities and improvements including sani tary sewer, stormwater and 
water facilit ies, total impervious surface created (including streets, sidewa lks, et c.) and an 
indication of existing and proposed land uses for the site. If required by st aff at t he pre­
application conference, a subdivision connectiv ity analysis shall be prepared by a 
t ra nsportation engineer licensed by the State of Oregon that describes the existing and future 
vehicular, bicycle and pedest rian connections between the proposed subdivis ion and existing 
or planned land uses on adjacent properties. The subdivision connectivity analysis shall include 
shadow plats of adjacent properties demonstrating how lot and st reet patterns within the 
proposed subdivision will extend to and/or from such adjacent properties and ca n be 
developed meeting the existing Oregon City Municipal Code design st andards and adopted 
Transportation System Plan, st reet design st andards, and adopt ed concept plans, corridor and 
access management stud ies, engineering standards and inf rastructure analyses. 

B. Traffic/Transportation Plan. The applicant's t raffic/transportation informat ion shall include 
two elements: (1) A detailed site ci rculation plan showing proposed vehicular, bicycle, transit 
and pedestrian access points and connections to the existing system, circulation patterns and 
connectivity to existing rights-of-way or adjacent tracts, parking and loading areas and any 
other transportation facilit ies in relation to the features illustrated on the site plan; and (2) a 
traffic impact study prepared by a qua lified professional transportation engineer, licensed in 
t he state of Oregon, that assesses the traffic impacts of the proposed deve lopment on the 
existing t ransportation system and analyzes the adequacy of the proposed internal 
transportation network t o handle the anticipat ed traffic and the adequacy of the existing 
system to accommodate the traffic from the proposed development. In the preparation of the 
Traffic I Transportation Plan, the applicant shall reference the adopted Transportation Syst em 
Plan. The City Engineer may wa ive any of the fo rego ing requirements if det erm ined that the 
requirement is unnecessary in the particu lar case. 

C. Natural Features Plan and Topography, Preliminary Grading and Drainage Plan. The applicant 
sha ll submit a map illustrating all of the natural features and haza rds on the subject property 
and, where practicable, within two hundred f ifty feet of the property's boundary. The map 
shall also illustrate the approximate grade of the site before and after development. Illustrated 
features must include all proposed streets and cui-de-sacs, the location and estimated volume 
of all cuts and f ills, and all stormwater management features. This plan shall identify the 

Oregon City, Oregon, Code of Ordinances Page 1 



Title 16 - LAND DIVISIONS 

Chapter 16.08 SUBDIVISIONS- PROCESS AND STANDARDS 

location of drainage patterns and courses on the site and within two hundred f ifty feet of the 
property boundaries where practica ble. Features that must be illustrated sha ll include the 
fo llow ing: 

1. Proposed and exist ing street rights-of-way and all other transportat ion fa cilities; 

2. All proposed lots and tract s; 

3. All trees proposed to be removed prior to f inal plat with a diameter six inches or greater 
diameter at breast height (d .b.h); 

4. All natura l resource areas pursuant t o Chapter 17.49, including all jurisdictiona l wetlands 
shown in a delineat ion according to t he Corps of Engineers Wetlands De lineation Manual, 
January, 1987 ed ition, and approved by the Division of Stat e Lands and wetland s 
identified in the City of Oregon Loca l Wetlands inventory, adopted by reference in the 
City of Oregon Cit y comprehensive plan; 

5. All known geologic and f lood hazards, landslides or fau lts, areas w ith a water tabl e w ithin 
one foot of the surface and al l f lood management areas pursuant to Chapter 17.42 

6. The location of any known state or federal threatened or endangered species; 

7. All historic areas or cultural features acknowledged as such on any federa l, state or city 
inventory; 

8. All w ildlife habitat or other natural featu res listed on any of the city's official invent ories. 
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Chapter 16.16 MINOR PARTITIONS-PROCESS AND STANDARDS 

Sections: 

16.16.020 Minor partition application submission requirements. 

16.16.020 Minor partition application submission requirements. 

A minor partition application sha ll include twelve copies of the proposed partition to the 
community development director on a reproducible material, drawn at a minimum sca le of one-inch 
equals one hundred feet with the following information: 

A. A completed land use application form as provided by the planning division; 

B. Legal descript ions of the parent parcel(s) and a preliminary plat map; 

C. The name and address of the owner(s) and the representative, if any; 

D. County tax assessment map number(s) of the land to be partitioned; 

E. The map scale and north point; 

F. Approximate courses and dimensions of all parts of the partition; 

G. Around the periphery of the proposed minor partition, the boundary lines and names of 
adj acent minor partit ions and subdivisions, streets and tract lines of adjacent parcels of 
property; 

H. The location, width and names of all existing or platted streets, other public ways and 
easements within the proposed partition, and other important features, such as the general 
outline and location of permanent buildings, pedestrian/bicycle access ways, watercourses, 
power lines, telephone lines, railroad lines, gas lines, water lines, municipal boundaries and 
section lines; 

I. All areas designated as being within an overlay district; 

J. A connectivity analysis may be required as directed at the pre-application conference. If 
required, the partition connectivity analys is shall be prepared by an engineer licensed by the 
State of Oregon which describes the existing and future vehicu lar, bicycle and pedestrian 
connections between the proposed partition and existing or planned land uses on adjacent 
properties. The connectivity ana lysis shall include shadow plats of adjacent properties 
demonstrating how lot and street patterns within the proposed partition wil l extend to and/or 
from such adjacent properties and can be developed meeting the exist ing Oregon City 
Municipal Code design standards and adopted Transportation System Plan, street design 
standards, and adopted concept plans, corridor and access management studies, engineering 
standards and infrastructure analyses. 

K. Archeological Monitoring Recommendation. For all projects that will involve ground 
disturbance, the applicant shall provide: 

1. A letter or email from the Oregon State Historic Preservation Office Archaeological 
Division indicating the level of recommended archeological monitoring on-site, or 
demonstrate that the applicant had notified the Oregon State Historic Preservation Office 
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and that the Oregon State Historic Preservation Office had not commented within forty­
five days of notification by the applicant; and 

2. A letter or email from the applicable tribal cu ltural resource representative as designated 
by the Oregon Legislat ive Commission on Indian Services (CIS) and the Yakama Nation 
indicating the level of recommended archeological monitoring on-site, or demonstrate 
that the applicant had notified the applicable tribal cultural resource representative and 
that the applicable tribal cu ltural resource representative had not commented within 
forty-five days of notification by the applicant. 

I( after forty-five days notice from the applicant, the Oregon State Historic Preservation Office or the 
applicable tribal cultural resource representative fails to provide comment, the city will not require the 
letter or email as part of the completeness review. For the purpose of this section, ground disturbance is 
defined as the movement of native so ils. 
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Chapter 17.18 R-2 MULTI-FAMILY DWELLING DISTRICT 

Sections: 

17.18.020 Permitted uses. 

17.18.020 Permitted uses. 

Permitted uses in the R-2 district are: 

A. Residential units, multi-family; 

B. Parks, playgrounds, playfields and community or neighborhood centers; 

C. Home occupations; 

D. Tempora ry real est at e offi ces in model homes located on and limited t o sales of real est at e on 
a single piece of platted property upon w hich new residential buildings are being construct ed; 

E. Accessory buildings; 

F. Family day ca re provider, subject t o the provisions of Section 17.54.050. (Prior code §11-3-
7(A)); and 

G. M anagement and associated offices and building necessary for the operations of a multi-family 
residential development. 

H. Residential ca re facility per ORS 443.400. 

I. Live/work units, pursuant to subsection 17.54.105 Live/work units. 
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Chapter 17.22 SINGLE-FAMILY RESIDENTIAL STANDARDS- SOUTH END CONCEPT PLAN AREA 

17.22.010 Purpose. 

The intent of this chapter is t o ensu re new deve lopment is compatible w ith the goa ls and policies of 
the South End Concept Plan area. Specifically, th ese standards achieve the follow ing o bjectives: 

A. Enhance the quality of the streetscape by providing a welcoming and safe area for pedestrians at 
the front of homes. 

B. Encourage private outdoor space primarily in th e rear or side yards of houses. 

C. Locate new homes relative ly close to the street t o provide "eyes on the street" and encourage 
neighborly interaction and safety. 

D. Where alleys are required pursuant to Chapter 12.04, assure conven ient garage placement and 
vehicle access and parking. 

17.22.020 Applicabi lity. 

Th ese standards apply in addit ion to t he Oregon City Municipa l Code 17.20-Residential Design 
Standards. This chapter applies to all new detached single-family and two-family homes, accessory 
dwelling units, and cottages located w ithin the South End Concept Plan area. 

House plans that conform t o t hese standards may be approved as a Type I Decision. House plans 

t hat require approva l of an exemption shall be processed as a Type II Land Use decision at time of land 
division or bu ilding permit application. 

17.22.030 Alley Loaded Garages. 

A. Garages on an alley may be attached to or det ached from the house. 

B. Detached garages on an alley shall be setback no f urther than 5 feet from the alley. 

C. Attached garages on an alley shall meet the principal building setback of t he zone district. 

D. Additional parking outside of an attached or detached garage shall be located beside t he detached 
garage, not in front of the garage doors. 

17.22.040 M odulation and massing. 

New homes shall have a massing and footpr int that is compatible w it h th e envisioned pedestrian 
friendly neighborhoods of the concept plan area. 

A. Houses with footpri nts over one thousand two hundred square feet (not including porch or 
deck areas) shall provide for secondary massing (such as cross gabled w ings or 
sunroom/kitchen/d ining room extensions) under separate roof-lines. Each secondary mass 
shall not have a footprint larger than six hundred square feet . 
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B. Exemption: An exemption from the massing stand ard of a) above may be approved by the 

community development director through a Type II process if the resulting plan continues to 
provide for a pedestrian friendly design and provides sufficient architectural detai ls to mitigate 
the impact of a house w ith a large mass on the surrounding neighborhood. 

17.22.050 Porches and entries. 

A. Homes w ithin twenty feet of the public sidewa lk or front property line, w hichever is closer, shall 
contain a front porch with a front door that faces t he street that is a minimum of twenty-four 
inches above average grade w ith skirting and is at least eighty square feet in area w ith no 
dimension under six feet w ith the w ider dimension parallel to the street . Po rch ra ilings are 
required. The front porch shall be cove red . 

B. Exemption: House sty les th at do not contain porches or require a reduction in th e size of the porch 
or it s location may be granted an exemption pursuant to a Type II Land Use process from A. above, 
if anoth er type of pronounced entryway is provided. Pronounced entrances may include a rounded 
front door, ca nopy or other articulated entrances, columns, and/ or other similar featu res provided 
they are compatible w ith the architectural style of the house. A reduced porch may be allowed if 
t here is sufficient architectural or topographical reason to reduce t he size of the porch. 

C. Each dwelling unit shall have a separate de lineated pedestrian connect ion (including duplexes, 
cottages and ADUs) from the f ront door of th e unit t o the publ ic sidewa lk w it h a min imum width of 
t hree feet. At t he front of t he house, t he pedestrian connection shall be separat e f rom any 
driveway. 

17.22.060 Architectural details. 

Dwelling units shall contain architectu ral details. Each architectura l detail list ed below is worth one 
point unless otherwise noted. Dwelling units must achieve the equivalent of five points worth of 
architectural deta ils. 

A. Stonework detailing on columns or across foundation. 

B. Brick or stonework covering more than t en percent of the fa~ade 

C. Wood, cladded wood, or fiberglass w indows on all fou r elevations of the building. (two points). 

D. Decorative roofline elements (choose two): roof brackets, rake board at edge of all roof and 
po rch, eaves, roof eaves that extend at least eighteen inches. 

E. Decorative siding elements (choose two) barge board/ frieze boards (m inimum eight inches) 
under eaves, wat erboard at foundation line and between floors (minimu m six inches), co rner 
board at all corners. 

F. Decorative porch elements (choose one) scro lls, brackets, or wrapped and f inished porch 
raili ngs and posts. 

G. Decorat ive sh ingle design coveri ng ten percent of the fa~ade. 
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H. Exemption: Other architectural detailing may be approved through a Type II process if they are 
constructed with quality material, have a high level of craftsmanship and are consistent w ith 
t he architectura l style of the dwelling. 

17.22.070 Approved siding materials. 

Dwelling units shall have approved siding materials of one or more the types listed below. 

A. Brick. 

B. Basalt stone or basa lt veneer 

C. Narrow horizontal wood or compos ite siding (five inches wide or less); w ider siding will be 
cons idered where there is a historic precedent pursuant to a Type II process. 

D. Board and baton sid ing (wood or composite siding) 

E. Exemption: Other materials may be approved through a Type II process if they are consistent with 
the quality of the approved siding materia ls and have historic precedence in Oregon City. 

17.22.080 Windows. 

A. All w indows on all elevat ions must be recessed at least two inches from the fa~ade and incorporate 
window trim at least fou r inches in w idth. All elevations must provide an average of one window 
every fifteen feet of linear elevation on each floor of each elevation. If shutters are used, they shall 
be half of the window opening each such that the entire w indow opening is covered when they are 
closed . 

B. Exemption: An exemption may be granted through a Type II process from the w indow standard of 

A. above if the proposed windows provide for some amount of recess depth and the side elevation 
is consistent architectura lly w ith the front elevation of the house in w indow prominence. 

17.22.090 Garages and accessory structures. 

A. All detached garages and accessory structures larger than 200 square feet shall be designed 
consistent w ith the primary residence. Cons istency of design includes the use of similar roofing, 
siding, and trim. 

B. Detached garages connected by a breezeway wi ll be subject to the setbacks of the underlying zone. 
Exceptions to this standard shall be processed as a Type II Land Use decision at t ime of land division 
or bu ilding permit application. 
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Chapter 17.24 NC NEIGHBORHOOD COMMERCIAL DISTRICT 
Sections: 

17.24.010 Designated. 

17.24.020 Permitted Uses-NC. 

17.24.025 Conditional uses. 

17.24.035 Prohibited uses. 

17.24.040 Dimensional standards. 

17.24.010 Designated. 

The Neighborhood Commercial District is designed for small-scale commercial and mixed-uses 
designed to serve a convenience need for residents in the surrounding low-density neighborhood. Land 
uses consist of small and moderate sized retail , service, office, multi-family residential uses or similar. 
This district may be applied where it is appropriate to reduce reliance on the automobile for the provision 
of routine retail and service amenities, and to promote walking and bicycling within comfortable distances 
of adjacent residential infill neighborhoods, such as within the Park Place and South End Concept Plan 
areas. Approval of a Site Plan and Design Review application pursuant to OCMC 17.62 is required. 

17.24.020 Perm itted Uses-NC. 

The following uses are permitted within the Neighborhood Commercial District. 

A. Any use permitted in the Mixed-Use Corridor, provided the maximum footprint for a stand alone 
building with a single store or multiple buildings with the same business does not exceed ten 
thousand square feet, unless otherwise restricted in Sections 17.24.020, 17.24.030 or 17.24.040 

B. Grocery stores, provided the maximum footprint for a stand alone building with a sing le store or 
multiple bu ildings with the same business does not exceed forty thousand square feet. 

C. Live/work units, pursuant to subsection 17.54.105 Live/work units. 

D. Multi-family, single-family attached or two-family residential, when proposed along with any non­
residential allowed use in the NC district in a single development application and not exceeding fifty 
percent of the total building square feet in said application. 

E. Outdoor sales that are ancillary to a permitted use on the same or abutting property under the same 
ownership; 

17.24.025 Conditional uses. 

The following conditional uses may be permitted when approved in accordance with the process and 
standards contained in Chapter 17.56. 

A. Any use permitted in the Neighborhood Commercial District that has a building footprint in 
excess of ten thousand square feet. 
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B. Emergency and ambulance services; 

C. Drive-thru facilities; 

D. Outdoor markets that are operated before six p.m. on weekdays . 

E. Public utilities and services such as pump stations and sub-stations; 

F. Religious institutions; 

G. Public and or private educational or training facilities; 

H. Gas Stations; 

I. Hotels and motels, commercial lodging; 

J . Vet clinic or pet hospital. 

17.24.035 Prohibited uses. 

The following uses are prohibited in the NC District: 

A. Distributing, wholesaling and warehousing; 

B. Outdoor storage. 

C. Outdoor sales that are not ancillary to a permitted use on the same or abutting property under the 
same ownership; 

D. Hospitals; 

E. Kennels; 

F. Motor vehicle sales and incidental service ; 

G. Motor vehicle repair and service; 

H. Self-service storage facilities; 

I. Heavy equipment service, repair, sales, storage or rental (including but not limited to 
construction equipment and machinery and farming equipment). 
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17.29.020 Permitted uses-M UC-1 and MUC-2. 

A. Banquet, conference faci lities and meeting rooms; 

B. Bed and breakfast and other lodging facilities for up to ten guests per night; 

C. Child care centers and/or nursery schools; 

D. Indoor entertainment centers and arcades; 

E. Health and fitness clubs; 

F. Medical and dental clinics, outpatient; infirmary services; 

G. Museums, libraries and cultural facilities; 

H. Offices, including finance, insurance, real estate and government; 

I. Outdoor markets, such as produce stands, craft markets and farmers markets that are operated on 
the weekends and after six p.m. during the weekday; 

J. Postal services; 

K. Parks, playgrounds. play fields and community or neighborhood centers; 

L. Repair shops, for radio and television, office equipment, bicycles, electronic equipment, shoes and 
small appliances and equipment; 

N. Residential units, multi-family; 

0. Restaurants, eating and drinking establishments without a drive through ; 

P. Services, including personal , professional , educational and financial services; laundry and dry­
cleaning; 

Q . Retai l trade, including grocery, hardware and gift shops, bakeries, delicatessens, florists, 
pharmacies, specialty stores, and similar, provided the maximum footprint for a stand alone 
building with a single store or multiple buildings with the same business does not exceed sixty 
thousand square feet; 

R. Seasonal sales, subject to Oregon City Municipal Code Section 17.54.060; 

S. Assisted living facilities; nursing homes and group homes for over fifteen patients; 

T. Studios and galleries, including dance, art , photography, music and other arts; 

U. Utilities: Basic and linear facilities, such as water, sewer, power. telephone, cable, electrical and 
natural gas lines, not including major faci lities such as sewage and water treatment plants, 
pump stations, water tanks, telephone exchanges and cell towers. 

V. Veterinary cl inics or pet hospitals, pet day care. 

W. Home occupations; 

X . Research and development activities; 

Y. Temporary real estate offices in model dwellings located on and limited to sales of real estate on a 
single piece of platted property upon which new residential buildings are being constructed; 

Z. Residential care facility. 

AA. Live/work units, pursuant to subsection 17.54.105 Live/work units. 

17.29.040 Prohibited uses in the MUC-1 and MUC-2 zones. 
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The following uses are prohibited in the MUC district: 

A. Distributing, wholesaling and warehousing ; 

B. Outdoor storage; 

C. Outdoor sales that are not ancillary to a permitted use on the same or abutting property under 
the same ownership; 

D. Correctional facilities; 

E. Heavy equipment service, repair, sales, storage or rental 2 (including but not limited to 
construction equipment and machinery and farming equipment); 

F. Kennels; 

G. Motor vehicle and recreational vehicle sales and incidental service; 

H. Motor vehicle and recreational vehicle repair/service; 

I. Self-service storage facilit ies. 
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Chapter 17.54 SUPPLEMENTAL ZONING REGULATIONS AND EXCEPTIONS 

Sections: 

17.54.100 Fences. 

17.54.105 Live/work units. 

17.54.100 Fences. 

Fence, Setback and Height Limitations. 

A fence may be located on the property or in a yard setback area subject to the following: 

Diagram: Any fence, hedge or wall located in front of your home may be up to three and one-half­
feet in total height. 

Diagram: A fence, hedge or wall located next to and behind your home may be up to six feet in total 
height. 

A. Genera lly. Fence, hedge, or wal l. 

1. Fences and wa lls- Fences and walls over forty-two inches sha ll not be located in front of 
the front facade or w ithin forty feet of the public right-of-way, whichever is less. All other 
fences (including fences along the side and rear of a property) shall not exceed six feet in 
total height unless as permitted Section 17.54.1008. 

2. Hedges shall not be more than forty-two inches in the underlying front yard setback. 
Individual plants and trees taller than forty-two inches tall may be permitted provided 
there is at least one foot clea rance between each plant. 

3. Property owners shall ensure compliance w ith the Traffic Sight Obstruction requirements 
in Chapter 10.32 of the Oregon City Municipal Code. 

4. It is unlawful for any person to erect any electric fence or any fence constructed in whole 
or in part of barbed wire or to use barbed wire, except as erected in connection with 
security insta llations at a minimum height of six feet, providing further that prior written 
approval has been granted by the city Manager. 
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B. Exception. Fence, hedge, wall, or other obstructing vegetation on retaining wa ll. When a fen ce, 
hedge, wa ll, or other obstructing vegetation is built on a retaining wall or an artificia l berm 
that is not adjacent to or abutting a public right-of-way, the following standards shall apply: 

1. When the retaining wa ll or artificial berm is 30 inches or less in height from the finished 
grade, the maximum fence or wall height on top of the retaining wall shall be six feet. 

2. When the retaining wal l or earth berm is greater than thirty inches in height, the 
combined height of the retaining wall and fence or, wa ll from finished grade shall not 
exceed eight and one-half feet . 

3. Fences, hedges or walls located on top of retaining wa lls or earth berms in excess of eight 
and one-half feet in height shall be setback a minimum of two feet from the edge of the 
retaining wall or earth berm below and shall not exceed a combined height of eight and 
one-half feet. 

4. An alternat ive height or location requirem ent may be approved within a land use process 
for all non-single-family and two-family res idential properties. The fence, hedge or wa ll 
shall be compatible with the adjacent neighborhood and achieve the same intent of the 
zon ing designation and applicable site plan and design review process. In no case may the 
fence, hedge or wa ll exceed eight feet in height without approval of a variance. 

17.54.105 Live/work units. 

Live/work units provide important f lexibility by combining residential and commercial uses and 
allowing for commercial uses on the ground floo r when the market is ready to support th em. These 
standards apply to all new live/work units. Live/work units that conform to the standards wil l be 
approved as a Type II Decision and a live/work permit wi ll be granted for the property. For al l zones 
w here live/work units are permitted, the following standards shall apply. Conditions of approva l may be 
implement ed to ensure compliance with the standards through a Type II process. 

A. The ground floor business shall provide_visibility, signage and access f rom the primary street . 
The building in wh ich the live work dwelling is located shall architecturally differentiate the 
ground floor commercial/office space from the rest of th e building by meeting the following 
requ irements: 

1. The main front elevation shall provide at least fifty percent transparency at the pedestrian 
level through the use of a storefront window syst em. The transparency is measured in 
lineal fashion (For example, a twenty-five foot long building elevation shall have at least 
twe lve a half feet (fifty percent oftwenty-five feet) of transparency in length). 

2. Windows shall begin thirteen t o thirty inches above the sidewalk rather than continue 
down to street level. Large single paned windows over ten feet in width shall be divided 
into multiple panes t o add human sca le by dividing the vertica l plane into smaller parts. 

3. Highly reflective or glare-producing glass w ith a reflective factor of .25 or greater is 
prohibited on all building facades. Exceptions to this prohibition may be granted for LEED 
certified buildings when documented as part of the applicat ion and requested as part of 
the land use applica tion. 
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B. A live/work dwelling is allowed instead of, or in addit ion to, a home occupation as defined by 
OCMC 17.04. The business portion of the dwelling shall be limited to the ground floor and may 
not exceed fifty percent of t he square footage of the entire dwelling, excluding the garage or 
one thousand square feet whichever is t he smal ler number. 

C. The primary entrance to the business must be located on the primary street frontage. Alley 
access is required to provide refuse and recycling service and residential parking. If alley access 
cannot be provided an alternative parking and refuse and recycling service plan may be 
approved by the community development director if it meets the intent of the standards. 

D. The applicant must show that there is adequate on street or off-street parking for the 
proposed use. One parking space is required for every five hundred square feet of commercial, 
personal service, or office use or a portion thereof. For example, seven hundred square feet of 
commercial use requires two parking spaces. Adequate parking can be shown by meeting one 
of the fol lowing: 

1. Shared Parking. Required parking may be satisfied by the same parking facilities used 
jointly, to the extent that the owners or operators show that the need for parking 
facilities does not materia lly overlap (e.g., uses primarily of a daytime versus nighttime 
nature) or the live/work use is utilizing a parking space that is above the minimum parking 
requirement of the shared use, and that the shared parking fa cility is within one thousand 
feet of the potentia l uses, and provided that the right of joint use is evidenced by a 
recorded deed, lease, contract, or simi lar written instrument establishing the j oint use. 

2. On-Street Parking. On-street parking dimensions for livework units shal l conform to the 
sta ndards set forth in OCMC 17 .52010C. 

3. Onsite Parking. Parking spaces are provided onsite and meet the requirements of OCMC 
17.52.-0ffst reet Parking and Loading. 

E. The number of employees permitted onsite for employment purposes shall be limited to five 
persons at one time. 

F. The location of lots where live/work dwellings may be sited shall be specified on the 
subdivision plat (if applicable) and a deed restrict ion sha ll be placed on all un its describing the 
restrictions placed upon these units These include, but are not limited to, the following: 

1. The work use shall not generate noise exceeding 55-decibel leve l as measured at the lot 
line of the lot containing the live/work dwelling. 

2. No outside storage of materials or goods related to the work occupation or business shall 
be permitted. So lid waste associated w ith the work use shall be stored inside the building 
and can be set out no more than four hours before the solid waste pickup. 

3. No dust or noxious odor shall be evident off th e premises. 

4. If the business is open to t he public, public access must be through the front door and the 
business may not be open to clients or t he public before seven a.m. or after eight p.m. 
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Exhibit 2 

~OREGON 
li:JCITV 

Community Development- Planning 

221 Molalla Ave. Suite 200 I Oregon City OR 97045 

Ph (503) 722-3789 1 Fax (503) 722-3880 

FILE NO.: Legislative Files: 

L 13-03- South End Concept Plan (Ord. 13-1016) 
L 13-04- Oregon City Municipal Code Amendments (Ord. 13-1017) 

APPLICANT: Oregon City Planning Division 

221 Molalla Ave, Ste. 200, Oregon City, Oregon 97045 

REPRESENTATIVE: Cogan Owens Cogan, Planning Consu ltants 
Kirstin Green, AICP and Steve Faust, AICP 

REQUEST: 

LOCATION: 

REVIEWERS: 

720 SW Washington Street, Suite 500, Portland, OR 97205 

Adopt the South End Concept Plan as an amendment t o the Oregon City 
Comprehensive Plan and its Ancillary Documents, and adopt associated 
amendments to the Oregon City Municipa l Code. 

City-wide. 

Pete Wa lter, AICP 
Tony Konkol, Community Development Director 

17.50.170 - Legislative hearing process. 
A. Purpose. 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. 
1. 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 community development director 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. The community development director'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 
community development director 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. 
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 
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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 mops or some component of any of these documents, the city commission decision shall be 
enacted as on ordinance. 
2. Notice of Final Decision. Not later than five days following the city commission final decision, the 
community development director shall moil notice of the decision to DLCD in accordance with ORS 
197.615{2). 
(Ord. No. 08-1014, §§ 1-3{Exhs. 1-3}, 7-1-2009; Ord. No. 10-1003, § 1(Exh. 1), 7-7-2010} 

IF YOU HAVE ANY QUESTIONS ABOUT THIS AP PLICATION, PLEASE CONTACT THE PLANNING DIVISION 
OFFICE AT 503-722-3789. 

PROPOSAL 
This proposa l is to amend the 2004 Oregon City Comprehensive Plan to include the adoption of the 

South End Concept Plan (Exhibit 18), to change certain comprehensive plan designations on the Oregon 
City Comprehensive Plan Map (Exhibit 4), and its Ancillary Documents (Exhibit 13) and to update the 
Oregon City Zoning Ordinances to implement the South End Concept Plan (Exh ibit 21). 

In 2002, the Metropolitan Service District ("Metro") amended the Metro urban growth boundary 
("UGB") to include a portion of certain land identified as Area 32 into the urban growth boundary for 
Oregon City. This land currently has a designation of R - Rural on the Clackamas County Comprehensive 
Plan Map. An additiona l 290 acres was added to the UGB prior to 2002 (in 1980). Th is land curre ntly has 
a designation of LR- Low Density Residential on the City's Comprehensive Plan and a designation of LR 
Low Density Residential on the Clackamas County Comprehensive Plan. 

Per the City I County Urban Growth Management Agreement (UGMA), Clackamas County is required to 
adopt Oregon City Comprehensive Plan designations for the area w ith the Oregon City Urban Growth 
Boundary (Exhibit 12). 

Adoption of the concept plan does not affect the cu rrent Oregon City Zoning Map. Zoning map changes 
w ill be reviewed separately following annexation. Unti l annexation occurs, properties w ithin the concept 
plan area retain their existing Clackamas County zoning. 

Va rious ancilla ry documents and plans wi ll be updated through adoption of the South End Concept Plan. 
These include the public facilities plans (Water, Sanitary Sewer, and Stormwat er master plans), and 
updates to the Transportation System Plan, Parks and Recreation Plan, and Trai ls M aster Plan (Exhibit 
13). 

Concept planning gu ides the orderly transition from rural to urban use in order that provision of city 
services to newly incorporated areas is efficient. Just as importantly, the concept plan reflects the core 
va lues and vision for existing and future residents for the future development of the area (See Executive 
Summary of Plan on pages 1-11). 

The following sections of Oregon City Municipa l Code are proposed for amendment to supplement 
existing city code in order to implement the South End Concept Plan. Many zoning, subdivision and 
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other regulatory code provisions necessary to implement the concept plan already exist w ithin the 
existing code. 

OCMC Chapter Title 
12.04 Street s, Sidewalks and Pub lic Places 
14.04 Annexations 
16.08 Subdivisions - Process and standards 
16.16 M inor Partitions - Process and standards 
17.18 R-2 Multi-family Zone 
17.22 (new) Single Family Resident ial Design Standards- SECP 
17.24 NC - Neighborhood Commercia l Zone 
17.29 MUC - Mixed Use Corridor Zone 
17.54 Supp lementary Zoning Regulat ions and Exceptions 

FACTS 

A. Existing Conditions 

The South End study area is adjacent to South End Road, st art ing at the intersect ion of Rose Road and 
South End Road on the southwestern edge of the City. A map of the study area is provided (Exhibit 3). 

The South End Concept Plan study area consists of 498 acres locat ed south of Oregon City along South 
End Road. Approximate ly 188 acres were brought into the UGB w hen Metro amended the UGB in 2002. 
The remaining 290 acres outside the city were added to th e UGB prior to 2002. The South End Concept 
Plan process also includes an additi onal133 acres currently with in city limits for planning purposes, but 
which not included in the initial bui ldable land ca lculations; however, comprehensive plan designations 
for portions of these areas are proposed t o change in order to implement the concept plan. 
Subsequent ly the planning area is 611 acres in total. 

The predominant land uses in the concept plan area consist of low-density residential subdivisions 
developed in the 1970s, estate residential property, churches and the John Mcloughlin Elementary 
Schoo l. This semi-rural and suburban deve lopment pattern is interspersed with some limited farm and 
forest uses that still exist . There are no formali zed office, commercia l, retai l, or industrial uses w it hin the 
planning area. The closest significant commercial nodes are located northeast of the concept planning 
area at Warner Milne and Mola lla Avenue or w ithin the City of Canby's Dow ntown, located three miles 
to the south. The planning area is located approximately three miles south of downtown Oregon City. 

The det ailed existing cond itions report in Appendix A of t he plan provides a comprehensive discussion of 
the current physica l, environmenta l and land use conditions present in th e study area. The exist ing 
conditions report includes a bui ldable lands ana lysis. 

B. Buildable Lands Inventory 

Bu ildable lands are those within the urban growth boundary that are suitable, available, and necessary 
for residential or employment uses. Bu ildable lands include both vacant land and land that is likely to be 
redeve loped, and are not severely constrained by natura l hazards or subject to natural resource 
protection measures. The 283 net buildable acres ident ified in this pre liminary analysis are the 
maximum acres projected to be available fo r development, as shown below 
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Gross Area Outside City Limits 
Deve loped Land 
Unbuildable Land 
Buildable Land 

New Roads and Utilities 

Net Buildab le Area 

498.7 Acres- {minus) 
101.8 Acres- {minus) 
27.7 Acres= 
369.2 Acres X {0.25) 

{25%) = 92.3 Acres 

276.9 Acres 

{From Existing Conditions Report Table 2. Buildab le Areas, Oregon City South End, 2012) 

Current Oregon City Land Use Designations 
The portions of the UGB outside the city limits have the current comprehensive plan designations*: 
FU-10 designation 188 acres {58 taxlots) 
LR designation 290 acres {289 taxlots) 
* Pursuant to the 1991 Urban Growth Management Agreement w ith Clackamas County. 

Density Ca lculations (See Appendix B. of plan) 

The buildable lands ana lysis is then used to develop and to calculate future land use densities. These 
ca lcu lations are required by Title 11 of Metro's Urban Growth Functional Plan, which states that new 
urban area plans must provide "for average res idential densities of at least 10 dwelling units {du) per 
acre of net vacant buildable land." The average residential density is only applicable to areas added to 
the UGB in 2002; t he density requirement for the area added to the UGB in the 1980s is permitted to be 

ca lculat ed at a lower density of 8 dwe lling units per acre. 

The land use eva luation of the plan in Append ix B indicates th at the concept plan provides the potential 
for a buildable ra nge of between 1,747 and 2,637 dwelling units within the South End Plan area, w ith a 
mean of 2,192 units. State and Metro requirements indicate that UGB expansion areas w ithin the Metro 

region must provide for average densities of 8 units per acre for areas added prior to 2002 and 10 units 
per acre for areas added in 2002 or later. The net developable area of the pre-2002 expansion area is 
196 acres, resulting in a need to provide for approximately 1,568 dwelling units at 8 units per acre . The 

net deve lopable area of the 2002 expansion area is 133 acres, resulting in the need to provide for 1,330 
dwelling units at 10 units per acre. Therefore the Metro target for the provision of total units in South 
End is approximate ly 2,898 units. 

The City is proposing to substantially comply w ith th e Metro Density requirements. The justification for 
substantial compliance is based on the following factors, w hich are explained in detail in the attached 
Ti tle 11 Compliance Analysis in Exhibit 10. These factors include: 

• Vision and Va lues of the Concept Plan 

• Transportation System Constraints 

• Init ial Metro UGB Expansion Projections 

• Housing Development Forecast 

• Consistent efficiency {100%) and utilizat ion of zoned residential land 

• Mixed Use Areas allow for 50% housing 

• Adjacent Rural Reserve Considerations 
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C. Public Involvement, Notice and Public Comment 

The South End Concept Planning process provided early and frequent opportunities for publ ic 
involvement in the plan development process. 

Publ ic Involvement in the legislative decision making process is provided t hrough the public hearing 
process, newspaper noticing, meetings, and continued online participation. 

In itial public involvement in the concept planning process for the South End area began in mid to late r 
2012 w ith the selection of a consultant. Four consulting teams applied and interviewed by a 
co llaborative team of staff and se lected members of the public. The team led by Cogan Owens Cogan 
was selected unanimously for their proposed approach to the planning process and in particular their 
public involvement approach needed to undertake an effect ive and engaging plann ing process. 

Fol lowing se lection of t he consu ltant, the City Commission approved the contract, scope of work and 
budget in June 2012. 

Cogan Owens Cogan coordinated the formal public involvement process for the concept plan. The 
fo llow ing is the complete chronology of meetings and events. 

See Exhibit 6 for a summary of public notices. 

Public Notice 

Notice of the first Planning Commiss ion public hearing for the proposal was published in the Clackamas 
Review on, and mailed to the affected agencies, the CIC and all Neighborhood Associations 20 days 
prior to the November 25 Planning Commission public hearing in accordance with. In accordance w ith 
ORS 197.610 and OAR 660-018-000, a Notice of Proposed Amendment t o the Oregon City 
Comprehensive Plan was provided to the Oregon Department of Land Conse rvation and Development 
35 days prior to the first noticed Evident iary Hearing on October 171

h, 2013. Measure 56 Noti ce was 
mailed to landowners within Oregon City property owner, w ith in or abutting the Urban Growth 
Boundary along South End Road (ove r 10,500) on October 30, 2013. 

Amended Public Notice 
Due t o incorrect language regarding appea l procedures for legislative proposa ls on t he initial newspaper 
public notices, a second, amended Public Hearing notice was published in t he Clackamas Review on 
November 131

h, 2013, 20-days prior to the second scheduled Planning Commission hearing on December 
91

h, 2013 (Exhibit 6). 

Public Comments 

Comments received throughout the process prior to t he opening of the forma l record have been 
compiled in the Community Engagement Summary in Appendix I (Exhibit 1) . 

Public Comments provided via the project website and www.southendconceptplan.org and via email 
have also been compiled in Exhibit 8. 

Public Comments received in response to the forma l public notice process are provided in Exhibits 26-
30. 
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Adoption of the concept plan, amendment of the city Comprehensive Plan and the associated code 
changes are legislative decisions. Any individual may raise new issues at any of the public hearings or 
submit written testimony at or prior to the hearing identified above. 

D. Summary of Plan and Code Amendments 

The proposed changes and additions to the Municipal Code and Comprehensive Plan are organized into 
the following Exhibits. 

Code amendments critical to Concept Plan implementation. Exhibit 21. 

Exhibit 13. Updates to Existing Ancillary Comprehensive Plan Documents (Transportation 
System, Water, Sewer, Stormwater and Parks and Trails Master Plans) 

The City of Oregon City proposes to adopt a revised comprehensive plan, zoning ordinance amendments 
to implement the South End Concept Plan and Metro regional requirements, new amendments to the 
Comprehensive Plans Anci llary Documents (sewer, water, storm water, parks and trails plans). New 

comprehensive plan map designations and development code changes are proposed. 

As mentioned earlier, when properties within the concept plan area are annexed into Oregon City by 

upon approva l of petitions for annexation by property owners, new zoning designations on specific 
parcels w ill be applied. 

Transportation Planning Rule 

Rezoning of properties at annexat ion following adoption of the South End Concept Plan is subject to 
Oregon's Transportation Planning Ru le (OAR 660-012-0060). In order to meet the requirements of this 
regulation, needed improvements and funding mechanisms have been identified for properties w ithin 
the Concept Plan area. Some of these improvements were identified previously during the recent TSP 
update. The proposed transportation infrastructure improvements, financing and funding estimates, 
along w ith future amendments to the Transportation System Plan and Capita l Improvement Plan 
provide adequate ba sis to show compliance w ith this ru le. Formal compliance w ith OAR 660-012-0060 
w ill be addressed at the time of annexation and zon ing of parcels within the Concept Plan area. Exhibit 5 
contains a memorandum from OKS Engineering further explaining the plans compliance with OAR 660-
012-0060. 

Metro Title 11 - Planning for New Urban Areas 
Oregon City must comply with the relevant portions of Metro's Urban Growth Management Functional 
Plan (aka the 2040 Functional Plan), known as Title 11. The Oregon City Comprehensive Plan also 
requires that concept planning be completed for areas along South End Road prior to annexation of land 
within the Urban Growth Boundary. 

The Metro Functional Plan is a regional land use plan that implements the Metro 2040 Growth Concept. 
The Concept Plan is required to comply w ith State and Metro Title 11 requirements. 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 faciliti es 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 jurisdict ion, "3.07.1120 Urban Growth Boundary Amendment Urban Reserve Plan 
Requ irements": 
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Annexation 
Housing density 
Variety of housing types 
Housing affordabi lity 
Commercial/ Industrial development 
Transportation 
Mapping 
Public Facilities and Services 
Schools 
Urban Growth Diagram 
Plan Amendments 

A separate report which details f indings for compliance with Metro Title 11 is provided in Exhibit 10 and 
a letter from Metro that responds to t his report is expected to be provided for the record during the 
Planning Commission's consideration of the concept plan . 

DECISION-MAKING CRITERIA: 

The remainder of th is report details compliance of the South End Concept Plan with the applicable state, 
regional and loca l req ui rements. 

Oregon City Comprehensive Plan 
Comprehensive Plan Maintenance and Implementation - Regular Review and Update. 

Considerations 
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. 

Finding: Complies. This amendment to the Comprehensive Plan is required in order to adopt 
appropriate land use designations that will guide future land use planning for the UGB area response 
to Metro Title 11 Requ irements. Metro Title 11 - Planning for New Urban Areas requires that the 
City adopt a concept plan prior to annexation and urbanizat ion of areas brought into the UGB. The 
concept planning process was initiated in order that public faci lities and services can be planned to 
serve future deve lopment within the South End area. 

The plan implementation process must following loca l, metro and state gu idelines. 

Completion of the concept plan and amendment of the Comprehensive Plan complies w ith the City's 

Comprehensive Plan Goal14.3- Orderly Provision of Services to Growth Areas, which prov ides 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. 

Addit iona lly, adoption of the concept plan w ill maintain compliance with Metro's Functional Plan, 
and w ill be forwarded to the state fo llowing adoption through the Oregon Department of Land 
Conservation and Development's post-acknowledgement process. 
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2. Adequacy of the Plan to guide land use actions, including on examination of trends. 

Finding: Complies. Th e Existing Conditions report (Appendix A) of t he Concept Plan includes det ailed 
land use, market, infrastructure, transportation system, demographic and housing ana lyses in order 
to determine trends to guide future land use actions. The resu lts of this analysis are the basis on 
which the concept plan is developed and need to be incorporat ed into the Comprehensive Plan. The 
plan provides a thorough explanation of the existing conditions pertaining to this analysis and 
provides recommendations and preliminary cost estim at es fo r improvements that w ill be necessary 
in order for the concept plan to be carried out . 

The Comprehensive Plan amendments proposed w ith the concept plan are necessary in order for 
land use actions to be ca rried out within the concept plan area subsequent t o the annexation of 
property. Please note that adoption of the concept plan does not rezone property within the 
planning area until sa id property is annexed into t he City. The concept plan forms the basis fo r the 
City's Comprehensive Plan map designations, relevant code amendments, and text and maps 
required in the event that annexation t akes place. Likewise, th e amendments t o the ancillary 
documents and plans assure th at the necessary improvements in the concept plan ca n be 
inco rporat ed into the appropriate ancillary plan, as well as be included in the City's Capit al 
Improvement Program. 

The plan includes a det ailed examination of t rends, not on ly from an economic perspective, but also 
from a socia l perspective. The economic perspective is detailed in the market analysis, which includes 
population analysis and projections, demographic and economic dat a, and a commercial and 
residential housing development forecast for t he planning area. 

The social t rend perspective is based on bot h the market analysis and the robust public engagement 
process for the plan, which is summarized in Appendix J. 

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

Finding: Complies. The concept plan is based on a shared Vision and set of Core Va lues that 
established what the South End community va lues today about South End and w hat the community 
would like t o see in the futu re. The vision and core va lues were developed based on the extensive 
public involvement process described ea rlier. Additionally, the existing conditions report includes a 
comprehensive analysis of land use, buildable lands, natural resources, demographics, market 
condit ions, existing deve lopment patte rns, and housing needs for the South En d Community t o 
guide futu re development of the area. 

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

Finding: Complies. In addition to t he Community Advisory Team, the planning process was inf ormed 
by a Technica l Advisory Team (TAT) of represent atives f rom t he following agencies who provided 
cu rrent t echn ica l and regulat ory compliance informat ion. The TAT met forma lly four t imes 
th roughout the process and provided informal input t o t he project manager via email and other 
co rrespondence. 

Technica l Advisory Team 
Clackamas County Transportation and Development 
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Clackamas County Planning Department 
Clackamas County Sheriff's Office 
Clackamas Fire District #1 
Oregon City School Dist rict 
Metro 
Tri-City Sewer Service District 
Clackamas River Water District (CRW) 
Oregon City Public Works Department 
Oregon City Police Department 
Oregon City Pa rks and Recreat ion Department 
Oregon Department of Land Conservation and Development (DLCD) 
Oregon Department of Transportation (ODOT) 
Tri-Met 

Part icipat ion on the TAT by represent at ives of Metro and t he State informed t he regu latory 
framewo rk which t he concept plan must comply w it h, including the elements of housing, 
t ra nsportation and natural resources. These elements are illustrated in the concept diagram and 
associated maps in the plan. For example, po licies support the provision of a variety of housing types 
and income levels and creation of mixed use zones to encourage more wa lkable communit ies and 
housing, and t he application of the designation of Metro Design Types (Outer Neighborhoods). 
Habitat Conservation Areas, slope data and other known resource overlay information was also 
provided to develop a variety of maps, notably the habitat conservation areas, steep slope, 
t ransportat ion (street system, transit , functiona l classification, street sizing, bi cycle and pedestrian 
needs, trails), water, stormwater and sewer system maps. 

Factual information on housing needs by income level is provided in the plan as well as po licies to 

comply with Metro Title 11 and state Metropol itan Housing Rule housing policies. The Concept Plan 
also responded to targets for futu re population growth provided by Metro. Policies in the Concept 
Plan support Metro and DLCD requirements and factua l information is reflected in t he plan. 

Section 1 Citizen In volvement 
Goal1.2 Community and Comprehensive Planning 
Ensure that citizens, neighborhood groups, and affected property owners are involved in all phases of 
the comprehensive planning program. 
Policy 1.2.1- Encourage citizens to participate in appropriate government functions and land-use 
planning. 
Goal1.3 Community Education - Provide education for individuals, groups, and communities to ensure 
effective participation in decision-making processes that affect the livability of neighborhoods. 
Goal1.4 Community Involvement- Provide complete information for individuals, groups, and 
communities to participate in public policy planning and implementation of policies. 
Policy 1.4.1 -Notify citizens about community involvement opportunities when they occur. 
Goal1.5 Government/Community Relations -Provide a framework for facilitating open, two-way 
communication between City representatives and individuals, groups, and communities. 

Finding: Complies. Deve lopment of the plan included an extensive pub lic involvement effort as 
documented in t he Community Engagement Summary (Exh ibit 181, Appendix 1). The public involvement 
effort employed a two-phased approach; Phase 1 consist ing of a extensive series of smaller group 
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meetings and surveys to reach out, listen and educate, and Phase 2 consisting of plan guidance by the 
CAT through regular meetings and updates to various groups throughout the process. A summary and 
chronology of all meetings held is provided in Exhibit 9). 

South End Concept Plan Community Advisory Team (SECP-CAT) 
Through a formal application process, the city received enthusiastic response from the community to 
form the 16-member South End Concept Plan Community Advisory Team (SECP-CAT). 

As th e project's public steering committee, the SECP-CAT is made up of energetic volunteers (both 
residents of the city and county) who represent a broad cross section of interests of the South End 
community, including city and county residents, youth, faith-based communit ies and business interests. 
SECP-CAT members applied for these positions and were appointed by Mayor Neeley. An overview 
explaining the role of the CAT is provided in Exhibit 14. The makeup of SECP-CAT membership is as 
follows: 

• City At-Large {2) 
• County At-Large (2) 
• Leland Rd I New Era I Central Pt CPO 
• Development/business (2) 
• Faith-based organization (2) 
• Hazel Grove Neighborhood Ass n 
• Mcloughlin Elementary School 
• OC Natu ral Resources Committee 
• Pa rent Teacher Association 
• OC Parks and Rec. Advisory Committee 
• Planning Commission 
• South End Neighborhood Assn 
• OC Transportation Advisory Committee 
• Youth/Student/Teen (2) 

The SECP-CAT met formally seven times over the course of the project (See Community Engagement 
timeline, Exhibit 9), not including small group meetings that individual SECP-CAT members facilitated. 

Community Conversations and Smal l Group Meetings 
Oregon City staff and CAT members teamed up to present the project to the public at a wide variety of 
larger public meetings, sma ller "community conve rsations", Citizen Involvement Counci l, Neighborhood 
Associations, and Planning Commission and City Commission updates. 

Large Venue Meetings- Open Houses and Forums 
(Please see Appendix J for detailed results of the open houses and forums) 

1. Community Open House #1: Phase 1 Kickoff Meet ing. 

2. Community Open House #2: December 13, 2012. 

3. Forum on the Future Part 1: April13, 2013. 

4. Forum on the Future Part 2: June 1, 2013. 

Website and Socia l Media 
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Website: Documentation produced w ith the South End Concept Plan has been posted on the project 
webs ite www.southendconceptplan.org throughout the duration of the project and all comments have 
been integrated into the f ina l draft. 

Face book: Staff made weekly regu lar face book posts w ith news of meetings, website updates and 
project deliverables. 

Twitter: Staff tweeted weekly updates with news of meetings, website updates and project 
de live rabies. 

On-line Interactive Maps and Surveys 
Early and throughout the planning process the team used new ways to engage the public to 
complement the traditional format of attending meetings. 

On-Line Interactive Forums (MetroQuest) 
Sub-consultants MetroQuest (website http://www.metroquest.corn ), specialists in interactive on line 
public involvement, deve loped two series of public interactive on-line forums to complement Phases 1 
and 2 of the public involvement process. The on-line format consisted of a combination of place-based 
comments, graphic maps and surveys in one intuitive process, and allowed people to identify areas of 
importance and specific locations for development preference within the concept plan area. 

Survey Monkey 
27 on-line surveys were used to complement the process and gather feedback on the plan. The resu lts 
of these surveys are integrated into the public engagement summary. 

Email Distribution- " EBiasts" 
Staff maintained an email distribution list and provided weekly "Eblasts", or mass emai lings to inform 
the public and plan participants about the process, summarizing and direct ing people to the website for 
the most recent news and updates about the planning process. 

Public Notices 
Once the f inal draft plan was ready for forma l public review, staff opened the legis lative file for t he 
adoption of the South End Concept Plan opened on October 16, 2013. The forma l draft plan is required 
to be adopted by Ordinance as an amendment to the City Comprehensive Plan through the Legislative 
approva l process. This began a process offormal public notices as detai led in the public notice section 
earlier in this report. 

Mail and Paper Surveys 
Paper Surveys were circu lated the Phase 1 and Phase 2 meetings ask targeted questions about the plan. 
40 surveys were complet ed. 

Section 2: Land Use 
Goal2.1 Efficient Use of Land 
Ensure that property planned for residential, commercial, office, and industrial uses is used efficiently 
and that land is developed following principles of sustainable development. 
Policy 2.5.6 
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Develop a concept plan for South End that includes commercial designations in an amount sufficient to 
serve the needs of the South End neighborhood. The area designated as "Future Urban Holding" on 
South End Road lacks sufficient commercial services. 
Finding: Complies. The proposed concept plan includes two areas for neighborhood commercial use to 
serve the adjacent area. These areas will be designated as Mixed Use Corridor on the Oregon City 
Comprehensive Plan, however the final zoning of NC - Neighborhood Commercial to implement these 
areas would not change until annexation. 

The comprehensive plan draft indicat es approximately 16 acres of land on both sides of South End Road 
would be designated as Mixed Use Corridor. These locations have been sca led back considerably from 
earlier drafts in response to public comment, but will still assure that the development of well-designed 
reta il amenities within easy wa lking distance of adjacent residential land use can be achieved. 

The plan draft recommendations that help inform a market-supportable deve lopment program for 
housing, commercial, and office deve lopment in the South End over the long-term planning period. 

Section 6: Quality of Air, Water and Land Resources 
Goal 6.1 Air Quality- Promote the conservation, protection and improvement of the quality of the air in 
Oregon City. 
Policy 6.1.2 -Ensure that development practices comply with or exceed regional, state, and federal 
standards for air quality. 
Finding: Complies. Amendments to the Oregon City Transportation System Plan were recently adopted 
and went into effect on August 16,2013. The concurrent timing of the TSP update with the South End 
Concept Plan process was advantageous, since it allowed for coo rdination of planning level assumptions 
for buildout of t he UGB and proposed improvements. As shown in the TSP, the share of improvements 
recommended in the TSP update that result in more significant leve ls of pollution has dramatical ly 
decreased since the 2001 TSP. As shown in Figure 24 of the TSP (Vo lume 1), projects related to wa lking, 
biking, and taking transit have increased from approximately 51% of the projects in the 2001 TSP to 
approximately 74% of t he projects in the TSP update, represented by over 260 projects. This set of 
projects combined with projected employment growth w ithin the city over the next 20 years resu lts in 
an approximately 13% reduction in vehicle miles traveled (VMT) in the evening peak period through 
2035, more than the 10% reduction set as a climate change target (TSP Vo lume 1, Table 25). 

Many of the transportation recommendations within the SECP were already implemented with the 
recent TSP update and comply w ith the Regional Transportat ion Function Plan (RTFP) to include 
provisions to establish unobstructed paths on sidewa lks, require more closely spaced pedestrian and 
bicycle accessways, support crossings in the vicin ity of transit stops, and establish requirements for long­
term bicycle parking (TSP Volume 2, Section K). 

The concept plan calls for a transportation network that provides greater pedestrian and bicycle 
mobi lity, improved transit opportunities, and improved street connectivity as the area develops at 
higher, urban densities. 

The land use portion of the concept plan includes two neighborhood sca le commercial areas within easy 
walking distance to adjacent abutting residential development. The intent of these areas is to provide 
appropriately sca led and well-designed commercial amenities to serve the immediate South End Area 
and reduce the dependence on t he automobile to get basic amenities. 
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The above plan provisions are consistent with the goal and policy of promoting air quality. 

Section 11: Public Facilities 
Goal11.1 Provision of Public Facilities 
Serve the health, safety, education, welfare, and recreational needs of all Oregon City residents through 
the planning and provision of adequate public facilities. 
Finding: Complies. The South End Concept Plan is necessary to maintain compliance with Statew ide 
Planning Goalll, Public Facilities . Goalll requires that public facilities and services be provided in a 
timely, orderly and efficient manner. The goal's central concept is that loca l governments shou ld plan 
public services in accordance w ith the community's needs as a whole rather than be forced to respond 
to individual deve lopments as they occur. As show n in th e findings below, th e proposed update of the 
TSP is consistent with Goalll.l. 

Policy 11.1.1 
Ensure adequate public funding for the following public facilities and services, if feasible: 

Finding: Complies. The SECP includes "planning level" estimates for proposed public faci lities, including 
preliminary cost expenditures and financing too ls expected to fund needed water, sewer, storm water 
and transportation improvements as the concept plan area develops. The Funding and Finance section 

of the plan, st arting on Page 45, identifies, summarizes and describes the needed improvements and 
described va riety of potential funding and financing resources (See Exhibit 18). It should be stated that 
pursuant to Metro Title 11, these estimates are preliminary, and further refinements shou ld be made as 
additional resources are ava ilab le. A more detailed description of these costs is provided in Appendices 
C, F, and G to the concept plan. The preliminary costs do not include extraordinary costs for right-of-way 
acquisition, permitting, or geotechnical soils work. Such costs may include special environmental 
mit igation, subsurface soil enhancements, structural engineering, and business/residential relocation 
assistance. 

Th e recently adopted Transportation System Plan, which dovetailed w ith the SECP process, establishes 
both a financiall y constrained set of proposed transportation improvements that can be funded by 
expect ed revenues, as well as a planned set of transportation improvements that are not reasonably 
expected to be funded by 2035, but many of which are important to making progress on the goals and 
perfo rmance targets for the transportation syst em. The recommended projects are projected to meet 
performance targets through out the city, w ith exceptions. Some intersect ions on the st ate highway 
system cannot be brought into compliance with current ODOT and proposed TSP mobility standards 
without unreasonably expensive projects for which there is no identified funding. As the City is not 
required to assure compliance w ith mobility st andards for permitted and conditional uses on st ate 
facilities beyond what is identified in the Regional Transportation System Plan, the City proposed to 
temporari ly exempt permitted and conditional uses from complying with the current mobility standards 
for the interchanges of I-205/99E, 1-205/213 and OR 213/Beavercreek Road and all st ate facilities within 
or adjacent t o the Regional Center. W ith no reasonable solution result ing in compliance with mobility 
standards for these locations, the City w ill continue to work with regional partners to pursue special 
studies and alternate mobility st andards for these locat ions. Minor improvements are anticipated for a 
majority of the three intersections unti l t he so lutions are adopted, li ke ly one to two yea rs after adoption 
of the Transportation System Plan. The proposed TSP is consistent w ith t his policy. 

Policy 11.1.2 
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Provide public facilities and services consistent with the goals, policies and implementing measures of the 
Comprehensive Plan, if feasible. 
Finding: Complies. The proposed concept plan provides guidance for t he timely, efficient and economic 
provision of t ransportation facilit ies w ithin the existing city and t o new development areas within the 

UGB consist ent w ith the relevant goa ls, policies and implementing measures of the Comprehensive Plan. 

Policy 11.1.4 
Support development on underdeveloped or vacant buildable land within the city where public facilities 
and services are available or can be provided and where land-use compatibility can be found relative to 
the environment, zoning, and Comprehensive Plan goals. 
Finding: Complies. The proposed improvements in the concept plan respond to the housing demand 
that is estim at ed to be generated through 2035. The projected growth is based on land use inventories 

and plans from Metro and t he City, and in accordance w ith Metro Title 11 goa ls for new residentia l 
growth. 

Policy 11.1.5 
Design the extension or improvement of any major public facility and service to an area to complement 
other public facilities and services at uniform levels. 
Finding: Complies. The concept plan includes a transportation and public infrastructure component that 
addresses th is policy. Appendix C: Transportation Element provides refinements of the 2013 
Transportation Syst em Plan based on the growth estimates and goals for the concept plan. Appendix D: 
Public Infrastructure Element provides preliminary estimates for the proposed water, sewer and 
stormwater system expansions that w ill be necessary to se rve the concept plan area. 

These estimates, in accordance w ith Metro Title 11, are pre liminary recommendations and it is 
recommended that further refinements be made to analyze t he South End area, particularly w ith 
respect to sewer capacity. 

The City has adopted development code and engineering standards to ensure concurrent provision of 
public facilities and services at uniform levels. Pursuant to t hese requirements, the full range of public 
improvements is typically required to be extended to a new development area at the same time (roads, 
city sewer, storm drainage, water, and emergency services). The proposed concept plan is consistent 
w ith this policy. 

Policy 11.1.7 
Develop and maintain a coordinated Capita/Improvements Plan that provides a framework, schedule, 
prioritization, and cost estimate for the provision of public facilities and services within the City of 
Oregon City and its Urban Growth Boundary. 
Finding: Complies. The South End Concept Plan, consistent w ith OAR Chapter 660, Division 11, includes 
preliminary cost est imates and funding strategies for the necessa ry improvements, incl uding li ke ly 
fi nancing approaches. 

Tot al capital costs for major roads, sewer, water, stormwater and parks/t ra ils systems have been 
estim at ed for bui ld-out of the South End area and are summarized in the Funding and Finance section of 
the plan. A more det ailed description of these costs is provided in Appendices C, F and G. Unit costs 
were prepared based on local and regiona l experience w ith a va riety of capital projects. 

L 13-03: South End Concept Plan Page 14 
L 13-04: Associa ted Amendments to the Oregon City Municipa l Code 



The draft plan estimates are preliminary and serve for the purposes of concept planning. The plan 
includes implementation actions t o refin e and prioritize these estim at es. Key steps to be undertaken 
over the next fou r yea rs include: 

• Adopt the South End Concept Plan. 

• Prepare and adopt recommended loca l ordinance amendments. 

• Document potential fiscal impacts to the city, county and se rvice districts, including pot ential tax 
and fee revenues and service costs that are associated with South End annexation. 

• Perform value engineering to scale down costs fo r green streets, parks and stormwater 
improvements. 

• Consider public-private partnerships for providing community park facilities; and wo rk w ith local 
citizens, property owners and service providers to further evaluate and adopt new funding 
sources that have been identifi ed in this plan document. 

• Prepare a detailed Public Facility Plan that refines project capita l cost estimates, and identifies 
short-term public facilities and their funding sources. 

• Revisit inter-local urban serv ice agreements w ith Clackamas County and utility service providers 
to ensu re that the roles and responsibilit ies for advance financing required public infrastructure 
and providing adequate operations and maintenance service levels are cla rified. 

Policy 11.6.1 
Make investments to accommodate multi-modal traffic as much as possible to include bike lanes, bus 
turnouts and shelters, sidewalks, e tc., especially on major and minor arterial roads, and in regional and 
employment centers. 
Finding: Complies. Please refer to the concept plan document on pages 20-29, and Appendix C, 
Transportation Element. 

The South End Concept Plan envisions an interconnected network of mu lt i-modal streets, one that takes 
advantage of the relative ly f lat t errain at the top of the bluff, yet builds upon and connects w ith the 
exist ing st reet s in t he area. The design of t he streets w ill represent the context of the neighborhood, 
reinfo rcing its rural nature while accommodating all modes of travel for users of all ages and abilities. 
The streets wi ll be more than just places for automobile travel, recognizing that they are also where 
people gather, wa lk, bike, access transit, and park t heir vehicles. They w ill be designed to safely connect 
people to w here th ey need t o go, giving res idents, and visitors more travel choices to destinations. 

As a major street connect ion throu gh the Concept Plan area, South End Road w ill continue to connect 
residents, commuters, and visitors to the regional t ransportation syst em. It w ill be designed in a manner 
to serve t he through t ravel demand, while still being viewed as an asset to t he neighborhood rath er 
t han a barrier. Bicyclists w ill be accommodated with an exclusive on-street bike facility t hat is physically 
separated from motor vehicle traffic w ith a parking lane and/or a buffer. Where on-street parking is 
allowed, the cycle track w ill be located to the curb-side of t he pa rking (in contrast to bike lanes). Those 
wa lking w ill be accommodated with sidewalks buffered from the street w ith landscaping and/or street 
furnishings. Safe and comfortable pedestrian and bicycle crossings wi ll be provided w here facilities cross 
South End Road. 

To t he east and west of South End Road w ill be a connected network of streets and shared-use paths 
providing on and off st reet connections t o schools, parks, housing and shopping. Primary street 
connections t o South End Road for those driving in t he Concept Plan area wi ll be via Deer Lane-Madrona 
Drive, Beutei-Parrish Road, and Rose Road. These streets w ill employ design techniques to creat e safe, 
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slow streets without significantly changing vehicle capacity, mitigating the impacts of the traffic on the 
adjacent housing and providing greater balance between safety and mobility. 

Those wa lking and biking in the Concept Plan area wi ll be accommodated primarily through street side 
sidewa lks or pathways, or on-street shared-roadways. Off the main street system will be a network of 
comfortable, low-stress walking and biking routes between neighborhoods and local parks, schools, and 
shopping areas. It is intended to attract less experienced wa lkers and bikers, acting like a linear park 
system linking parks, schools, jobs and other destinations in the Concept Plan area to other parts of the 
City. 

Section 12: Transportation 
Goa/12.1 Land Use-Transportation Connection 
Ensure that the mutually supportive nature of land use and transportation is recognized in planning 

for the future of Oregon City. 
Policy 12.1.1 -Maintain and enhance citywide transportation functionality by emphasizing multi-modal 
travel options for all types of land uses. 
Policy 12.1.4- Provide walkable neighborhoods. They are desirable places to live, work, learn and play, 
and therefore a key component of smart growth. 
Policy 12.1.5 
Investigate the possibility of a new street connection between South End Road and Highway 99E 
between Downtown and New Era. 
Finding: Complies. The South End Concept Plan provides opportunities to faci litate increased trave l 
options for vehicles, pedestrians and bicyclists by identifying new locations for the complete hierarchy 
of street designs, and identifies prioritized projects within the city-wide Transportat ion System Plan. 
Implementation of these projects wil l result in a more comp lete transportation system w ith a variety of 
multi-moda l trave l opportunities. 

Goa/12.2 Local and Regional Transit 
Promote regional mass transit (South Corridor bus, Bus Rapid Transit, and light rail) that will serve 
Oregon City. 
Finding: Complies. The proposed concept plan includes a detailed discussion of transit options within 
and adjacent to the concept plan area and supports mass transit by providing a more complete 
community which include walkable amenities, mixed uses and higher density residential land uses along 
arterial roads, and a transportation facility which wi ll allow safe access for mass transit users, 
pedestrians and bicyclists. 

Goa/12.3 Multi-Modal Travel Options 
Develop and maintain a transportation system that provides and encourages a variety of multi-modal 
travel options to meet the mobility needs of all Oregon 
City residents. 
Policy 12.3.1 -Provide an interconnected and accessible street system that minimizes vehicle miles 
traveled and inappropriate neighborhood cut through traffic. 
Policy 12.3.2 -Provide an interconnected and accessible pedestrian system that links residential areas 
with major pedestrian generators such as employment centers, public facilities, and recreational areas. 
Policy 12.3.3- Provide a well-defined and accessible bicycle network that links residential areas, major 
bicycle generators, employment centers, recreational areas, and the arterial and collector roadway 
network. 

L 13-0 3: South End Concept Plan Page 16 
L 13-04: Associated Amendments to the Oregon City Municipal Code 



Policy 12.3.4 -Ensure the adequacy of pedestrian and bicycle connections to loco/, county, and regional 
trails. 
Policy 12.3.5 -Promote and encourage a public transit system that ensures efficient accessibility, mobility, 
and interconnectivity between travel modes for all residents of Oregon City. 
Policy 12.3. 6 -Establish a truck route network that ensures efficient access and mobility to commercial 
and industrial areas while minimizing adverse residential impacts. 
Policy 12.3.8 -Ensure that the multi-modal transportation system preserves, protects, and sup- ports the 
environmental integrity of the Oregon City community. 
Policy 12.3.9 -Ensure that the city's transportation system is coordinated with regional transportation 
facility plans and policies of partnering and affected agencies. 
Finding: Complies. The concept plan provides opportunities to facilitate increased mobility for vehicles, 
pedestrians and bicyclists by identifying insufficient facilities and associated prioritized projects within 
and outside of the concept plan area. Implementation of the projects and the associated amendments 
to the Oregon City Municipal Code will result in a more complete transportation system with a variety of 
connected multi-modal travel options and a truck route network which support one another. The plan 
was created in conjunction with input from transportation specialists from Clackamas County, ODOT and 
Metro. 

Goa/12.5 Safety 
Develop and maintain a transportation system that is safe. 
Policy 12.5.1 -Identify improvements that are needed to increase the safety of the transportation system 
for all users. 
Policy 12.5.2 -Identify and implement ways to minimize conflict points between different modes of travel. 
Policy 12.5.3 -Improve the safety of vehicular, rail, bicycle, and pedestrian crossings. 
Finding: Complies. Please refer to Findings above under Policy 11.6.1. 

Goa/12.6 Capacity 
Develop and maintain a transportation system that has enough capacity to meet users' needs. 
Policy 12.6.1- Provide a transportation system that serves existing and projected travel demand. 
Policy 12.6.2- Identify transportation system improvements that mitigate existing and projected areas of 
congestion. 
Policy 12.6.3- Ensure the adequacy of travel mode options and travel routes (parallel systems) in areas of 
congestion. 
Policy 12.6.4- Identify and prioritize improved connectivity throughout the city street system. 
Finding: Complies. Please refer to Findings above under Policy 11.6.1. Transportation policy and 
projects in the South End area are proposed to serve existing and planned uses within the urban growth 
boundary along South End Road as detailed in Appendix C: Transportation Element. The recommended 
projects with in the planning area are projected to meet performance targets within the planning area 
and identify and prioriti ze improved connectivity throughout the concept plan area. The concept plan 
details specific enhancements to the transportation system that wi ll be requ ired as condition of future 
land use approval within the concept plan area, if and when any such areas are annexed to Oregon City. 
These improvements will ensure that travel mode options and travel routes (parallel systems) are 
required. There are identified deficiencies outside the plann ing area that are exceptions, as discussed 
during the prior TSP adoption process. Outside of the concept plan area, the city-wide TSP ident ifies a 
list of funded and non-funded projects that if funded and implemented in the future, will mitigate 
existing and projected areas of congestion. 

Goal12.7 Sustainable Approach 
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Promote a transportation system that supports sustainable practices. 
Policy 12. 7.4 - Promote multi-modal transportation links and facilities as a means of limiting traffic 
congestion. 
Finding: Complies. Please refer to Findings above under Policy 11.6.1. The proposed concept plan and 
associated amendments to t he Oregon City Municipa l Code allow for a complete t ransportation 
network for all modes of t ransportation. 

Comprehensive Plan Goa/14.3 - Urbanization - Orderly Provision of Services to Growth Areas 
Plan for public services to lands within the Urban Growth Boundary through adoption of a concept plan 
and related Capita/Improvement Program, as amendments to the Comprehensive Plan. 

Finding: Complies. Adoption of the proposed comprehensive plan amendments, zoning code 
amendments and subsequent amendments to th e capital improvement s plan w ill ensure t hat public 
services w ithin t he Urban Growth Boundary w ill be made available at or prior to the t ime of 
development. 

Comprehensive Plan Goal14.1 Urban Growth Boundary 
Establish, and amend when appropriate, the Urban Growth Boundary in the unincorporated area around 
the city that contains sufficient land to accommodate growth during the planning period for a full range 
of city land uses, including residential, commercial, industrial, and institutional. 

Finding: Complies. The Urban Growth Boundary along South End was expanded in 1980 and again in 
2002 to accommodate residential growth projections for the region through 2035. 

Policy 14.1.1 
The Urban Growth Boundary shall conform to Title 11 of the Code of the Metropolitan Service District 
and will provide sufficient land to accommodate 20-year urban land needs, resulting in efficient urban 
growth and a distinction between urban uses and surrounding rural lands, and promoting appropriate 
infill and redevelopment in the city. 
Finding: Complies. Find ings for compliance with Title 11 are provided in Exhibit 10. The concept plan 
w ill provide a long range plan to guide future land use and result in an efficient growth pattern, 
promoting in-fill and redevelopment and preserving land outs ide t he Urban Growth Boundary for rura l 
land uses. 

Goa/ 14.3 Orderly Provision of Services to Growth Areas 
Plan for public services to lands within the Urban Growth Boundary through adoption of a concept plan 
and related Capita/ Improvement Program, as amendments to the Comprehensive Plan. 
Finding: Complies. The plan includes a deta iled preliminary public infrast ructu re plan wit h estim ated 
costs for public sewer, water, storm water, parks and trails, schools, f ire and emergency service 
provis ion and includes f inancing and funding strategies. The plan includes recommendat ions for 
updates to the Capita l Improvement Program. 

Comprehensive Plan Goal14.3 - Goal 14.4 Annexation of Lands t o t he Cit y 
Urbanization- Policy 14.4.2 
Include an assessment of the fiscal impacts of providing public services to unincorporated areas upon 
annexation, including the costs and benefits to the city as a whole as a requirement for concept plans. 

Policy 14.1.2 
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Concept plans that provide more detail than the city's Comprehensive Plan will be required prior to 
development of lands within the Urban Growth Boundary. 

Finding: Complies. The South End Concept Plan detai ls the funding and financing necessary to provide 

public services to the area upon annexation and subsequent development. Planning level estimates 
have been provided for all necessary infrastructure components including the transportation, water, 
sewer and storm water improvements. 

While further refinements may be necessary to assess these costs prior to or at the time of annexation, 
these preliminary f isca l impact assessments provide an adequat e basis for initial analys is and reliable 
recommendations for more detailed study where needed. 

CONSISTENCY WITH STATEWIDE PLANNING GOALS 

STATEWIDE PLANNING GOALl: CITIZEN INVOLVEMENT 
To develop a citizen involvement program that insures the opportunity for citizens to be involved in all 

phases of the planning process. 
Finding: Complies. The concept plan included an innovat ive, robust, two-phased public invo lvement 
approach, w hich was discussed earlier in this report. This goa l is implement ed through the applica ble 
Goals and Policies in Section 1 of the Oregon City Comprehensive Plan: Citizen Involvement. An overview 
of the public involvement process is provided w ithin this report and demonst rated in the Community 
Engagement Summary (Appendix I of Plan, See Exhibit 181). Staff finds that t he concept plan process is 
consistent w ith St atewide Planning Goa l l. 

STATEWIDE PLANNING 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. 

Finding: Complies. The Draft Concept Plan includes identification of facts, issues, and problems in the 
"Background" discussion for each element. Updated and market re leva nt documentation in the 
t echnica l report provided the bas is for the Land Use, Schools, Parks, Transportation, Water, Stormwater, 

Sanitary Sewer and Natural Resources elements, helping assure the proper factual basis for decisions in 
updating the maps, goa ls, policies, action items, and implementation measures. Inventories, such as for 
housing, economic development, and natural resources, have been provided either in the t echnica l 
appendices t o the plan or in other ancillary documents, such as the Parks and Recreation M aster Plan 
and the new wat er and sewer maste r plans. Implementation measures proposed as part of t he plan 
update are provided. 

STATEWIDE PLANNING GOAL 3: AGRICULTURAL LANDS AND GOAL 4 FOREST LANDS 

Finding: Complies. By defin ition, Oregon City does not have rural resource lands such as for agricultural 
or forest use w ithin its city limits or UGB and therefore those goals are not strictly applicable. However, 
the land use element discusses t hese lands w ithin an urban and rural-to-urban transitional context. 
Lands w ithin the UGB have low density residential and future urban land use designations. Some 
existing farm and forest uses ca n and do exist in t he concept plan area, and may cont inue as pre-exist ing 
lawfu l non-conforming uses unless the owner seeks to change the use. Once annexed, most single 
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family residentia l zones already permit commercial or truck gardening and horticultural nurseries on a 
lot not less than twenty thousand square feet in area, including retail sales of materials grown on site, is 
permitted by right. Addit ionally, community gardens may be cons idered an appropriate use option for 
private developments, including multi-family and senior living residentia l uses. 

STATEWIDE PLANNING GOAL 5: OPEN SPACES, SCENIC AND HISTORIC AREAS, AND NATURAL 
RESOURCES 
To protect natural resources and conserve scenic and historic areas and open spaces. 

Finding: Complies. Goal 5 resources are addressed in deta il in t he Existing Condit ions report (Appendix 
A, pages _ ). The South End buildable lands methodology aggregates all of the vacant and developable 
land in the area and removes land that have slopes greater than 25%, a "high" or " moderate" Habitat 

Conservation Area rating includes designated wet lands and essential riparian habitat), established 
easements, or a registered historic building. Addit ionally, new development wi l l be required to comply 
with the City's Environmental Overlay Zoning in compliance with this goal. Wildl ife habitat and natural 
areas are identified on Metro's Goal 5 resource inventory and Oregon City. The HCA Map in the Concept 
Plan illustrates the areas in the region that are subject to the performance standards and best 
management practices described in Section 4 ofTitle 13 " Nature in Neighborhoods." Highly ranked 
riparian habitat areas within the current urban growth boundary were identified as "habitat 
conservation areas" and wi ll be subject to high, moderate, and low levels of conservation based on 
habitat va lue or quality. 

Historic buildings w it hin the plann ing area w ill fa ll under the jurisdiction of t he City's Historic Overlay 
Code. The Parks and Recreation Master Plan inventories open spaces with other recreation facilities in 
the city. The element lists the City's four open space areas. 

Concept Plan goals and policies for preserving open space and tree cover, protecting scenic views, 
preserving and rehabilitating historic buildings, conserving natural resources and water quality are 
updated with the attached code and comprehensive plan amendments. 

STATEWIDE PLANNING GOAL 6 AI R, WATER AND LAND RESOURCES QUALITY 
To maintain and improve the quality of the air, water and land resources of the state. 

Finding: Complies. Existing Comprehensive Plan policies t hat apply to t he Concept Plan require 
development practices to comply w ith regional, state, and federa l standards for air and water quality, to 
protect water qua lity from erosion and sed iment, to minimize t he effects of noise, and to protect 
mineral resources. These goa ls and policies are implemented t hro ugh t he City's grading and erosion 
cont rol ord inances, water quality resource protection regu lations, development standards, and nuisance 
laws. DEQ regu lates air qua lity but Oregon City's TSP recogn izes 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. 
Minimum lighting standards already exist in Chapter 12.24 for Pedestrian/Bicycle Access ways to limit 
glare and light pollution at night. 

Finding: Complies 

STATEWIDE PLANNING GOAL 7 AREAS SUBJECT TO NATURAL DISASTERS AND HAZARDS 
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To protect life and property from natural disasters and hazards. 

Finding: Complies. Limited areas (less than 5% of the planning area) at the southern and western edge 
of the concept plan fall within areas identified as having potential for geologic hazards and which would 
be regulated under OCMC Chapter 17.44 - Geologic Hazard Overlay District following annexation to 
Oregon City. Land Use review of deve lopment within the overlay district is required to provide 
additiona l site specific studies, subsurface investigations, documentation and mitigation of any known 
hazards or hazards that may exist, w ith the following add itions; 

• Reference most recent geologic maps and reports, including new LIDAR mapping of Oregon City, 

• Require geotechnical evaluation for new construction and future development in areas 

• Within 50 feet of 25% slopes or steeper, and 

• Within 200ft of the crest and toe of slopes, and areas previously mapped with landslides. 
• Require deve lopment-specific investigation and report by a Professional Engineer (PE) and 

Certified Engineer Geologist {CEG). 

• Review of final grad ing, drainage, and foundation plans and specifications by geotechnica l 
engineer. 

• At the City's discretion, peers review of the geotechnical report by city-selected reviewer. 
• Special inspection during construction provided by the geotechnica l engineer. 

Approval of any new development within the geologic hazard overlay zone must show compliance with 
the application requirements and standards of OCMC 17 .44. 

STATEWIDE PLANNING 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. 

Finding: Complies. 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 trai l master plans to be consistent w ith the 
Concept Plan, partnering with the School District to provide shared community use of recreational 
fac ilit ies at schools, working with private property owners and others to develop a trails system, 
implementation of a hierarchy of connections (roads and trai ls of various types), partnering with Metro 
to enhance the public understanding of the regionally significant Canemah Bluffs habitat conservation 
area immediate ly abutting the planning area to the west, with future trail and facility planning proposed 
to provide access to resources, and regional and neighborhood parks located with easy access by tra ils 
and roads. Addit ionally the Concept Plan recognizes the opportunity for acquisition and/or dedication of 
sens itive areas for open space and habitat by private landowners. 

STATEWIDE PLANNING 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. 

Finding: Complies. As part of the Concept Plan process, Oregon City worked with a consultant to 
inventory and evaluate the loca l and regiona l market conditions within and adjacent to the Concept 
Planning area. This report details patterns in the community, the profi le of local employment, the supply 
of commercial and offi ce land, and potential for commercial development within the area. Although key 
to the design of the two neighborhoods envisioned in the plan, commercial development is not seen as 
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necessary for the economic success of the area, which is expected to be developed largely for residential 
use. The commercial needs of the planning area can be met outside of the concept planning area by 
existing and planned developments. However, neighborhood commercial development can serve to 
organize the concept plan by providing a "center" to the community. In addition, commercia l 
development can meet some of the needs of the community, providing a marketable amenity for 
residential development while reducing trips out of the neighborhood. 

STATEWIDE PLANNING GOAL 10: HOUSING 
To provide for the housing needs of citizens of the state. 

Finding: Complies. This goal corresponds with Metro Tit le 11 subsection D (See Exh ibit lOb) and the 
City's comprehens ive plan goa ls in Chapter 10. As part of the Concept Planning process, an inventory 
was done of ex isting housing units in Oregon City, vacant residential land, and the potential for 
redevelopment of existing development. The housing report evaluated existing population by income 
and distribution of available housing units by cost, vacancy rates, expected housing demand, including 
by housing t ype. The buildable lands inventory indicates that the developable land area of the plan can 
accommodate between 2,300 and 2,8860 units in compliance with Metro Title 11 housing requirements. 
The Concept Plan recommends and provides for a mix of different Comprehensive Plan and zoning 
designations (Low, Medium, High and Mixed Use Corridor) 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, 
t ownhouses, duplexes, multi-family units, transitional living for seniors, and mixed 
commercial/residential uses. The South End Concept Plan wil l provide for housing affordable to a range 
of incomes. 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 w ith lower 
incomes, including single-family homes on small lots, cottage housing, townhouses, duplexes and multi­
fami ly units. The concept plan also ident ifies potential zoning or development code strategies for 
distributing less expensive housing units among different areas rather t han concentrating them all in 
one place. Please refer to the Addendum Report entitled "South End Concept Plan Affordable Housing 
Program (revised 11/22/13)" in Exh ibit lOb for additiona l support of this finding. 

STATEWIDE PLANNING 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. 

Finding: Complies. Urban development shall be guided and supported by types and leve ls of public 
facilities and se rvices appropriate for, but limited to, the needs and requi rements of the urban and 
urbanizable areas to be served. A provision for key facilities is included in the plan. 

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, t he 
following: police protection; sanitary facilities; storm drainage facilities; planning, zoning and subdivision 
control; hea lth services; recreation fac ilit ies and services; energy and communication services; and 
community governmental services. 

Chapters 2, 3, 4, 6, and Appendix A address the fo llowing public fac ilities and services: wastewater, 
water distribution, stormwate r management, transportation infrastructure, police protect ion, fire 
protection, pa rks and recreation, hea lth services, and other civic faci lities. 
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STATEWIDE PLANNING GOAL 12: TRANSPORTATION 

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

Finding: Complies. Please refer to Findings above under Policy 11.6.1. The Concept Plan forecasts future 
travel and provides a hori zon year study of 2035. The transportation ana lysis indica tes that existing road 
system wi ll need significa nt improvements to preserve safety and capacity, and regional solutions are 
required outside t he planning study area to rel ieve congestion, including greater use of transit and 

reduced reliance on single-occupancy veh icles. The Concept Plan is responsible for resolving prob lems 
caused by its growth. The plan describes so lutions and provides methods of funding to accomplish th is 
task. Elements of the transportation system plan include recognition of regional improvements outside 
the planning area such as improvement s to the 99-E corridor, 

Regardless of the impacts of regional traffic, local improvements are necessary w ithin the concept plan 
area when development occurs. Table 2 from Appendix J provides an overview of these improvements 
and their corresponding project reference within the TSP. 

Table 2 : Funded street System Improvements 
Project 
Install a traffic signal at t he South End Road/ Warner 
Parrott Road intersection with dedtcated left turn lanes for 
the South End Road approaches to Warner Parrott Road 

Install a roundabout at the South End Road/ Lafayette 
Avenue-Partlow Road intersection 

Install 12 roundabout at the South End Road( Beute l Road­
Parrish Road intersection 

Install a roundabout at the South End Road/ Deer Lane 
extension intersection 

Extend Deer Lane from Rose Road to Buetel Road as 12 

Residential Collector 

Extend Deer Lane east from Buetel Road to Central Point 
Road 12S a Residential Collector 

Extend Mad rona Drive to Deer Lane as a Family Friendly 
Collector 

Complete the gap between Parrish Road as a Residentia l 
Co llector 

Improve South End Road from Partlow Road to south of 
South End Court to a Residential Minor Arterial 
Improve South End Road from soutt1 of South End Court to 
north of Fandango Drive to a Mixed-Use Minor Arterial 
Improve South End Road from north of Fandango Drive to 
north of Navajo Way as a Residential Minor Arterial 
Improve South End Road from north of Navajo Way to 
north of the Deer Lane extension as a Mixed-Use Minor 
Arterial 

Improve South End Road from nortl1 of t he Deer Lane 

extension south to the UGB as a Res idential M inor Arte ria l 

Improve Beutel Road north of South End Road as a 

Residential Collector" 

Location 

Outside of the Concept 

Plallarea 

Inside the Concept 

Plall area 

Outside of the Concept 
Plall area 

Inside the Cot1cept 
Plallarea 

Inside the Concept 

Plan area 

Inside the Concept 

Plan area 

Inside the Concept 
Plan area 

Inside the Concept 
Plan area 

Inside t ile Concept 

Plan area 

Inside the Concept 

Plan area 

Project Source 

2013 Oregon City TSP Project 032 

2013 Oregou City TSP Project 033 

2013 Oregon City TSP Project 0 4 1 

2013 Oregon Cit~' TSP Project 0 42 

2013 Oregon City TSP Project 051 

2013 Oregon Cit~, TSP Project 052 

Modified vers ion of 2013 Oregon 

City TSP Project 053 (Change 
from Residentia l Co llector to 

Family Friendl)' Collector) 

2013 Oregon City TSP Proj ect 065 

Modified version of 2013 Oregon 
City TSP Project 089 (Street type 

changes for two segments from 

Residential to Mixed-Use) 

2013 Oregon Cit~' TSP Project 093 

"" The Beutel Road improvement project (Project 093) included on the "Not Likel~· to be Funded" list of the TSP was also assumed 
since it is a collector street within the South End Concept Plan area. It would need to be improved before development could occur. 
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Alternative modes of transportation have also been discussed and addressed as part of the 
transportation element of the concept plan. Implementation st rategies and financing tools for these 
improvements have been identified at a preliminary level and w ill be further defined as part of the TSP 
and Capital Improvement Plan updates. 

Rezoning of property after adoption of the South End Concept Plan is subject t o Oregon's Transportat ion 
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 w ithin the Concept Plan 
area. The proposed transportation infrastructure improvements, financing and funding estimates, along 
with future amendments t o the Transportation System Plan and Capital Improvement Plan provide 
adequat e bas is t o show compliance with this rule. Compliance w ith OAR 660-012-0060 will also be 
required to be addressed at the time of annexation and zoning of parce ls with in th e Concept Plan area. 

Please refer to the TPR compliance analysis prepared by DKS Engineering in Exhibit 5. 

STATEWIDE PLANNING GOAL 13: ENERGY CONSERVATION 

To conserve energy. 

Finding: Complies . Goals and policies in the concept plan aim to conserve energy through efficient use 
of land, green streets, encouragement of construction practices and materials that result in energy 
conservation, implementing energy conservation measures in City activities and facilit ies, and 
support ing the concepts of sust ainability. 

STATEWIDE PLANNING GOAL 14 URBANIZATION 

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

Finding: Complies. Th is goal essentially defines the purpose of the Concept Plan. Oregon City's Urban 
Growth Boundary was expanded in December 2002 through M etro's regional review process t o include 
more residential land. This was the result of a demonstrat ed need for additional land t o accommodate 
projected population growth . The revised element of t he updated plan ca lls for implementing M et ro's 
"concept plan" requirements under Title 11 of the Functional Plan that w ill result in subarea planning of 
new areas added t o the UGB. Metro requires the concept plan t o be adopted by Oregon City by 
December of 2006. The concept plan est ablishes policies to convert rural to urban land w ithin the UGB 
while monitoring the supply of land to ensure its adequacy t o accommodat e growth. Oregon City 
coordinates with Clackamas County t hrough an intergove rnmental agreement that gu ides land uses and 
extension of public services in the unincorporated UGB. In addition, the transportation, pa rks, trails, 
wat er, and sewer master plans address orderly ext ension of services to accommodat e growth. 
To ensure consistency and ord erly transition of rural plan and zoning designations to urban 
designations, Oregon City zon ing designations will be applied to areas annexed to Oregon City upon 
voter approval of the annexation of such areas to the city. 

OAR 660 Division 12 Transportation Planning Rule (TPR) 

The purpose of the TPR is "to implement Statewide Planning Goal12 (Transportation) and promote the 
development of safe, convenient and economic transportation systems that are designed to reduce 
reliance on the automobile so that the air pollution, traffic and other livability problems faced by urban 
areas in other parts of the country might be avoided. " A major purpose of the Transportation Planning 
Rule {TPR) is to promote more careful coordination of land use and transportation planning, to ensure 
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that planned land uses are supported by and consistent with planned transportation facilities and 
improvements. 
Finding: Complies. Findings demonstrating compliance with the TPR are located Exhibit 5. 

Regional Transportation Plan 
The Regional Transportation Functional Plan {RTFP) directs how Oregon City should implement the RTP 
through the TSP and other land use regulations. The RTFP codifies existing and new requirements which 
local plans must comply with to be consistent with the RTP. If a TSP is consistent with the RTFP, Metro 
will find it to be consistent with the RTP. 

The conceptual transportation plan is presented on Pages 20-29 of the concept plan and in Appendix C, 
Transportation Element. 

The plan provides detailed street design cross-sections and functional class ifications, as well as a 
detailed "grid" which shows conceptually how new local streets can be extended to re-development 
areas to improved connectivity. 

The plan is consistent with the applicable provisions of th e Regional Transportation Plan. The South End 
Concept Planning process was coordin at ed with the city's recently adopted Transportation System Plan 
(August 2013), which is consistent with the RTP. 

The TSP requirements were cod ified in OCMC 12.04 (Street Standards), OCMC 16.12 (Land Division), 
OCMC 17.52 (Parking), OCMC 17.62 (Site Plan and Design Review) codes in August 2013. These include 

complete street design standards, full sections for all functiona l classifications, maximum block lengths, 
driveway intersection spacing, alley requirements, pedestrian and bicycle accessway standards, and 
vehicle access and connectivity requirements, many of which already existed in the Oregon City code 
prior to 2013 but which have been revised to reflect the new TSP update. 

Consistent with RTP, the TSP assumed urban ization of the South End Concept Plan area. Street 
standards and improvements were identified in the TSP for its urbanization, in a manner consistent with 
the Metro RTFP. No new regional transportation improvements were identified in the South End 
Concept Plan area beyond w hat had been adopted in the TSP. 

The South End Concept Plan provides great er detail that the TSP and w ill provide ext ens ive guidance to 
improve future loca l street connectivity throughout the planning area. 

A detailed analysis of compliance with the statewide Transportation Planning Rule is provided in a 
separate memorandum from OKS Engineering (attached). 

METRO TITLE 11: URBAN GROWTH FUNCTIONAL PLAN: PLANNING FOR NEW URBAN AREAS. 
Findings: Substantially Complies. Staff has prepared a separate report in Exhibit 10, w hich details how 
the South End Concept Plan substantially complies w ith Metro Tit le 11 and Metro Ord inance 02-9698 
Conditions of Approva l. 

RECOMMENDATION 
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For t he reasons set forth above, staff recommends approval of Planning Files L 13-03 and L 13-04, 
adopting the South Adopt the South End Concept Plan as an amendment to the Oregon City 
Comprehensive Plan and its Anci llary Documents, and approva l of the associated amendments to the 
Oregon City Municipal Code. 

EXHIBITS TO THIS STAFF REPORT 

* Document s noted as "On File" are hereby made a permanent part of the record for this file and are 
available for viewing at the Planning Division office. 

1) Ord inance No. 13-1016 Draft 
2) Ordin ance No. 13-1017 Draft 

3) South End Concept Plan Study Area Map 
4) Proposed Oregon City Comprehensive Plan Designations (Revised) 
5) TPR Compliance Memo, DKS Engineering. 
6) Public Notices - On File* 

a) M56 Postcard 
b) DLCD Notice- Proposed Plan Amendment 

c) Clackamas Review I Portland Tribune Newspaper Notice and Affidavit 
d) Clackamas Review I Portland Tribune Newspaper Notice and Affidavit - Revised Notice 

7) Public Comments received via Project Website 
8) Written and Emailed Public Comments 
9) Public Invo lvement Timeline (to be submitted at December 9 Public Hearing) 

10) Draft Title 11 Find ings of Substantia l Compliance w ith Metro Urban Growth Management Functional 
Plan - Planning For New Urban Areas; and Metro Ord. 02-9698B UGB Conditions of Approval. 
a) Response to Title 11 Section C: Hous ing Density Analysis 
b) Response to Title 11 Section E: Section South End Concept Plan Affordable Housing Program 

(revised 12101/13) 
11) Best Management Practices for Non-Habitat Conservation Areas (HCAs) 

12) Clackamas County I Oregon City Urban Growth Management Agreement (UGMA), 1991 
13) Updat es t o the Ancillary Documents (i.e. Public Facility Plans) to t he Oregon City Comprehensive 

Plans- Each update consists of 1-2 page summaries with tables of projected costs and cross­
references to the applicable section of the South End Concept Plan, each to be inserted into the front 
of each Ancillary Document. 
a) Wat er Master Plan (2010) 
b) Sanitary Sewer Master Plan 
c) Stormwater Master Plan 
d) Parks and Recreation Master Plan 
e) Trails Master Plan 

14) Community Advisory Team Documents - On File* 
This includes CAT meeting agendas, sign-in-sheets, materials and summaries (Numerous documents 
wh ich are summarized in Appendix/ - Community Engagement Summary). 

* Documents noted as "On File" are hereby made a permanent part of the record for th is f ile and are 
available for viewing at the Planning Division office . 

EXHIBITS ENTERED INTO RECORD PRIOR TO NOVEMBER 25 PUBLIC HEARING 
Please go to website (See https:l loregon-city.legistar.comiCalendar.aspx) 
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15) Staff Report Cover 
16) Memorandum to Planning Commission 
17) City Engineer Comments 
18) South End Concept Plan Final Draft Document 

a) Final Draft Concept Plan - October 2013 Draft 
b) Concept Plan Map 
c) Appendix A. Existing Conditions Report 
d) Appendix B. Land Use Eva luation 
e) Appendix C. Transportation Element 
f) Appendix D. Public Infrastructure Element 
g) Appendix D. Zoning Code Amendment Recommendations 
h) Appendix E. Standards for Building and Site Design 
i) Appendix F. Public Fa cilit ies Future Costs 
j) Appendix G. Parks Facilities Future Costs 
k) Appendix H. Municipal Code Revisions 
I) Appendix I. Community Engagement Summary 

19) Concept Plan Map Draft 
20) SECP - Draft Comprehensive Plan - llx17P 
21) SECP Code Worksession Draft 
22) SECP Implementation Schedule 10.24.13 
23) Public Comment- Levy 
24) Public Comment - Toth 
25) Public Comment- Greater Oregon City Watershed Council 

EXHIBITS ENTERED INTO RECORD AT NOVEMBER 25 PUBLIC HEARING 
26) 1. Comments of Robert Wendling 
27) 2. Comments of Paul Edgar 
28) 3. Comments of Pau l Edgar 
29) 4. Comments of Tom O'Brien 

30} 5. Comments of Rachel Thompson and Andrea Schmierbach 
31) Consultant/Staff Powerpoint Presentation 

EXHIBITS FROM NOVEMBER 12 JOINT PC/ CC WORK SESSION 
32) Consultant/Staff Powerpoint Prese ntation 
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Community Development Department 

To: 

From: 

Re: 

Date: 

221 Molalla Ave. Suite 200 1 Oregon City OR 97045 

Ph (503) 722-37891 Fax (503) 722-3880 

MEMORANDUM 

City Commission 

Pete Walter, AICP, Associa te Planner 

South End Concept Plan Public Hearing- February 19, 2014 

February 12, 2014 

This memorandum provides an a dditiona l expla nation and summary of the Planning Commission's 

February 10, 2014 vote of S-0 to recommend approval the South End Concept Plan, s ummarize 

additional findings from the Planning Commission "Issues Matrix" to supplement the staff report 

and findings, and enter all exhibits received to date into the record for the adoption of the South 

End Concept Plan. 

Additional Findings 

Sta ff prepared the Planning Commiss ion Issues Matrix (Exhibit 2) in order to sum marize and 

respond accurately to specific concerns raised during th e Pla nning Commission publi c hearing 

process. This "issue matrix" contains further recommendations for adoption of the South End 

Concept Plan and was accepted in it's entirety as adequately addressing the outstanding concerns 

raised during the hearing process. 

The following specific findings a re provided to tie back th e Iss ues Matrix to the Comprehensive Pla n 

Goals an d Policies addressed in the December 9 Staff Report. 

Goa/12.1 Land Use-Transportation Connection 

Ensure that the mutually supportive nature of/and use and transportation is recognized in planning 

for the future of Oregon City. 

Additional Finding: Complies. The public raised specific concerns regarding t ra ffi c de mand 

relyi ng on 2011 traffic counts, Regiona l Travel De mand methodologies and ITE manual 

classifications as a means of calculating demand rather tha n OKS Engineering a nd Replinger and 

Associates, licensed transporta tion-engineers, and explained that these are not accepted ways to 

project demand. These findings were confi rmed by Metro a nd ODOT representatives. OKS 

explained that demand issues a re addressed by the Trans portation Element and Appendices in the 

pla n, the fact that the Metro Regional Transportation Plan requires use of Trans porta tion Demand 

methodology, and the various Tra ns porta tion Elements and follow-up reports from OKS, Replinger 

and Associa tes, County Transporta tion Depa rtment, ODOT a nd others. Current actions include OKS 

Consulting's explanation of the methodology at the Plan ning Commiss ion and City Commission 
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hearings. The Traffic Advisory Committee voted 9-0 to approve the SECP Transportation element 

with th e addition of any information from cons ultants OKS (See minutes a ttached). Based on the 

following, the Planning Commission recommended approval of the Concept Plan and a lso included 

the following recommendations: 

• Update and refine Traffic Count Information as it becomes available 

• Review and Monitor Traffic Intersections for adequate LOS I V/ C ratio 

• Continue to review Transportation SDC rates 

• Refine CIP to accurately reflect cost of identified improvements 

Staff believes that all of these items will occur as properties within South End are rezoned and 

developed over time. Similarly, the City has a process in place for periodically reviewing 

Transporta tion SOC rates as well as its CIP. 

Goa/12.2 Local and Regional Transit 

Promote regional mass transit (South Corridor bus, Bus Rapid Transit, and light rail) that will serve 

Oregon City. 

Additional Finding: Complies or Not Applicable. The Planni ng Commission received specific 

concerns about the lack of tra nsit service to South End, li miti ng senior mobility options, and the 

need to restore tra ns it service as economic conditions improve after recession, and the need for a 

"8. Plan" ifTri-Met union negotia t ions fail. The South End Concept Plan provides recommendations 

for a range of options for Tra nsit on page 28. The Planning Commiss ion acknowledged the 

impossibili ty of providing trans it service until there are a sufficient number of residents to support 

the service. Withdrawing from Tri-Met is a larger issue not w ithin the scope of the City's 

cons ideration of this concept plan. The City Commission and Public Works Director are working on 

this issue a nd are seeking to restore trans it we re possible. Tri-Met is kicking off South Eas t Service 

Enhancement public involvement process. The Transportation System Plan a lready provides 

recommendations for transit service w hich will continue to guide urba nization decisions in this 

area over time. 

The Pla nning Com mission conclude d that this plan policy is directed at encouraging City 

participation in larger regional discussions a bout mass tra nsit service, a nd to further than end, the 

Planning Commission recommended that staff continue to work within framework of Tri-Met Service 

Enhancement Plan process for the Southeast portion of the District www.trimet.orgjsepj or the city's 

website at http:/ j www.orcity.orgjcommunityjtrimet-launches-outreach-process 

Goa/ 12.5 Sa fety 

Develop and maintain a transportation system that is safe. 
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Policy 12.5.2 -IdentifY and implement ways to minimize conflict points between different modes of 

travel. 

Additional Finding: Complies. Specific concerns were raised regarding impacts from 99-E 

Accident Route Diversion. South End is an incident route for when 99-E is closed. Closure of 99E 

occurs 2-3 times a year and may impact South End Road. This was not identified as an issue by the 

public during the hearings and it is outside the scope of this legislative proposal that is limited to 

land use planning. However, the Planning Commission recommended that additional sign age and 

early public information alerts be used to notifY residents during those events to be aware of the 

additional traffic and consider alternative routes. 

Policv 12.1.5 

Investigate the possibility of a new street connection between South End Road and Highway 99E 

between Downtown and New Era. 

Additional Finding: Complies. Specific concerns were raised by the public for an additional access 

road to serve the area. Neither TSP nor SECP includes vehicle access roads through Canemah Bluffs 

due to jurisdiction, cost and e nvironmental impacts, however a regional multi-modal walking and 

biking trail is part of the city's TSP and the Metro RTP. This is addressed through the TSP a nd SECP 

with a second collector loop Road connection to South Central Point Rd. Although the Planning 

Commission found that adequate access and capacity was available to support the planned uses, the 

Planning Commission recommended the coordination of future studies with Clackamas County, Metro 

and ODOT via the Public Works Director and Transportation Advisory Committee for further work in 

this area, if resources become available. 

Goal 5.4 Natural Resources 

IdentifY and seek strategies to conserve and restore Oregon City's natural resources, including air, 

surface and subsurface water, geologic features, soils, vegetation, and fish and wildlife, in order to 

sustain quality of life for current and future citizens and visitors, and the long-term viability of the 

ecological systems. 

Additional Finding: Complies. The Planning Commission heard concerns over impacts to water 

quality areas, detention facilities locations and des igns, off-site impacts to a drainages outside of 

plan areas. This issue is addressed by the Na tural Resource sections of the SECP, its Appendix, 

Chapter 5 -Natural Resources, through the a pplication ofOCMC 17.49- NROD, OCMC 13.12-

Stormwater, and through the City's NPDES-MS4 permit compliance process. Additionally, drainage 

plans for development applications must document soil conditions on s ite and map Water Quality 

Resource Areas (WQRAs). These s ta ndards include ma ndatory standards within Natural Resource 

Overlay District (NROD) areas, and voluntary best management practices outside of NROD. 
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Additionally, Public Works has a multi-year work program for NPDES (National Pollutant 

Elimination Discharge System) Permit Implementation and is in the process of updating the 

Stormwater Mgmt. and LID standards. 

Regarding habita t and tree protection, specific concerns were raised about protection of upland 

habitat, trees and stands outside of mapped NROD areas. This is addressed by th e identification of 

specifi c habitat and tree areas in the plan, and through OCMC 17.41 Tree Protection. No additional 

action is proposed at this time. 

Although the Planning Commission found the existing regulatory protections adequate, the Planning 

Commission also recommended that staff review OCMC 17.41 to determine whether additional 

protection or mitigation is needed via legislative process in 2014. 

The Planning Commission recommended implementation of Best Management Practices [BMPs) for 

Low Impact Development to maximize public involvement and input on the NPDES permit compliance 

and LID standards when the process begins. 

Goal10.1 Diverse Housing Opportunities 

Provide for the planning, development and preservation of a variety of housing types and lot sizes. 

Additional Finding: Complies. The Planning Commission received testimony emphasizing the 

need for senior dwelling single-story floor plans, a nd housing that supports aging in place with 

mobility. This concern is addressed in detail in the Title 11 Compliance Report regarding housi ng 

variety a nd a ffordability. City code and policies already provide for tra nsitional living, senior living, 

group homes a nd cottage hous ing in Single Family Residential zones as well as other zones. The 

code does not prohibit s ingle story dwellings. The market will provide if there is sufficient demand. 

Although the Planning Commission concluded that the proposed concept plan does permit the 

construction of a variety of housing options, it also directed staff to draft possible incentives for single­

story plans or ground floor master bedrooms in the Residential Design Standards in OCMC 17.20 in 

late 2014 as part of city-wide code updates. 

Goa/11.1 Provision o{Public Facilities 

Serve the health, safety, education, welfare, and recreational needs of all Oregon City residents 

through the planning and provision of adequate public facilities. 

Additional Finding: Complies. The public voiced their concern over the need fo r accurate 

estima tes for costs of infrastructure and SDCs, and the need to update concept plan estimates for 

public infrast ructure as new information is made available. This is addressed in the Title 11 
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Analysis for public infrastructures as reviewed by the Technical Advisory Team and approved by 

Metro. See also the applicable up dates to the various "Ancillary Documents" (Water, Sewer, 

Transportation, Storm water Master Plans). Currently, Public Works Department is starting to 

update the storm water and sewer mas ter plans 2014-2015 which will inform these determinations 

as well. 

Although the Planning Commission concluded that adequate public facilities can be made available to 

support uses identified in the Concept Plan, the Planning Commission recommends that staff provide 

regular updates regarding public infrastructure plan updates to the Planning Commission. 

Goa/11.3 Water Distribution 

Seek the most efficient and economic means available for constructing, operating, and maintaining the 

City's water distribution system while protecting the environment and meeting state and federal 

standards for potable water systems. 

Policy 11.3.2 

Collaborate with the South Fork Water Board to ensure that an adequate water supply system is 

maintained for residents. Coordinate with the South Fork Water Board, the City of West Linn, and 

Clackamas River Water to ensure that there is adequate regional storage capacity. 

Additional Finding: Complies. The public ra ised concerns over the adequacy of water supply to 

serve the pla nned growth . This is addressed by the South Fork Water Board Master Pla n (updated 

2010). Also, see attached letter from SFWB General Ma nager john Collins attesting to the speci fic 

capacity of the water supply. 

Planning Commission directed staff to publicize SFWB conservation plan tools on City website 

http:/ j www.sfwb.org/index. phpjconservation and it will do so. 

Goal 7.1 Natural Hazards 

Protect life and reduce property loss from the destruction associated with natural hazards. 

Geologic Hazards 

Polic;y 7.1.8 

Provide standards in City Codes for planning, reviewing, and approving development in areas of 

potentia/landslides that will prevent or minimize potentia/landslides while allowing appropriate 

development. 

City of Oregon City I PO Box 3040 1221 Molalla Avenue, Suite 200 I Oregon City, OR 97045 
Ph (503) 722-3789 www.orcity.org 
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Additional Finding: Complies. The Planning Commission heard testimony that the City s hould 

adopt s lope s usceptibility mapping now available from the Oregon Department of Geology and 

Minerals (DOGAMI), that the city should look closely a t the existing code OCMC 17.44 to determine 

if additional standards are needed. OCMC 17.44 Code and Maps were updated following the Park 

Place Concept Plan a nd agai n in 2010. These standards requ ire that steep s lope regula tion is 

imposed pursuant to a ll current DOGAM I mapping. Further, the majority of plan area planned for 

development is flat. There are no unknown deep or shallow slide hazards that were not previously 

mapped on th e slope s usceptibility maps. There is some shallow sl ide potential indicated where 

water features and s treams cross the planning area, w here high grou nd "':'ater is indicated, and near 

e ngineered cu t banks and fill piles. These areas a re shown on city's LIDAR data layer. Public Works 

a nd GIS Department is already incorporating the new DOGAM I mapping data into the City's GIS. 

City-owned LIDAR data is the basis for the mapping that DOGAMI has done to date. City is a 

DOGAMI partner. 

Although the Planning Commission finds the current regulations will adequately protect existing and 

proposed development within the South End area from landslide, the Planning Commission also 

directed Staff to review the Factors of Safety, Landslide Deposits and Headscarp Mapping from 

DOGAMI in the latest report, to amend code section 17.44 to include ref erences to on-line DOGAMI 

Slope Susceptibility mapping resources as an additional resource, 

http:/ j www.oregongeology.orgj subjslidoj index.htm, and to link the City website to the DOGAMI 

hazard viewer on-line mapping tool Oregon HazVu: Statewide Geohazards Viewer. 

Goal 5.1 Open Space 

Establish an open space system that conserves fish and wildlife habitat and provides recreational 

opportunities, scenic vistas, access to nature and other community benefits. 

Goa/ 8.1 Developing Oregon City's Park and Recreation System 

Maintain and enhance the existing park and recreation system while planning for future expansion to 

meet residential growth. 

Additional Finding: Complies. The Pla nning Commission received specifi c concerns regarding 

acquisition or dedication of trails and open space identified on the concept plan. This is addressed 

through the s pecific code amendment recommendations, th rough the pla n recommendations for 

capital funding of pa rks and trai ls, and with the upcomi ng city-wide code amendments in 2014. 

Although the existing and planned park and recreation amen ities contained in the plan will be 

adequate to serve fu ture residential growth, the Planning Com mission recommended that trail and 

City of Oregon City I PO Box 3040 1221 Molalla Avenue, Suite 200 1 Oregon City, OR 97045 
Ph (503) 722-3789 www.orcity.org 
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open space acquisition and dedication requirements be reviewed as part of city-wide code 

amendments in2014. 

Miscellaneous Corrections, Formatting and Maps 

Staff is requesting that the City Commission review and suggest any revisions to the map and plan 

as soon as possible in order that the consultant can efficiently make final revisions to the plan and 

map by March 5, 2014. No further changes to the following list were recommended by the Planning 

Commission: 

• Improve map resolution, existi ng st reet labeling and overall graphic quality. 

• Add s idebar captions where missing. 

• Pages: i, ii (road near Metro property), 1, 2 (process), 5, 8-9 (parks and tra ils), 23 (local v. 

fam ily friendly clarification), 25, 26,37 (schools), 46 (in relation to 22-23) 

• Update Stormwater Figure and adjust following figure numbers accord ingly 

• Add fire protection discussion 

• Add concept plan diagram legend, city limits and UGB 

• Correct page 12 of Appendix C (the multi-modal street system map is mirrored, i.e. the text 

and map are backwards). 

• Revised regiona l detention facility locations to be more general j conceptualized with 

dashed polygon rather than blue dot. 

CONCLUSION AND RECOMMENDATION 

The Planning Commission recommends that the City Commiss ion approve Planning Fil es L 13-03 

and L 13-04 with these add itional find ings a nd recommendations. 

Final steps for Adoption 

March 5, 2014 -Review Final Completed Plan and Concept Map 

March 5, 2014 -First Reading of Ordinances No. 13-101 6 and Ordinance No. 13-1017 

March 19,2014 -Second Reading of Ordinances No. 13-1016 and Ordinance No. 13-1017 

EXHIBITS 

See separate list of Exhibits . 

City of Oregon City I PO Box 3040 I 221 Mola lla Avenue, Suite 200 I Oregon City, OR 97045 
Ph (503) 722-3789 www.orcity.org 
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EXECUTIVE SUMMARY
The South End Concept Plan preserves what residents value most about South End today while 
planning for those who will live there in the future.  The Concept Plan area is located adjacent 
to the southwest corner of Oregon City, south of Rose Road and extending approximately 
one mile south along both sides of South End Road. A robust and comprehensive community 
engagement process formed the basis of the Concept Plan.  A variety of strategies were used 
to define a community vision and values and engage the community early and frequently with 
the broadest possible participation.  Today, South End is a predominantly residential area of low 
density single-family homes, with a mix of larger lot of county subdivisions and newly developed 
city subdivisions. The South End Concept Plan establishes a series of walkable and diverse new 
neighborhoods that are modeled after the most valued and beloved historic neighborhoods in 
Oregon City and throughout the region.  

Community Vision and Values
Vision
Oregon City’s South End is a safe, vibrant and diverse community.  Parks, plazas and other public 
gathering places strengthen the sense of community and connectedness.  A variety of housing 
choices and amenities are the foundation of great neighborhoods for people of all ages.  South 
End’s historic rural character is retained through a variety of means.  Streams, trees, wetlands and 
wildlife habitat are protected and enhanced through a network of natural areas.  As one center 
of community, McLoughlin Elementary is a hub of learning and information exchange.  Paths, 
trails and family friendly streets provide safe travel for all. Several transportation options are 
available and connect South End to downtown Oregon City and the region.

Values
Rural Character
South End is a peaceful community whose pastoral nature is indicated by small farms, large fields 
and expansive views.  

Livable
Homes and neighborhoods in South End are safe, attractive and family-friendly.  

Sense of Place
South End residents respect the unique culture and history of the area.

Environmental Quality
South End residents care deeply for the streams, trees, clean air and water and other natural 
features.

Excellent Schools
The South End community takes pride in and supports the high quality of its schools.  
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Concept Plan Diagram

Key Elements

Natural Features
zz Preservation of contiguous natural spaces and wildlife corridors.
zz Preservation of most wetland areas with several road connections across streams/wetlands at 
narrow points.

zz Improved access to natural areas and views.

Parks and Trails
zz Network of new parks, open spaces and gathering places.
zz Larger park sufficient for ball fields and other recreational opportunities.
zz Trail connections to parks, natural areas, regional trails, neighborhood retail and residential 
neighborhoods.

zz Use of utility corridors for new trails.
zz Preservation of private open space for non-public uses.
zz Civic uses envisioned in various parks and public spaces.

Housing
zz Housing choice—a mix of single family (large, medium and small lots), multi-family and 
mixed-use designations.

zz Small lot residential located in two neighborhood centers along South End Road.

Retail
zz Limited neighborhood commercial uses along South End Road at Forest Ridge Lane and 
Navajo Way.

Transportation
zz Complete road network promotes connectivity and increases travel options.
zz Pedestrian and bicycle improvements, including new sidewalks, pathways and bike lanes.
zz South End Road as three-lane arterial.
zz Two family-friendly roads parallel to South End Road; the eastern-most designated a 
collector.

zz A slow, narrow road along the bluffs to provide public access and views.
zz Roundabouts to safely accommodate through-traffic at major intersections.
zz Optimized number of new street connections to South End Road to preserve capacity.

Infrastructure
zz New water and sewer infrastructure constructed with roads to meet community needs.
zz Stormwater retention ponds and swales along natural features at edges of plan area.
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BACKGROUND
The City of Oregon City has prepared the South End Concept Plan to preserve 
what residents value most about South End today while planning for those who 
will live there in the future.  The South End Concept Plan project area is located 
adjacent to the southwest corner of Oregon City, south of Rose Road and extending 
approximately one mile south along both sides of South End Road. Today, South 
End is a predominantly residential area of low density single-family homes, with 
a mix of larger lot of county subdivisions and newly developed city subdivisions. 

The Metropolitan Service District (Metro) requires governing jurisdictions to adopt 
comprehensive plan provisions for areas brought into the urban growth boundary 
(UGB) to guide the orderly and efficient conversion from rural to urban uses.  The 
South End Concept Plan establishes a framework of policies and implementing 
ordinances before annexation can take place and urban-level development can 
occur.  A product of extensive community engagement and technical analysis, the 
South End Concept Plan is adopted as an amendment to the City’s comprehensive 
plan and zoning code, which must comply with Metro code and DLCD requirements.  
In compliance with Title 11 of Metro’s Urban Growth Management Functional Plan, 
elements of the South End Concept Plan include housing, transportation, natural 
resources, parks and trails, public facilities and services, schools and financing.  In 
accordance with the Oregon City Comprehensive Plan, the South End Concept Plan 
also includes commercial designations in an amount sufficient to serve the needs 
of the South End neighborhood.

Process
A robust and comprehensive community engagement process formed the basis 
of the South End Concept Plan.  A variety of strategies were used to define a 
community vision and values and engage the community early and frequently 
with the broadest possible participation.  The community engagement process was 
designed to:

zz Encourage dialogue and provide opportunities to participate meaningfully 
throughout the planning process.

zz Identify and communicate potential Concept Plan benefits.
zz Build understanding and trust in the planning process through clarity and 
transparency.

zz Create a framework for implementation.

A 19-member Community Advisory Team (CAT) representing a variety of interests 
was convened to guide development of the South End Concept Plan.  The CAT 
met seven times throughout the course of the project to review and comment on 
work products, advise on public involvement and community engagement efforts, 
act as liaisons to specific constituencies or interest groups, host public events and 
encourage community members to participate in the Concept Plan process.  A 
Technical Advisory Team (TAT) also was established to review the key deliverables 
for technical adequacy and jurisdictional conformance.  The TAT consisted of City 
staff and representatives from Metro, Clackamas County and other local service 
providers and governing agencies.

Thank you for all the 

hard work that everyone 

is doing to keep us all in 

the loop and asking for 

our input.

Sample quotes from 

participants are 

included in boxes such 

as this throughout the 

document.
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In addition to a host of more traditional public engagement, the City also used a 
variety of social media forums to enhance community engagement, including an 
interactive website, email blasts, and regular posts/tweets on Facebook and Twitter.

The community engagement process consisted of two phases.  Phase 1 (Community 
Vision and Values) was designed to 1) provide South End community members with 
information about the project, including the history of the Urban Growth Boundary, 
land use planning in Oregon, and reason for concept planning; and 2) engage 
residents in a discussion about community values, preferred methods of participation, 
and desired outcomes including potential benefits of concept planning and eventual 
urbanization.  The effort began with eight in depth interviews of residents and key 
stakeholders to better understand the unique qualities of South End and refine the 
community engagement approach. The other primary tool for achieving the Phase 1 
goals was a series of Community Conversations.  The CAT, with support from the City, 
hosted 17 Community Conversations with various community and civic organizations 
throughout the city of Oregon City and in the South End area. Participants were asked 
to respond to these questions:

1.	 What do you like best about South End?
2.	 Is there anything you would change about South End to make it better?

An online survey was used to augment the interviews and provide an opportunity 
for expanded engagement. The City received 40 responses to the same questions of 
what people like about South End and what they would change to make it better. 

Phase 1 results were used to establish a preliminary community vision and values 
to guide the Concept Plan process.  The vision and values were be used to develop 
evaluation criteria for the draft and final Plan.  The vision and values were reviewed 
during a public open house on December 13, 2012.  This was one of four community 
meetings to engage the broader Oregon City and South End communities.  The open 
house also was used to identify opportunities for future enhancements to preserve 
South End’s key attributes of the natural and built environments.  An interactive 
online forum or “virtual open house” was launched in conjunction with open house 
and allowed participants to answer the same questions asked at that event.  In total, 
more than 300 people participated in the open house and online forum.  

The purpose of Phase 2 (Concept Plan Development) of the community engagement 
process was to translate the vision and values into a Concept Plan for South End.  The 
City invited community participation through a video hosted on the project website 
(www.southendconceptplan.org).  The first activity of Phase 2 was the February 27, 
2013 community workshop where approximately 100 participants learned about 
best practices in planning and urban design then took part in a land use planning 
game to envision their ideal land use patterns for the future of South End, including 
parks, trails, roads, housing, retail and civic uses.  The 18 community design maps 
were used to develop three design alternatives for the future of South End.  

The three land use alternatives were presented at Part 1 of the Forum for the Future 

What people like about 

South End now:

• South End is a nice, 

safe community where 

you can enjoy the 

scenery and overall feel 

of the area.

• South End is one 

step into the country 

from a neighborhood.  

Amazing!

• I feel very safe in my 

neighborhood.  It is very 

quiet.  It’s an easy drive 

to downtown Oregon 

City and Portland. At the 

same time, I’m a minute 

away from the beauty 

of the farms where I can 

cut my Christmas tree, 

buy farm fresh eggs or 

ride horses. 
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of South End April 12-13, 2013 where TAT, CAT and community members reviewed 
the alternatives through two days of events.  An online forum was launched April 
15th and continued throughout the month.  Forum participants identified aspects 
of the three alternatives they most liked and disliked.  These comments were used 
to develop a preferred community design concept that incorporated the most 
favored elements of the three alternatives.  Community members reviewed the 
preferred concept Part 2 of the Forum on the Future of South End on June 1, 2013 
and accompanying online survey.  Participant comments were used to refine the 
preferred concept resulting in the draft Concept Plan and map.  In total, more than 
250 people participated in the Forum.

Existing Conditions
The 611-acre South End Concept Plan study area consists of 133 acres currently 
in the limits of Oregon City, as well as the 478 acres in unincorporated Clackamas 
County.  The unincorporated area is comprised of approximately 188 acres brought 
into the Urban Growth Boundary (UGB) in 2002 and another 290 acres added 
to the UGB prior to 2002.  That 290-acre area has not been annexed to the city.  
The Concept Plan Area is bordered by the City of Oregon City to the north and 
Clackamas County Urban and Rural Reserves to the east, west, and south.  More 
detailed descriptions of existing conditions in South End can be found in Appendix 
A.

Land Use
The predominant land use in the concept plan area is low density residential 
subdivisions developed in the 1970s, interspersed with some limited farm and 
forest uses, pastures and a few institutional uses.  The majority of the housing 
within the plan area is located along the long access roads which intersect South 
End Road. The northern end of the planning area, from Forest Ridge Road south, 
is comprised of a network of county subdivisions interspersed with larger acreage 
lots developed primarily between the 1970s through the 1990s.  Fingers of 
incorporated city subdivisions interweave with these unincorporated areas. 

Buildings should 

blend with the current 

character of South End.
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Add more green spaces 

and parks in areas of new 

housing.

Figure 1.  South End Concept Plan Area
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Beutel Road and Forest Ridge Road are long straight spine roads which both run 
to the east away from South End Road.  The housing along these roads consists 
of a mix of some one or more-acre rural estate-styled housing and several dozen 
quarter- to half-acre lots in various configurations.  The homes are a mixture of 
newer and older styles with a predominance of single-story, single-family houses 
with side and rear yard outbuildings.  

At the southern end of the planning area is the Kelland Court neighborhood.  Lots 
here tend to be larger and more spread out than the northern end of the planning 
area.  Moving north up Sound End Road leads to several county subdivisions 
which consist of half to quarter-acre single-family lots and are separated from one 
another by fields which have yet to develop and in some cases, are privately-owned 
open space.  

Lands in the planning area within the city limits are designated as one of two 
Oregon City single-family residential zoning districts.  Lands within the planning 
area that fall under the County’s jurisdiction are in one of two county zoning 
designations as shown in Table 1.

Table 1.  Zoning within the Planning Area, Oregon City South End, 2012

Zoning Abbreviation Jurisdiction Acres
R-8 Single Family Dwelling District 8,000 SF 

Minimum
City of Oregon City 43.2

R-10 Single Family Dwelling District, 10,000 SF 
Minimum

City of Oregon City 62.0

FU-10 Future Urban 10-Acre District Clackamas County 314.1
RRFF-5 Rural Residential Farm Forest 5-Acre District Clackamas County 191.5

Source:  City of Oregon City Municipal Code, Title 17 / Clackamas County Zoning and Development Ordinance

Buildable Land Analysis1

Buildable lands are those within the urban growth boundary that are suitable, 
available, and necessary for residential or employment uses.  Buildable lands 
include both vacant land and land that is likely to be redeveloped, and are not 
severely constrained by natural hazards or subject to natural resource protection 
measures.  The amount of buildable land within the planning area is described in 
Table 2.  The 283 net buildable acres identified in this preliminary analysis are the 
maximum acres projected to be available for development, as shown in Figure 2.

Table 2.  Buildable Areas, Oregon City South End, 2012

Gross Area in UGB Area 498.7 Acres
Developed Land 101.8 Acres
Unbuildable Land 27.7 Acres
Buildable Land 369.2 Acres
New Roads and Utilities (25%) 92.3 Acres
Net Buildable Area 276.9 Acres

1 Definitions related to the Buildable Land Analysis can be found in Appendix A, Existing Conditions 
Report.



6 Oregon City South End Concept Plan



March 2014 7

Figure 2. Buildable Lands Analysis
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Transportation
Located at the top of Canemah Bluff, the planning area is characterized by 
disconnected streets with large block lengths despite the relatively flat terrain. 
The only street providing for higher capacity motor vehicle movement through 
the study area is South End Road, running north-to-south connecting the study 
area to McLoughlin Boulevard (Highway 99E) at two locations, located roughly two 
miles north and south of the study area. The southerly route towards Canby has a 
connection at 99E that is designed for rural operating conditions, and may need 
to be upgraded to adequately serve higher levels of traffic. Most of the remaining 
streets in the planning area are non-through routes and connect directly to South 
End Road. 

South End Road and Salmonberry Drive are generally the only routes that provide 
dedicated bicycle and pedestrian access in and out of the Plan area. South End 
Road lacks continuous sidewalks. While motor vehicle traffic volumes are not very 
high, the posted speed is 40 miles per hour and this section of South End Road 
abuts John McLoughlin Elementary School, a significant source of walking and 
driving trips.  Continuous bike lanes along South End Road north of Beutel Road 
connect the study area to Warner Parrott Road.  As an east-to-west through street 
with bike lanes, Warner Parrott Road is an important connection for bicycle travel in 
Oregon City, linking bicyclists to other key routes in the City, including Linn Avenue, 
Beavercreek Road and Molalla Avenue.

While transit service is not currently provided in the study area, it is provided in 
Oregon City by TriMet via seven fixed bus routes connecting Oregon City to the 
rest of the Portland Metropolitan area.2 An Americans with Disabilities Act (ADA) 
paratransit service is also available within the study area. In addition, seasonal 
transit service is provided to residents and tourists via the Oregon City Trolley, and 
regional service is provided via the Canby Area Transit system, South Clackamas 
Transportation District, and Amtrak. Also, the Oregon City Pioneer Community 
Center runs a transit bus service for seniors to access essential services through a 
contract with Ride Connect, which is funded with federal grant funding. 

Public Infrastructure and Services
Water
As shown in the City’s 2012 Water Master Plan, the South End Concept Plan area 
is served by Boynton and Henrici Reservoirs and the Mountainview Pump Station.  
Water services within the planning area are served by both the City of Oregon 
City and Clackamas River Water (CRW).  Transmission mains within South End 
Road are owned by the City of Oregon City and Clackamas River Water.  There is a 
master service meter located just southwest of S. Impala Lane and South End Road 
intersection, which delineates the two service districts.  The City and CRW have a 
joint access agreement for special situations for areas outside of the City limits. A 
majority of the study area is serviced by CRW under this agreement as these areas 

We need to make sure 

the roads are safe for 

walkers and bikers.  

Currently, there is 

nowhere to walk in 

many places. 

2 TriMet discontinued service on South End Road in 2009, due to low ridership and budget reductions 
for local bus services. 
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are intermixed with unincorporated and incorporated properties. Areas outside of 
the City limits are serviced by Clackamas River Water District (CRW).

Stormwater
The planning area falls within the Amanda Court, Allen Court, and South End 
drainage basin areas as shown in the City of Oregon City Drainage Master Plan 
(January 1988). These basins are part of tributaries that drain to the Beaver Creek.  
Stormwater within the study area is currently being managed by a combination of 
roadside ditches, natural drainage channels, and underground storm conveyance 
systems.  Additionally, there are a handful of existing detention ponds within the 
City’s boundaries that service existing subdivisions and a privately owned detention 
pond located along the southeast side of South End Road and Kelland Court.

Sanitary Sewer
The only areas serviced by City wastewater collection are the lands located within 
the City limits in the northeast and east sections of the planning area.  The majority 
of the homes within the planning area are outside city limits and currently on septic 
systems.  The City Sanitary Sewer Master Plan indicates that the areas within the 
Plan boundary will drain to the South End Basin and appear to be able to handle 
the load at build out to urban densities.  Areas within the Plan area that are inside 
City limits convey flows to the Parish Pump Station to the wastewater treatment 
plant. 

Natural Resources
Two potentially jurisdictional wetlands and seven other waters of the State/United 
States comprising approximately 3.7 acres and 2.38 acres respectively were identified 
within the Plan area.  Most of the wetland acreage is comprised of a somewhat 
linearly-shaped depression along a stream channel located in the northernmost 
portion of the study area. The other wetland area is east of the intersection of 
Forest Ridge Road and South End Road, near the confluence of two channels.  

There are no significant natural areas in South End as defined under Oregon 
Statewide Land Use Planning Goal 5.  However, the Canemah Bluffs Natural Area is 
directly adjacent to South End and overlook the Willamette River. The Willamette 
River is an American Heritage River and the Willamette River Water Trail is one of 
14 nationally recognized water trails.  There are several existing wildlife habitat 
types in the area, including approximately 102 acres of forested area and 43 acres 
of open grass space.

Parks and Trails
There are no public parks within the South End study area—existing open space is 
privately owned and maintained and signed as restricted access. Residents living 
in South End can utilize nearby Madrona Open Space, owned by the City, and 
John McLoughlin Elementary School open space, owned by the Oregon City School 
District.  Currently in South End, there is a precedent for privately maintained open 
spaces serving particular residential subdivisions. South Park Estates, Finnegan’s 

I really like emphasizing 

access for everyone to 

the views and beauty of 

the area.
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Terrace and Merchant Meadows are examples of subdivisions that maintain private 
open space areas.

The Metro-owned and maintained Canemah Bluff Natural Area, outside the urban 
growth boundary, provides residents of South End with opportunities for engaging 
in hiking, nature viewing, and other recreational activities. This 308-acre natural 
area is split into two distinct sections and serves as a significant wildlife habitat 
resource for the region. Metro anticipates developing a formal master plan for 
the southern section of Canemah Bluffs within the next few years.  This section of 
Canemah Bluffs is closest in proximity to the residents of South End. Filbert Run 
Park is a planned 3.5-acre park site that will be located just two blocks northeast of 
the South End study area. Park amenities have yet to be determined.

Currently, the South End study area does not have any publicly designated walking 
or biking trails. The Trails Master Plan (2004) identifies several trail projects that 
would improve active transportation access in South End, including the proposed 
Oregon City Loop Trail and Canemah Bluff Trail and BPA Powerline Trail.  Planned 
inter-neighborhood trails include Finnegan’s Trail and Parkland Trail. 

Housing and Commercial Market
Oregon City had approximately 14,388 employees within the local service area in 
2010, according to Metro.  Metro forecasts indicate that Oregon City will add another 
5,073 new households and 8,098 new jobs between 2010 and 2035, including 2,337 
retail jobs, 3,263 service jobs and 2,498 other (industrial and government) jobs. 
Primary locations for new employment include downtown Oregon City as well as 
planned development areas such as Beavercreek, and locations in and around the 
Clackamas Community College campus.  The South End area is expected to add 
approximately 1,539 households and 76 jobs.

Single-family detached housing units have traditionally dominated Oregon City’s 
residential development patterns.  Recent housing developments along South End 
Road include a mix of single-family detached homes, small lot detached homes, 
townhomes and duplexes. 

Oregon City has had relatively high vacancy rates for general retail and has shown 
negative absorption levels for both general retail and shopping center space over 
the past 12 months.  Within the Primary Market Area for the South End area there 
is significant retail trade leakage, which occurs as households travel outside the 
area to make retail purchases. By adding a neighborhood or community shopping 
center, South End could be positioned to intercept a portion of the retail trade 
leakage and benefit from long-term growth in household buying power that would 
occur as additional people move into Oregon City.

This area is residential 

and people have bought 

homes in this area for 

that reason.

I like the clusters of 

commercial areas as 

opposed to “strip” areas.
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Figure 3.  Opportunities and Constraints
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Opportunities and Constraints
Opportunities and constraints were developed based on comments received at the 
December 13 Community Open House and are illustrated in Figure 3.

Opportunities
zz Large lot sizes within the planning area allow for large assemblages of property.
zz Existing properties can be consolidated into a regionally managed stormwater 
system to and preserve natural resources and sensitive areas.

zz New roadways, paths and trails can link homes to local and regional amenities.
zz Preserve views as a lasting amenity for future residents.
zz High potential for successful residential development due to a preference for 
suburban neighborhoods, increasing householder income levels and South End’s 
proximity to schools and parks  

zz Lack of neighborhood amenities may be addressed through a combination of 
appropriate zoning and adequate site planning. 

Constraints
zz Existing development pattern and ownership fragmentation makes property 
assembly difficult.

zz Established linear road network makes it difficult to provide new connections 
between existing roads.

zz Large existing developments reduce the ability to link roads and trails.
zz Fragmented development along main roadways has low redevelopment 
potential.

zz Public infrastructure (sewer, water, and stormwater) are currently lacking or built 
to a county standard.
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SOUTH END CONCEPT PLAN

Community Vision and Values

Vision
Oregon City’s South End is a safe, vibrant and diverse community.  Parks, plazas 
and other public gathering places strengthen the sense of community and 
connectedness.  A variety of housing choices and amenities are the foundation of 
great neighborhoods for people of all ages.  South End’s historic rural character 
is retained through a variety of means.  Streams, trees, wetlands and wildlife 
habitat are protected and enhanced through a network of natural areas.  As one 
center of community, McLoughlin Elementary is a hub of learning and information 
exchange.  Paths, trails and family friendly streets provide safe travel for all. Several 
transportation options are available and connect South End to downtown Oregon 
City and the region.

Values
Rural Character
South End is a peaceful community whose pastoral nature is indicated by small 
farms, large fields and expansive views.  

Livable
Homes and neighborhoods in South End are safe, attractive and family-friendly.  

Sense of Place
South End residents respect the unique culture and history of the area.

Environmental Quality
South End residents care deeply for the streams, trees, clean air and water and 
other natural features.

Excellent Schools
The South End community takes pride in and supports the high quality of its 
schools.  

Increase the diversity, 

but not necessarily the 

density, by promoting 

a few small retail 

businesses, more 

housing types and more 

options in transportation 

than just the private 

automobile.
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Figure 4.  Concept Plan Diagram
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Concept Plan Overview
The South End Concept Plan establishes a series of walkable and diverse new 
neighborhoods that are modeled after the most valued and beloved historic 
neighborhoods in Oregon City and throughout the region.  

Residents have a choice of places to work, shop, recreate and learn within a short 
walk or drive from their homes.  Community-serving retail stores, workshops and 
businesses cluster in two small neighborhood centers along a new South End main 
street, where the greatest number of social and economic interactions occur.  Most 
homes are within a five to ten minute (1/4 to ½ mile) walk to the neighborhood 
centers, where they can pick up some essentials from a small grocer or meet friends 
for coffee in a local deli or café.  

Public parks and open spaces provide places to gather, recreate and enjoy the area’s 
scenic beauty.  These green spaces also preserve and protect sensitive resources.  
Small neighborhood parks are dispersed throughout the neighborhoods, just a 
two to three-minute walk from most residences.  A large, eight-acre park has the 
potential to provide ball fields, group picnic areas, a dog park and other recreational 
facilities to users throughout the city.  Natural wetlands in drainages and small 
creeks combine with boulevards to create several looping greenways surrounding 
the neighborhoods.  These greenways provide a circuit that eventually joins with 
the John McLoughlin Elementary School open space and meet up with the new 
Metro Regional Canemah Bluff Natural Area with preserved natural habitat and 
extensive hiking trails.  

Homes are grouped close together in the blocks surrounding the neighborhood 
centers, while lots further from the centers, toward the neighborhood edges, are 
increasingly larger.  Many of the lots in the new neighborhoods will have rear service 
alleyways for accessing garages behind houses and shops.  By eliminating garages 
from the street, houses can be designed to orient front porches and stoops to the 
streets, which in turn contribute to “eyes on the street” or natural surveillance of 
passersby.  Neighbors knowing one another and keeping a watchful eye on the 
streets, sidewalks and parks are the best security for a community.

South End utilizes a network of streets connecting convenient destinations to 
which residents can walk, bike or drive.  New local streets and lanes are added 
incrementally from one branch to the next to help disperse travelers, provide 
parallel routes to South End Road, and maintain slow speeds throughout the 
neighborhood.  Eventually these “capillary” streets will form a web of ways to travel 
throughout the community. Some proposed roadways within the concept plan will 
utilize a center island which may be used for tree planting, pedestrian features, and 
art installations while also providing stormwater management functions.

Key Elements

Natural Features
Preservation of contiguous natural 
spaces and wildlife corridors.

Preservation of most wetland areas 
with several road connections 
across streams/wetlands at narrow 
points.

Improved access to natural areas 
and views.

Parks and Trails
Network of new parks, open spaces 
and gathering places.

Larger park sufficient for ball 
fields and other recreational 
opportunities.

Trail connections to parks, 
natural areas, regional trails, 
neighborhood retail and residential 
neighborhoods.

Use of utility corridors for new 
trails.

Preservation of private open space 
for non-public uses.

Civic uses in various parks and 
public spaces.

Housing
Housing choice—a mix of single 
family, multi-family and mixed use 
designations.

Small lot residential located in two 
neighborhood centers along South 
End Road.

Retail
Limited neighborhood commercial 
uses along South End Road at 
Forest Ridge Lane and Navajo Way.
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Sidewalks and pathways on both sides of every street provide the means to travel 
the neighborhoods safely.  Narrow street widths and on-street parking reduce 
traffic speeds throughout South End. Children can walk or bike safely to school on 
this network of interconnected paths, sidewalks and streets.  The interface between 
the neighborhoods and the Urban and Rural Reserves at their edges is of particular 
interest.  In most locations, a narrow, slow moving road runs along the edge of 
the neighborhood allowing residents throughout the community to enjoy natural 
parks and scenic views.

Civic uses, such as libraries, community centers, park pavilions, post offices, senior 
centers and interpretive centers, are places where people gather in addition to 
stores and cafes.  While these places fit well in the neighborhood centers along 
the main street, they can also disperse in the neighborhoods, depending on their 
functions.  Since civic uses are community-gathering places, they are best to be in 
highly visible places, perhaps at the end of an important street, or overlooking a 
park, plaza or square.  These become the symbolic icons that people use to remain 
oriented and grounded in their communities.  

The timing and extent of new improvements depends on many factors, including 
market conditions and the desire of owners to develop their properties. New 
development pays the majority of infrastructure costs through Systems Development 
Charges and other fees. The costs of large capital infrastructure such as sewer 
mains and pumps stations necessary to support private redevelopment of the plan 
area are thoroughly analyzed and properly financed before development occurs. 

Land Use
Property owners must apply for annexation of lands within the plan area to the City 
before any new development may take place. Upon voters’ approval the concept 
plan can slowly start to take form.  South End currently serves primarily residential 
frontages.  The proposed concept adds two small neighborhood commercial centers 
populated by several main street-oriented retail and mixed use opportunity sites.  
The northernmost commercial district is centered around the intersections of South 
End Road and S Forest Ridge Lane.  The southernmost neighborhood commercial 
site is located around the intersections of South End Road and S Impala Lane and S 
Navajo Way.  The remainder of the South End Road Corridor continues to provide 
opportunities for residential development.  New developments are encouraged to 
limit vehicular access to South End Road, instead favoring access from a series of 
new local streets created as the periphery of the planning area is developed.

The concept plan is designed to retain as much of the existing rural character as 
possible in the outer edge of the area through large lot residential land use.  The 
plan also reflects this notion by applying the City’s large lot land use designations 
throughout the majority of the planning area.

Key Elements

Transportation
Complete road network promotes 

connectivity and increases travel 
options.

Opportunities for new sidewalks, 
pathways and bike lanes.

South End Road as three-lane 
arterial.

Two family-friendly roads parallel 
to South End Road; the eastern-

most designated a collector.

A slow, narrow road along the 
bluffs to provide public access 
and views with safe pedestrian 

crossings to Cahemah Bluffs 
Natural Area.

Roundabouts to safely 
accommodate through-traffic at 

major intersections.

Optimized number of new street 
connections to South End Road to 

preserve capacity.

Infrastructure
New water and sewer infrastructure 

constructed with roads to meet 
community needs.

Stormwater retention ponds and 
swales along natural features at 
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While the outer edge of the plan is large lot residential, a mixture of districts 
provide for a diverse range of housing opportunities.  A few portions of the plan 
are available for attached and multi-family housing.  Small lot residential districts 
are clustered around the community’s activity centers where they are supported by 
urban services and eventual access to transit.  Large lot areas radiate out from the 
centers, providing a gradual transition in density to the community’s edges.

Large lot residential zoning makes up the majority of the planning area with more 
than 245 acres of low density residential lands.  A total of 132 acres of medium 
lot and 23 acres of small lot residential zoning is located in and near the activity 
centers along South End Road.  Again, zoning only applies when properties are 
annexed to the city.

Housing
By far, the largest allotment of lands within the concept planning area is residential.  
Approximately 400 acres are identified within the conceptual planning area as 
residential lands.  When annexed to the City, the lands will be assigned a variety of 
existing large lot zoning designations (R-10, R-8, and R-6) with 10,000, 8,000, and 
6,000 square foot lots.  The plan area will also contain selected medium and small 
lot residential areas.  The City’s existing R-5 and or R-3.5 zoning designations will 
be applied to medium lot areas resulting in parcels which range between 5,000 and 
3,500 square feet.  The medium lot designation will support detached residential 
homes as well as townhome or multiplex styled housing products.  The City’s 
existing R-2 zoning designations will be applied to the small lot residential district, 
resulting in average lot sizes of 2,000 square feet.  

The residential mix proposed within the planning area will eventually result in a 
wide range of dwelling unit types and densities providing housing choice for all 
income levels.  Table 3 illustrates the number of potential dwelling units within 
each residential category, ranging from a high of 2,637 units to a low of 1,747 units.

Table 3. Potential South End Dwelling Units

Residential Category
Potential 
Zoning

Gross Area 
(Acres)

Net Area 
(Acres)

High Density 
Estimate (Units)

Low Density 
Estimate (Units)

Large Lot Residential R-10, R-8, or R-6 244.7 195.8 1,193 716
Medium Lot Residential R-5 or R-3.5 132.3 105.9 1,106 774
Small Lot Residential R-2 23.0 18.4 336 256

Neighborhood Commercial / Mixed Use
MUR 11.2 9.0 No Assumed 

Density
No Assumed 

Density
Total 400 322 2,637 1,747

Note: See Appendix B for detailed density calculations.
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Oregon City is required by the Metro Urban Growth Management Functional Plan 
to provide for an average density of 10 units per acre in the 2002 UGB expansion 
area.  The area added prior to 2002 is governed by the Metropolitan Housing Rule 
and requires the City to provide for 8 units per acre.  The net acreage of the 2002 
UGB expansion area is approximately 133 acres resulting in the need to provide for 
1,330 units.  The net acreage of the pre-2002 UGB expansion area is approximately 
196 acres, resulting in the need to provide for 1,568 units.  Therefore, Oregon 
City is required to provide for approximately 2,898 homes, 261 more units than 
provided at the high end of the South End Concept Plan density range.

While the proposed Comprehensive Plan amendments do not achieve the numerical 
density requirement within the 2002 expansion area of the plan, Metro recognizes 
that “the City’s effort to successfully plan for a larger area, including developable 
land within the original 1980 UGB, has resulted in a well-integrated and higher 
density area overall.  For this reason, Metro concludes that Oregon City L13-03 and 
L13-04 and associated Findings of compliance meet the intent of and demonstrate 
substantial compliance with Title 11 of the Functional Plan as well as the conditions 
of addition of Metro Ordinance No. 02-969B.”

Neighborhood Commercial
Areas of the plan designated as neighborhood centers are assigned the 
City’s Neighborhood Commercial zoning designation upon annexation.  The 
implementation of the Neighborhood Commercial zoning results in an urban 
services and trading zone with opportunities for smaller scaled community 
convenience facilities.  Permitted uses within the neighborhood commercial zone 
include a variety of residential and commercial uses.

Parks and Trails
The South End Concept Plan provides access to a network of parks and open space 
within easy walking distance of residents and offers a variety of opportunities for 
recreation.  The South End area can be organized into roughly four neighborhoods 
based on a quarter-mile (five-minute) walking radius. The plan utilizes bands of open 
space consisting of sensitive habitat and drainage areas, park land and roadways 
with landscaped central parkways to connect each of these neighborhoods to each 
other and the adjacent regional natural area at Canemah Bluffs. Neighborhood 
commercial uses are focused along South End Road, with several opportunities to 
connect to park sites adjacent to these higher density areas, including creating a 
village center in the form of a plaza or green space. 

Also key to the development of the South End Concept Plan is an eight-acre 
community park. The 1999 Oregon City Park and Recreation Master Plan indicated 
a critical need for the City to acquire a park in this area as this portion of the City 
does not have access to community park facilities, is experiencing increased growth 
and has a limited supply of developable land.  Oregon City community members 
were surveyed in 2008 as part of the Parks and Recreation Master Plan Update. At 
the top of the list of needed parks and recreation facilities were: walking and biking 

Retain more open space 

and working landscape, 

such as farms and forest.
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trails (77%), small neighborhood parks (70%), open space and natural areas (61%), 
large group picnic areas and shelters (59%), large community parks (59%), and 
nature trails and nature center (56%).  The most common reason residents traveled 
outside the City for recreation purposes was to participate in soccer, baseball and 
basketball. The overall variety of facility types in the South End should be carefully 
considered as part of any site specific development plan.

The Oregon City Park and Recreation Master Plan, National Recreation and Park 
Association’s park and recreation facility guidelines provide the following standards 
for park development: 1-3 acres of neighborhood parks per 1,000 residents; 2-4 
acres of community parks per 1,000 residents; and 6-10 acres of developed park 
facilities per 1,000 residents.  These standards indicate the need for a minimum of 
19.8 acres of developed parks, including neighborhood and community or other 
developed park facilities in the planning area, assuming a minimum buildout 
population of approximately 2,200 residents. As currently proposed, the South End 
Concept Plan provides 24 acres of parks and an additional 51 acres of open space, 
as shown in Figure 5.
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Figure 5.  Proposed Parks and Open Space Improvements
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Natural Resources
Important natural resources occur within the South End Concept Plan area. These 
resources are predominately associated with unnamed stream channels located 
on the eastern portion of the plan area, and the area of western bluffs overlooking 
the Willamette River. The South End Concept Plan takes great care to preserve 
and integrate natural resources. An inventory map showing streams, wetlands and 
their buffers, and a vegetation classification map showing forest canopy and open 
spaces are used to inform decisions on where to plan development and where to 
preserve open space and natural resources.  Most development is concentrated 
outside of and away from natural resources, while recreational areas such as trails 
and parks are designed to complement and preserve those resources.  

Transportation
South End has an interconnected network of multi-modal streets that take advantage 
of the relatively flat terrain at the top of the bluff and build upon and connect 
with existing streets in the area. The design of the streets reflects the character of 
the neighborhood, reinforcing its rural nature while accommodating all modes of 
travel and users of all ages and abilities. The streets are more than just places for 
automobile travel; they are also where people gather, walk, bike, access transit, and 
park their vehicles. As such, they are designed to safely connect people to where 
they need to go, giving residents, and visitors more travel choices to destinations.

Multi-Modal Street System and Function
The 2013 Oregon City Transportation System Plan (TSP) street classification system 
consists of a scale and design appropriate to adjacent properties and land uses in 
South End as illustrated in Figure 6. These multi-modal classifications also provide 
for and balance the needs of all travel modes including pedestrians, bicyclists, 
transit riders, motor vehicles and freight. Within these street classifications unique 
circumstances may lead to alternative context sensitive designs. The Oregon City 
multi-modal street system standards adopted in the 2013 Oregon City TSP are 
further modified to reflect proposed land uses in the South End Concept Plan area, 
shown in Figure 7.

Public transportation 

is desperately needed, 

particularly as the 

population ages. 

Street Function
(Functional 

Classification of 
the street)

Street Type
(Based on the 
Concept Plan 

land use of the 
abutting 
property)

Street Design 
Type

Figure 6. Street Design Type
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Figure 7: Multi-Modal Street System
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The functional classification of a roadway defines its design characteristics (such 
as minimum amount of travel lanes), level of access and usage within the City 
and region. The street functional classification system forms a network that works 
together to serve travel needs on a local and regional level. Roadways with a higher 
intended usage generally provide more efficient motor vehicle traffic movement 
(or mobility) through the City, while roadways with lower intended usage provide 
greater access for shorter trips to local destinations. The three classifications 
designated for the South End Concept Plan area, include Minor Arterial Street 
(South End Road), Collector Streets (Beutel Road-Parrish Road, Rose Road, and 
Deer Lane extension), and local streets (all other streets in the South End Concept 
Plan area). 

As the major street through the area, South End Road connects residents, 
commuters, and visitors to downtown and the regional transportation system. It is 
designed in a manner to serve the through-travel demand, while still being viewed 
as an asset to the neighborhood rather than a barrier. Bicyclists are accommodated 
with an exclusive on-street bike facility that is physically separated from motor 
vehicle traffic with a parking lane and/or a buffer. Where on-street parking is 
allowed, the cycle track is located to the curb-side of the parking (in contrast to 
bike lanes). Those walking are accommodated with sidewalks buffered from the 
street with landscaping and/or street furnishings. Safe and comfortable pedestrian 
and bicycle crossings are provided where facilities cross South End Road.

To the east and west of South End Road are networks of streets and shared-use 
paths providing on and off street connections to schools, parks, housing and 
shopping. Primary street connections to South End Road for those driving in the 
Concept Plan area are via Deer Lane-Madrona Drive, Beutel-Parrish Road, and Rose 
Road. These streets employ design techniques to create safe, slow streets without 
diminishing vehicle capacity, mitigating the impacts of the traffic on the adjacent 
housing and providing greater balance between safety and mobility. 

Street Design Types
The street types in Oregon City require a balance between street functional 
classification, adjacent land use, designation and the competing travel needs by 
prioritizing various design elements. Overall, there are 10 different design types for 
Streets in the South End Concept area ranging from Mixed-Use Minor Arterial to 
Shared Local Street as illustrated in Figures 3a to 3j of Appendix C. The applicable 
design type for each street section can be seen in Figure 8.

Three street types designated for the South End Concept Plan area are:
zz Mixed-Use Streets typically have a higher amount of pedestrian activity and are 
often on a transit route. These streets should emphasize a variety of travel choices 
such as pedestrian, bicycle and transit use to complement the development 
along the street. Since mixed-use streets typically serve pedestrian oriented land 
uses, walking receives the highest priority of all travel modes. They are designed 
with features such as wider sidewalks, traffic calming, pedestrian amenities, 
transit amenities, attractive landscaping, on- street parking, pedestrian crossing 
enhancements and bicycle lanes.

I would like 

improvements of the 

street design to be 

simple, affordable, and 

therefore doable. 
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zz Residential Streets are generally surrounded by residential uses, although 
various small shops may be embedded within the neighborhood. These streets 
often connect neighborhoods to local parks, schools and mixed-use areas. They 
are designed to emphasize walking, while still accommodating the needs of 
bicyclists and motor vehicles. A high priority is given to design elements such as 
traffic calming, landscaped buffers, green street treatments, walkways/ pathways/ 
trails, on-street parking and pedestrian safety enhancements. 

zz Family Friendly Streets to help encourage active transportation by providing 
comfortable, low-stress routes between neighborhoods and local parks, schools, 
and shopping areas. The network generally serves as a greenway that links parks, 
schools, jobs and other destinations in the City through a network of shared-use 
streets and off-street shared-use paths. These routes are considered walking and 
biking streets that are also used by motor vehicles for local access.

Family friendly streets area local streets, modified to prioritize the through-
movement of bicyclists and pedestrians while maintaining local access for 
automobiles. These routes include wayfinding signage and pavement markings, 
and commonly make use of traffic calming features that reduce motor vehicle 
speeds and discourage through traffic. Where these facilities cross major 
roadways, safe and comfortable pedestrian and bicycle crossings are provided. 
Further enhancements may include “green street” features such as bioswales and 
street trees, pervious concrete or asphalt, in addition to wider sidewalks and 
improved pedestrian amenities, such as benches and pedestrian-scale lighting. 

zz Shared Streets are roadways where bicyclists and motorists share the same 
travel lane. The most suitable roadways for shared bicycle use are those with 
low speeds (25 mph or less) and low traffic volumes (3,000 vehicles per day or 
fewer). These streets serve to provide continuity to other bicycle facilities (e.g. 
bicycle lanes) and should include shared lane markings. Common practice is to 
sign the route with standard Manual on Uniform Traffic Control Devices (MUTCD) 
green bicycle route signs with directional arrows. Shared roadways can also be 
signed with innovative signing that provides directional information in terms of 
bicycling minutes or distance (e.g., “South End Road, 3 minutes, ½ mile”).

Design Elements for Streets
To better represent and strengthen the rural character of the South End Concept 
Plan area, and to further enhance planned driving, walking and biking infrastructure, 
the City should implement the following design elements as appropriate: 

zz Permeable pavement
zz Bioswales
zz Stormwater planter boxes
zz Green parking
zz Traffic calming

An example of permeable pavers

An example of a planter box adjacent to the 
sidewalk

Preserve open space, 

not just in parks, but 

in gardens and areas 

of working landscapes 

where small farming and 

woodlots provide more 

options to wildlife than 

just suburban housing.
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Figure 8: Street Design Types
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Walking and Biking
Residents of South End can travel safely and efficiently between destinations via 
any number of active transportation modes, such as walking, biking, or skating. A 
system of Family Friendly Routes, on-street sidewalks and bikeways, and shared use 
paths provide quality access to key destinations—improving the overall health and 
livability of the neighborhood. Both the trail and on-street pedestrian and bicycle 
network are context sensitive, addressing the rural character of South End, while 
also meeting the expressed community desire to have increased opportunities for 
walking and biking. Moreover, these networks are fully integrated with the existing 
trail and bikeway network and the planned active transportation projects in the 
Oregon City TSP. These measures help ensure that residents of South End can 
access goods and services without the need for an automobile within and outside 
of the South End area. 

Proximity to the Canemah Bluffs Natural Area and potential for the development 
of many smaller neighborhood and larger community parks, are significant assets 
for the future of South End. A high quality network of low-stress pedestrian and 
bicycle facilities provides residents with better access to these scenic natural and 
recreational areas. Many streets in the South End area include large vegetated 
medians and/or buffers to help maintain a natural, rural feel to the street. In 
addition to serving a traffic calming function, these streets provide informal areas 
for social activity, recreation and play. 

Those walking in South End are accommodated primarily through street-side 
sidewalks or pathways.  On arterial and collector streets, sidewalks are installed on 
both sides of the roadway. Local streets are more flexible and could include pervious 
pavers or other surface types as a sidewalk or sidepath.  Sidepaths maintain physical 
separation from motor vehicle traffic via split-rail fence and/or landscaped buffer 
and help to retain the rural character of South End.  Off the main street system, 
a web of safe, comfortable walking and biking routes provides access between 
neighborhoods and local parks, schools, and shopping areas. This network serves 
as a de facto linear park system linking the Concept Plan area to other parts of the 
City through on-street bikeways and off-street shared-use paths.  

For bicyclists, dedicated facilities vary based on roadway classification.  On collector 
and arterial streets, where traffic speeds and volumes are higher, bicyclists are 
provided with physically separated facilities. However, the majority of streets in 
South End are local streets, with lower traffic speeds and volumes. Some of these 
streets accommodate pedestrians and bicyclists through their designation as 
Family Friendly Routes (Figure 8). The Family Friendly streets prioritize the through-
movement of bicyclists with shared lane markings (SLMs) to demonstrate where 
bicyclists should operate on the roadway—outside the parking lane door zone. 
SLMs also alert motorists to expect bicyclists on the roadway. Bicyclist wayfinding 
signage highlights key destinations, such as parks and community centers, and the 
best routes on which to bike. These signs improve destination and route finding for 
residents and visitors alike, encouraging exploration and activity.
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South End Road incorporates a protected on-street bikeway, or cycle track. The 
cycle track is an exclusive on-street bike facility that is physically separated from 
motor vehicle traffic with a parking lane and/or a painted buffer. Where on-street 
parking is allowed, the cycle track is located to the curb-side of the parking (in 
contrast to bike lanes).  To improve visibility of the bicyclists, the cycle track drops 
to a buffered bike lane and on-street parking is prohibited 30 feet in advance 
of the cycle track termination when approaching intersections. The cycle track 
either remains curb-tight or bend-in towards the roadway with curb-extensions to 
improve visibility of the bicyclists at the intersections. 

Pedestrians are accommodated with sidewalks buffered from the street with 
landscaping and/or street furnishings.  Safe and comfortable pedestrian and 
bicycle crossings are placed where facilities cross South End Road.

Example of a cycle track bending in towards the roadway and parking restrictions when approaching an intersection

Trails
Figure 9 also illustrates the potential active transportation network for South End. 
The emphasis of this network is on connecting residents to existing and future trails, 
as defined in the most recent Oregon City Transportation System Plan, as well as 
key destinations within and near to South End. Trail access also connects residents 
to important viewsheds in the South End area.  The types of trails vary by context, 
from walking paths made of pervious paver walking paths to concrete shared 
use paths for pedestrians and bicyclists. Some streets also have a dedicated path 
through the wide landscaped median. User comfort on these trails is maximized 
due to the physical distance and separation from motor vehicle traffic. 

We need more amenities 

like open spaces and 

trails but also some 

neighborhood retail/

commercial so residents 

do not have to travel 

across town. 
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Figure 9: Walking and Biking Network
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Transit
The Concept Plan sets the stage for the provision of transit, recognizing that the type 
and extent of service improvements will play out over time. The specifics of transit 
service will depend on the actual rate and type of development built, provider 
resources and policies, and, consideration of local options. Future redevelopment 
in the South End Concept Plan area may make transit a viable option in the future.* 
As shown in Figure 10, two conceptual options for future transit include:

zz A route modification to the existing TriMet bus service between the Oregon 
City Transit Center and Clackamas Community College (Route 33) that would 
extend the route from Clackamas Community College west down Meyers Road, 
then south down Leland Road, and west down McCord Road and Partlow Road 
to South End Road. At South End Road, the route would travel south to serve 
the South End Concept Plan area, before heading north again returning to the 
Oregon City Transit Center via the Deer Lane extension, Madrona Drive, Lawton 
Road and South End Road.

zz New local loop route that connects to the Oregon City Transit Center and serves 
the South End Concept Plan area, and the residential areas along South End 
Road, Partlow Road, Central Point Road, Warner Parrott Road, Canemah Road, 
Telford Road, and Center Street not currently served by transit.

zz A third option would be to work with another transit provider, such as Canby 
Area Transit.  Candy Area Transit’s Orange Line (99E) currently travels from the 
Canby Transit Center to the Oregon City Transit Center.

* TriMet is currently exploring transit service and access improvements for the 
southeast area of the Portland region, of which Oregon City and South End are a 
part.

Reserve most of the 

area for open space, 

natural areas and parks. 

Densify the remaining 

areas and create a 

15-minute community 

that emphasizes active 

transportation.
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Figure 10: Transit Options for the South End Concept Plan Area
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Public Infrastructure and Services
Water
The existing Oregon City water system is expanded to serve the entire South End 
Concept Plan area.  Based on the 2002 UGB, stated and delineated within the 2012 
City of Oregon City Water Distribution System Master Plan, all existing and proposed 
water mains, lines and services are incorporated under the ownership of Oregon 
City.  Ownership of the Clackamas River Water (CRW) system is incorporated into 
Oregon City’s water distribution system. CRW facilities may not be designed to 
handle urban levels of development and will need to be improved, expanded or 
replaced to continue to provide water service to corresponding customer areas.  The 
existing CRW water system should be analyzed further to determine the need for 
replacement.  The Master Plan forecasted sufficient water supply to accommodate 
build out in the South End Zone.  However, the South End Concept Plan proposes 
development beyond what is shown in the Master Plan.  Maximum Daily Demand 
(MDD) available pressure and available fire flow should be re-evaluated to account 
for the zoning densities shown on the current concept plan.  As the annexation 
process occurs, the City will notify and work with CRW and its customers to assure 
transfer to the city water system transpires in a methodical way and rate payers are 
aware and informed of the process.

Distribution Improvements
The proposed water main system improvements are shown in Figure 11.  Water 
main improvements consist of new water mains ranging from 8-inches to 12-inches, 
unless stated otherwise. Several connections are made to both the existing City 
of Oregon City water main and CRW main, located along South End Road.  The 
most significant extension is the connection to the existing 12-inch main, located 
northwest of South End Road at the intersection of South Rose Road and South Deer 
Lane.  A new 12-inch main runs southwest along the concept plan boundary.  The 
12-inch main connects back to South End Road within a street located southwest 
of the intersection of South Impala Lane and South End Road.  Numerous 8-inch 
mains are constructed within the proposed street layout.  The grid network created 
by this new system layout provides a looped distribution system, reducing the 
chances of pressure issues.  All pipe size estimates are preliminary and should be 
revised with detailed flow modeling.  The pipe sizes assume that the flow velocities 
are kept at or below 10 feet per second.  Site specific studies should be performed 
as development occurs to test and confirm available fire flows and minimum 
pressures can be achieved, as outlined in the 2012 Water Master Plan, Table 4-1: 
City of Oregon City Planning and Design Criteria.

Stormwater
The City Engineering Division is creating a new series of Low Impact Design (LID) 
standards.  Therefore, a low impact stormwater approach is recommended for the 
planning area. Providing LID standards to the planning area limits the impact to 
existing and aging storm systems and reduces the infrastructure required to service 
the area.  LID approaches mimic the natural hydrology of the catchment area. The 
approach manages stormwater within each basin, separating the basin into several 
smaller sub-basins. The stormwater within each basin can be managed utilizing the 
following categories: individual sites, streets and regional facilities. Figure 12 shows 
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where each of these approaches can be used in the South End Concept Plan.  Site 
specific LID designs need to take the topography and soil conditions of the site 
into account.  Specific site studies should be required to ensure that appropriate 
LID designs are implemented.

Individual sites include all residential areas (single family and multi-family), 
commercial and open spaces. Stormwater runoff is minimized by using less 
impervious surfaces wherever possible and integrating stormwater management 
facilities within the properties. Impervious areas are minimized by utilizing porous 
pavements (i.e. pervious concrete, and eco-roofs). Stormwater management 
facilities are incorporated into the landscape. For instance, a vegetated bioswale 
can be used in a parking lot in a landscape isle, while a small rain garden can be 
incorporated into a residential yard.

Runoff from roads and streets is managed utilizing ‘green streets,’ where possible. 
Green streets utilize landscape street-side planters or swales that capture and 
detain or infiltrate stormwater runoff. The soil and vegetation within the planter or 
swale filter pollution. They are designed to accommodate the traffic needs while 
providing a fully functional stormwater management system and landscaping. If the 
native soil does not allow for infiltration of the stormwater, a sub-surface detention 
system can decrease the size of a downstream stormwater facility. Green streets 
are also used to convey runoff rather than utilizing an underground conveyance 
system. Conceptual locations of regional stormwater ponds are shown in Figure 12 
in the low spots of the basin, but can be relocated once site specific information is 
obtained.  If a regional facility is proposed, further studies should be performed to 
confirm ultimate location, design, size, soil condition and over all site conditions 
and constraints.  In addition, downstream analysis should be performed to analyze 
and mitigate impacts to the regional system.  Potential alternate locations for 
regional stormwater facilities could be within power line corridors in coordination 
with the Portland General Electric and Bonneville Power Administration.

When soils or grading constrain the use of individual site management and green 
streets, a regional approach to stormwater management should be explored. 
Regional facilities should be located in low points within open spaces to manage 
large flows for both treatment and detention before releasing to a creek or river. 
Regional facilities are usually operated and maintained by the City.

Stormwater Conveyance
Two methods for stormwater conveyance both utilize gravity flow to either a creek 
or river or a regional stormwater facility. The first is surface conveyance consisting 
of street-side planter or swales and ditches. Surface conveyance contains ditch 
inlets and culverts. Some manholes may be required to link the systems together. 
Whenever possible, this should be the first approach to stormwater conveyance. 
A certain amount of treatment and retention occurs when stormwater is conveyed 
through a system that is vegetated. 
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The second is an underground system that includes many more catch basins and 
manholes than a surface conveyance system. Underground systems can be more 
expensive to construct since they are conventionally three feet or more below 
ground. On busier streets such as South End Road, an underground conveyance 
system is likely more practical.  

Sanitary Sewer
The three drainage basins in the study area require pump stations and gravity sewer 
lines.  Each pump station pumps discharge a short distance to gravity lines from 
each basin that convey discharge to the intersection of South End Road and Beutel 
Road.  A new pump station and force main pump the effluence to the South End 
Road Interceptor, located at the intersection of South end Road and Glacier Court.  
An alternate to pump the entire area to the Parrish Pump Station was analyzed but 
not favored because it would require improvements to increase the capacity of the 
Parrish Pump Station as well as the associated pressure mains.  

Collection Improvements
Proposed sanitary sewer system improvements are shown in Figure 13 and are 
described in greater detail in Appendix D.  Due to the existing municipal system and 
topography of the future serviced area, the conveyance options for the discharge 
of basins E6, E7 and X1, as outlined in the Sewer Master Plan are quite limited.  
Basin E6 is pumped north to Beutel Road where it discharges to a proposed gravity 
line, then flows southeast to the proposed pump station at the intersection of 
South End Road and South Parrish Road.  Discharge from Basin E7 utilizes two 
pump stations located west of South Kelland Court and approximately 1,300 feet 
south of the intersection of South End Road and South Kelland Court.  Both pumps 
within basin E7 utilize discharge to a proposed gravity line located along South 
End Road, where it intersects the UGB.  The proposed gravity line flows northeast 
along South End Road to the proposed pump station at the intersection of South 
End Road and South Parrish Road.  Future developments within Basin X1 could 
be routed to the proposed pump station at the intersection of South End Road 
and South Parrish Road, utilizing the proposed gravity lines along Beutel Road and 
South End Road.  The proposed pump station at the intersection of South End Road 
and South Parrish Road pumps the discharge from basins E6, E7 and X1 through a 
proposed forcemain along South End Road northeast to the existing gravity line at 
the intersection of South End Road and South Glacier Court.  

Routing basins E6, E7 and X1 to the existing Parrish Road Pump Station would 
require upsizing the existing gravity lines, constructing a parallel force main along 
the existing force main and would leave a spare capacity to serve only an additional 
375 people. Additional service would require upsizing the pump station or routing 
discharge directly to the South End Road Interceptor.  Basin E7 will be serviced 
by two pump stations, due to its topography.  The proposed pump station at the 
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intersection of South End Road and South Parrish Road will accommodate the peak 
flow of all three basins.  Sizing of the proposed pump stations is based on the 
buildout peak flow for the average density for the UGB expansion area.  Further 
flow monitoring is recommended to verify previous Inflow/Infiltration assumptions 
for basins E6, E7 and X1.  Locations of proposed pump stations and sewer lines 
are preliminary and can be relocated based on further studies and site specific 
information.  
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Figure 11.  Proposed Water System Improvements
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Figure 12.  Proposed Stormwater Improvements
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Figure 13.  Proposed Sanitary Sewer Improvements
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Public Services
Police
Upon annexation, responsibility for providing police services to new City properties 
is transferred from the Clackamas County Sheriff’s Department to the Oregon City 
Police Department.  The Police Department workforce consists of approximately 
1.3 officers per 1,000 residents.  Therefore, the Police Department will need an 
additional six to nine officers to maintain that rate at buildout of the South End 
area.  Transfer of service from Clackamas County to Oregon City will result in an 
increased police presence and decreased response times.

Fire
Clackamas County Fire District #1 serves within and outside Oregon City city limits 
and therefore continues to provide fire protection services to the South End. The 
Concept Plan area is served by Fire Station 17, located 0.2 miles to the north on 
South End Road. The South End Fire Station 17 currently is staffed with a minimum 
of two firefighters at all times and responds to approximately 50-60 calls for service 
per month within its own response area.  The Fire District’s current standard for 
response time in the Concept Plan area is approximately seven minutes.  It is the 
long-term intent of the Fire District to staff that station with a minimum of three 
firefighters at all times.

Schools
The Oregon City School District indicates John McLoughlin Elementary School, 
located within the South End Plan area, currently enrolls 560 students and can 
accommodate 30 more for a total capacity of 590 students.  If future enrollment 
exceeds the capacity at McLoughlin Elementary, the School District plans to re-
open King Elementary School, located less than one mile north on South End Road.  
King Elementary provides an initial capacity of 400 students with a plan to add 
capacity if necessary.

The nearest middle and high schools are Gardiner Middle School and Oregon City 
High School, two and four miles away respectively.  Current enrollment at Gardiner 
is 777 students for grades 6-8.  Total capacity for the school is 930 students. Ogden 
Middle School has a capacity for 960 6-8 students.  Oregon City High School has 
a capacity of 2,510 students based on an average of 25 students per classroom.  
Maximum capacity is 2,800 with current enrollment at slightly more than 2,300 
students.

Based on the methodology used by the School District and Portland State University’s 
Population Research Center, development in the study area at buildout will result 
in the addition of approximately 988 students:  456 elementary school, 228 middle 
school and 304 high school students.  These increases in enrollment are expected 
to occur gradually over the next thirty or more years, depending on the pace of 
annexation and development in the planning area.  Moreover, future enrollment for 
these elementary schools is projected to remain relatively flat, as new households 
in their service area are projected to include fewer young children.  Therefore, No 
new school sites are identified in the South End Concept Plan.  The City and School 
District will continue to coordinate as the South End area develops.

Extend sidewalks further 

down South End Road 

for kids to safely walk to 

the elementary school.
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IMPLEMENTATION
Title 11 of Metro’s Urban Growth Management Functional Plan, “Planning for New 
Urban Areas,” governs growth within the region.  The Functional Plan requires 
changes to city and county comprehensive plans and associated ordinances to 
implement regional goals and objectives for bringing needed land into the regional 
UGB.  It “calls for long-range planning to ensure that areas brought into the UGB 
are urbanized efficiently and become or contribute to mixed-use, walkable, transit-
friendly communities.” Concept plans set the framework for governing jurisdictions’ 
eventual adoption of comprehensive plan policies and implementing ordinances 
for these additional lands.  

The Concept Plan is adopted as an amendment to the City’s Comprehensive Plan 
and its documents.

In Oregon City, the South End Concept Plan guides the orderly and efficient 
conversion of land in the South End area from rural to urban uses.  The Plan consists 
of the following elements in accordance with Metro title 11:

zz Annexation
zz Housing (density, diversity, and affordability)
zz Transportation
zz Natural resources
zz Public facilities
zz Public schools
zz Parks and trails
zz Funding and Finance Sources
zz Overall urban growth diagram
zz Agency Coordination

To facilitate implementation of the South End Concept Plan, the following goals, 
policies and strategies have been developed by a team of staff, consultants 
and citizen advisors for consideration for adoption by reference into the City’s 
Comprehensive Plan. Appendix H includes a more detailed descriptions of specific 
revisions to the Oregon City Municipal Code.

South End Concept Plan
Goal
The orderly and efficient conversion of the South End area from rural to urban land 
uses as guided by the South End Concept Plan.

Policies
zz Ensure that annexation of land within the planning area is consistent with other 
goals, policies and strategies in the Concept Plan.

Implementation Strategies
Review annexations proposals for adherence to the vision, values, goals and 
policies identified in the Concept Plan, including adequacy of existing and planned 
services.

Extend sidewalks further 

down South End Road 

for kids to safely walk to 

the elementary school. 
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Subdivisions
Goal
Development takes place in a manner that results in a cohesive South End 
community.

Policies
zz Create an interconnected local street network through incremental subdivision 
of land.  

Implementation Strategies
zz Incentivize larger subdivisions through changes to the City’s fee structure or 
other means.

zz “Stub” new streets to adjacent parcels so that future development can complete 
the connections.  

zz Whenever possible, locate streets in the midline of long parcels or straddling 
property lines.  

zz Create a “T” street at the back end of long parcels so that a new east/west street 
network can be established.

Housing
Goal
A diversity of housing types and densities that meets the needs of households with 
a range of incomes.

Policies
zz Zone land to allow for a mix of single family, multi-family and neighborhood 
commercial/mixed use designations, including those typically more affordable to 
households with low and moderate incomes.

zz Incorporate an “urban-to-rural transect” approach, where more “urban” 
conditions are closer to the center of the community, while more rural conditions 
are located at the more natural edges.

zz Design housing to enhance the quality of the streetscape experience and promote 
neighborly interaction and local surveillance of the streets.

zz Require the inclusion of private outdoor space on each lot, primarily in the rear 
or side of the houses.  

zz Require landscaped features along the edges of private lots to help maintain 
rural character.

Implementation Strategies
zz Adopt the South End urban growth diagram found on page 43 of the Concept 
Plan.

zz Create flexibility in development standards to allow for cluster housing, accessory 
dwelling units and other alternative housing types.

zz Encourage architectural elements to present lively building frontages to the 
street.  

zz Create a Frontage Zone between the sidewalk and primary building façade to 
accommodate street-facing elements.  

If more neighborhoods 

are developed, we will 

need more community 

park spaces. 
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zz Require entry floor levels be raised as in proportion to its proximity to the 
sidewalk.  The closer the house is to the sidewalk, the higher the entry floor level 
should be raised.

zz When rear alleys are present, limit garage setbacks and require additional parking 
be located beside the garage.  

zz Encourage the use of detached garages.
zz Recommend urban and rural “edge types,” such as low fences, hedges and walls, 
for placement around residential lots.

Neighborhood Retail
Goal
Small clusters of retail stores and businesses within a ten minute walk of most 
homes provide essential services and community meeting places.

Policies
zz Create an active retail environment and streetscape experience along South End 
Road within the Neighborhood Commercial (NC) zone.

zz Encourage neighborhood retail that serves local and area customers. 
zz Provide for meeting places and opportunities for social gathering.

Implementation Strategies
zz Consider limiting allowed NC uses along South End Road at Forest Ridge Lane 
and Navajo Way in accordance with community vision and values.

zz Require retail on the first floor of any development in the NC zone within 200 
feet of the intersections of South End Road and Forest Ridge Road and Navajo 
Lane.

zz Provide on-street parking for easy and convenient access and visibility to shop 
front.

zz Locate retail on both sides of South End Road in order to provide a “main street” 
retail format.

zz Require on-street parking with additional on-site parking in the rear of building 
accessed by alleys.

zz Create a Frontage Zone between the sidewalk and primary building façade to 
accommodate street-facing elements.  

zz Site retail buildings within 0’ to 10’ of the South End Road right-of-way.
zz Encourage retail buildings that have a more distinct storefront retail character.

Transportation
Goal
A connected transportation system that provides a variety of travel options, 
allowing people to move safely within the community and to other parts of the 
city and region.

Policies
zz Use a complete road network to promote connectivity and increase travel 
options.

zz Create a safe, friendly environment for walkers and cyclists.

I would like to see 

additional retail 

services. It’s walkable in 

neighborhoods, but not 

to anything. 



March 2014 57

Implementation Strategies
zz Identify updates to City, County and regional transportation plans to incorporate 
proposed improvements to major facilities.

zz Include proposed transportation improvements in the City’s Capital Improvement 
Plan (CIP).

zz Apply appropriate road standards as development occurs and facilities are 
designed and constructed.

zz Coordinate with Clackamas County in planning for improvements to county 
facilities.

zz Reference the multi-model street system plan and specify that the City’s planned 
level of service on all public streets includes planned connections as identified in 
the Concept Plan.

zz Optimize the number of new street connections to South End Road to slow traffic 
speeds on South End and increase access to neighborhood retail.  

zz Use roundabouts to safely accommodate through-traffic at major intersections.
zz Encourage rear alleyways to provide additional connectivity for cyclists and 
pedestrians and break up overly-long blocks.

zz Review and refine the municipal code to resolve potential conflicts between 
sidewalk, street and accessway design codes and the South End Concept Plan 
(e.g., walking throughway, cycle track, accessways).

zz Use more urban and hardscape elements (e.g., curbs and gutters) closer to the 
neighborhood center, and more rural and natural characteristics (e.g. gravel and 
bioswales) in the residential and outer edge zones.

Parks and Natural Resources
Goal
Streams, trees, wetlands and wildlife habitat are protected and enhanced through 
a network of natural areas.

Policies
zz Preserve contiguous wetland areas, natural spaces and wildlife corridors.
zz Improve access to natural areas and views.

Implementation Strategies
zz Apply the Natural Resource Overlay District (NROD) to the two potentially 
jurisdictional wetlands and waters of the State/United States within the Plan area 
upon annexation, recognizing that development applications will be required 
to submit site specific delineations for these features to confirm their exact 
location.

zz Adopt a habitat conservation plan (HCP) that identifies and describes habitat areas 
and prescribes voluntary measures to protect and preserve those resources.

zz Protect Canemah Bluff extensions (OS1 and OS2) by identifying them on an official 
inventory map or adopt the Concept Plan by reference as an official inventory.

zz Amend the Oregon City Parks, Open Space and Trails Master Plans to preserve 
views provided by trails within or adjacent to natural resources.

My dream park, if I 

were a kid, would be 

one that has a covered 

playground.  The area 

would be dry all year 

and cool during those 

hot summer afternoons.
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Public facilities
Goal
Public water, wastewater and stormwater services meet the needs of current and 
future residences, businesses and institutions.

Policies
zz Construct new water and sewer infrastructure with roads to meet community 
needs.

zz Treat stormwater with retention ponds and swales along natural features at 
edges of plan area.

Implementation Strategies
zz Develop and implement Low Impact Design (LID) standards in South End.
zz Re-evaluate Maximum Daily Demand (MDD) for water and available fire flow to 
account for the zoning densities shown on the current concept plan.

Parks and Trails
Goal
Parks, plazas and other public gathering places strengthen the sense of community 
and connectedness.

Policies
zz Provide a network of new parks, open spaces and gathering places, including a 
facility sufficient for ball fields and other recreational opportunities.

zz Incorporate trail connections to parks, neighborhood amenities and the regional 
trails system.

zz Use utility corridors for new trail opportunities.
zz Incorporate civic uses in various parks and public spaces.

Implementation Strategies
zz Update City the Oregon City Park and Recreation Master Plan to include all 
South End Concept Plan parks so that their costs are adequately factored into 
the Capital Improvement Program and System Development Charge charges.

zz Require subdivision applicants to review the South End Concept Plan and identify 
the location of future parks, open spaces and trails on their preliminary plat.

Planning and Development Process
Once this Concept Plan is adopted, the development process can begin.  The actual 
process of development is driven by willing property owners and sellers.  Oregon 
City annexations are subject to a vote of approval by city residents following 
approval by the City Commission pursuant to the City Charter.  This process 
includes multiple elements: an application for annexation, annexation vote by the 
voters of Oregon City, application of an Oregon City zoning designation and the 
development review process (land division and site planning). Each element is a 
separate process subject to review and approval with the opportunity for public 
comment through at the Planning Commission and City Commission. 

We need some small 

community play grounds 

or green spaces to keep 

nature in our lives.



March 2014 59

The timing and location of improvements required through the development 
process is difficult to predict since it depends on individual private owners interest 
in annexing and developing their property. The Concept Plan serves as a guide for 
these improvements if and when they occur.  Figure 14 illustrates shows how these 
processes relate to one another. 

Annexation of any portion of any portion of South End will be dependent upon 
the availability, capacity and status of existing water, wastewater, drainage, 
transportation, park and school facilities; increased demand for such facilities 
to be generated by the proposed development; additional facilities required to 
meet the increased demand and the method and source of financing required to 
provide additional facilities.  Areas adjacent to existing city boundaries, facilities, 
and services are likely to be annexed first.

Figure 14.  Planning and Development Process

The official urban growth diagram is on page 11 of the Concept Plan.  The Proposed 
Implementation Map, Figure 15, illustrates one scenario in which the South End 
area could develop in accordance with the Concept Plan.  The locations of the 
features shown on this map, including future land uses, roads and open areas are for 
concept planning purposes.  The final location of these features will be determined 
when a site specific development plan is proposed following annexation initiated 
by property owners.  Existing lawfully established land uses and structures within 
the UGB are regulated by Clackamas County and are permitted to remain until such 
time as the property owners decides to annex to Oregon City and develop their 
property subject to Oregon City zoning and development regulations.

I support well planned 

unit development that 

mixes housing types 

in a more natural, less 

traditional way. For 

instance, a small senior 

housing facility which 

includes some single 

family residences, some 

townhomes, a recreation 

center and possibly some 

neighboring small farm 

use.
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Figure 15. Proposed Implementation Map
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FUNDING AND FINANCE
This section addresses funding considerations for the Concept Plan including 
identification of major infrastructure capital improvement costs and funding 
options.  Potential implementation action strategies are also identified.

Provision of Urban Services
The South End Concept Plan will serve as a framework for delivering urban services 
and public facilities and guiding private development. Developers will generally 
be responsible for dedicating required pubic facility right-of-way easements and 
providing local streets and utility connections to trunk line systems. Hence, this 
funding strategy focuses primarily on collector and arterial roadway improvements, 
and water and sewer trunk lines, and storm water collection systems, and parks/
trails, which will require significant levels of public investment. 

A combination of existing and potential new funding sources will be required to 
ensure that the South End area is developed over time in a manner that is fiscally 
sustainable and consistent with the objectives set forth in the Concept Plan. The 
primary service providers that are identified for the South End Concept Plan area 
are listed in Table 4. The Existing Conditions report, located in Appendix A of the 
Concept Plan, includes a more detailed discussion of each service provider.

Table 4.  Primary Service Providers

Public Facility/Service
Primary Service Providers After 
Annexation

Annexation & General Government 
Administration

Oregon City, with voter-approval

Land Use Oregon City
Transportation Oregon City, Clackamas County, ODOT, 

TriMet
Stormwater and Natural Resources Oregon City
Water Oregon City and Clackamas River Water
Sanitary Sewer Oregon City, Tri-City Service District
Schools Oregon City School District
Energy/Power Portland General Electric
Police Services Oregon City
Fire and Emergency Services Clackamas County Fire District #1

Public Facility Capital Costs
Total capital costs for major roads, sewer, water, stormwater and parks/trails systems 
have been estimated for build-out of the South End area and are summarized in 
this section. A more detailed description of these costs is provided in Appendices 
C, F and G. Unit costs were prepared based on local and regional experience with 
a variety of capital projects. The preliminary capital cost estimates do not include 
extraordinary cost for right-of-way acquisition, permitting or geotechnical soils 
work. Such extraordinary costs may include special environmental mitigation, 
subsurface soil enhancements, structural engineering systems, and business/
residential relocation assistance.
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In addition to water and sewer trunk line improvements, the Concept Plan 
envisions the South End area to be developed with new public parks/trails and 
storm water improvements needed to serve planned development in the area. The 
transportation elements assume “Family Friendly Collector” design standards for 
a segment of Madrona Drive and “Mixed Use Minor Arterial” design standards for 
segments of South End Road, along with several pedestrian-oriented intersections.  
As defined in the City’s Transportation System Plan, Family Friendly Collector streets 
consist of multiple travel lanes with landscaped buffer strips, on-street parking, and 
wide paths for bicycles and pedestrians. 

The total estimated capital cost for the major public facility improvements needed 
in the South End Area is shown in Table 5.  While these costs are stated in 2013 
dollars, the improvements are expected to be phased over 20-30 years, depending 
upon market conditions for development and the availability of funds.  

Table 5.  Capital Infrastructure Costs for South End Concept Plan Area

Public Facility System Capital Cost Primary Funding 
Area

Likely Funding Sources5

Transportation (collectors, arterials, traffic signals)1 
   South End Road Improvements
   Other Collectors & Arterials

 $20,235,000 
 $ 3,870,000 
 $16,365,000 

 
 City/County 
 South End 

SDCs, Grants, LIDs, Street 
Utility rates,  Developer 
Financing, Road Fund

Parks & Trails2

   Shared-Use Paths
   Family-Friendly Street Pathways
   Community Park with Community Center
   Village Center Park
   Neighborhood Park 

    PGE/BPA Corridor Greenway Trail

$19,334,190 
$6,045,375 
$2,193,815 
$7,500,000 
$1,450,000 

$765,000  

$1,380,000 

South End
South End

City/South End
South End
South End 

City/South End

SDCs, Grants, General 
Fund, Local Parks 
Utility Rates, Developer 
Dedications, Public/Private 
Partnerships, Voter-
approved GO Bond

Agency partnerships

Water (mainline system)3 $5,156,600 South End SDCs, Connection Charges, 
Utility rates, Developers

Sanitary Sewer (trunk system)3 $4,056,800  SDCs, Connection Charges, 
Utility rates, Developers

Stormwater System3

   Stormwater collection
   Green streets
   Regional Ponds

 $21,164,950 
 $ 3,126,000 
 $11,343,950 
 $ 6,695,000 

 
 South End 
 South End 

 City/Drainage Basin 

SDCs, Connection Charges, 
Utility rates, Developers; 
Regional Mitigation Bank

Subtotal  $ 69,947,540   

Other (planning/legal/admin.)4  $2,798,000  South End General Fund, Planning 
fees, Grants

Total  $72,745,540   

1 Derived from Table 3 of South End Concept Plan—Transportation Element Memorandum from DKS dated August 7, 2013.
2 Based on preliminary conceptual cost estimates by Alta.
3 Based on preliminary cost estimates by 3J Consulting.
4 Preliminary estimate based on 4% of capital cost requirements.
5 These existing funding sources may be supplemented with new funding mechanisms, such as urban renewal districts or parks utility fees; to be 
determined during preparation of the Public Facility Plan for the South End Area.
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It is important to note that certain major investments, such as improvements to 
South End Road, are major investments (e.g. $3,870,000) that would likely require 
some level of investment over the next 20 years even if the South End Concept 
Plan area was not fully developed.  Table 6 shows how a preliminary allocation of 
general funding responsibilities can be based upon the area of benefit.

Table 6.  Estimated Capital Costs by Area of Benefit

 South End Public Facilities
(Low-end cost)

Other City/County 
Facilities

Total Cost
(High-end cost)

Transportation $16,365,000 $3,870,000 $20,235,000
Parks & Trails $10,454,190 $8,880,000 $19,334,190
Water (mainline system) $5,156,600  $5,156,600
Sanitary Sewer System $4,056,800  $4,056,800
Stormwater System    
   Stormwater Collection $3,126,000  $3,126,000
   Green Street Enhancements $11,343,950  $11,343,950
   Regional Ponds  $6,695,000 $6,695,000
Subtotal $50,502,540 $19,445,000 $69,947,540
Other (administration) $2,020,102 $777,800 $2,797,902
Total $52,522,642 $20,222,800 $72,745,442
Equivalent Residential Units (ERUs)             2,447   
Cost Per ERU $21,464   

Source: derived from preceding analysis; with preliminary Equivalent Residential Unit (ERU) estimates.

Funding Strategies: Existing and Potential Sources
As with most successful large urbanizing areas with multiple property owners, the 
South End Area is expected to be developed incrementally over time with a mix of 
public and private funding and financing sources. 

Existing Funding Sources
It will be important for the City to utilize full capital-cost and operating-cost 
recovery methods to avoid unsustainable fiscal impacts to the City’s General Fund.  
Hence, existing funding sources, including local System Development Charges 
(SDCs), utility fees, and connection charges and rates (and capital improvement 
programs) need to be updated prior to annexation and development. 

The existing local SDCs that currently apply to the South End area (after annexation) 
would generate significant amounts of funding that would be used to pay for 
adequate public facilities over time. The level of funding generated by SDCs (upon 
build-out of the South End Concept Plan area) is summarized in Table 7.
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Table 7.  Schedule of SDC Charges and Revenues before Credits, Oregon City 
South End

SDC per ERU
Gross Revenue 
(before credits)

Transportation $7,833.90 $19,169,561
Vehicles $7,616 $18,635,766
Bicycles and pedestrians $218 $533,795
Sanitary sewer $3,864 $9,456,139
Oregon City $1,844 $4,513,199
Tri-City Sanitary District $2,020 $4,942,940
Stormwater $701 $1,714,429
Oregon City Charge on New Development $701 
Water $4,840 $11,843,292
Oregon City $3,374 $8,256,634
South Fork Water Board $1,466 $3,586,658
Parks $3,543 $8,669,154
Oregon City $3,543 $8,669,154
Total SDC and Agency Summary $20,782 $50,852,575
Oregon City $17,296 $42,322,977
South Fork Water Board $1,466 $3,586,658
Tri-City Sanitary District $2,020 $4,942,940

Source: derived from Oregon City SDC calculator; analysis by FCS GROUP, based on 2,447 equivalent residential units 
added in the South End area.

To illustrate the level of potential funding “gaps” for major infrastructure improvements 
in the South End area, an analysis comparing the required level of capital investment 
to the potential amount of SDC revenues collected assuming the existing regime 
of SDCs per unit of development, and a range in capital costs from low (reflects 
improvements that primarily serve the South End area) to high (reflects total capital 
costs) is summarized in Table 8 and based on the mid-point level of development 
that is anticipated to occur over the next 20 years, which assumes 2,447 ERUs.3  

The results of the status quo funding analysis generally indicates that the City 
may need to consider additional funding sources to help cover the capital costs 
of transportation, parks and trails, and stormwater systems that are required to 
accommodate new development in the South End area. The facilities with the 
greatest funding challenge include:

zz Transportation: funding gap of $1.87 million
zz Parks and Trails: funding gap of $2.2 to $11.4 million
zz Stormwater System: funding gap of $13.3 to $20.3 million

While the analysis indicates that the SDCs for water and sanitary sewer should be 
adequate to cover capital costs, the issue of advance financing required system up-
sizing and new sewer lift stations will likely require some form of developer or City 
financing. Advance financing options are discussed in the following pages.

3 The ERU estimates are based the midpoint of a range in development, including: 1,747 to 2,637 
single family dwellings and 170,000 to 340,000 commercial/office floor area, with 1 job per 500 square 
feet, and 1 ERU per 2 employees. 
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Table 8.  Potential Capital Funding Requirements, Oregon City South End

 
 

Capital Cost 1
Potential SDC 

Revenue at 
Build-out 

Potential Net Revenue/(Gap) 
before SDC Credits

Funding StrategiesLow-end Est. High-end Est. Low-end Est. High-end Est.

Transportation $17,019,600 $21,044,400 $19,169,561 $2,149,961 ($1,874,839)

New subarea SDC 
and/or LIDs and 
other sources may 
be required

Parks & Trails $10,872,358 $20,107,558 $8,669,154 ($2,203,204) ($11,438,404)

New subarea SDC 
and/or parks utility 
fee and/or LIDs and 
other sources may 
be required

Water (mainline 
system) $5,362,864 $5,362,864 $8,256,634 $2,893,770 $2,893,770 Existing SDC appears 

adequate
Sanitary Sewer 
System $4,219,072 $4,219,072 $4,513,199 $294,127 $294,127 Existing SDC appears 

adequate

Stormwater 
System $15,048,748 $22,011,548 $1,714,429 ($13,334,319) ($20,297,119)

New subarea SDC 
and/or stormwater 
utility fee and/
or LIDs may be 
required

Total $52,522,642 $72,745,442 $42,322,977 ($10,199,665) ($30,422,465)  

1 Derived from preceding tables. Analysis by FCS GROUP.

A list of existing and potential funding sources and preliminary strategies to 
be considered as a means of meeting funding needs for the South End area is 
provided in Table 9.

Table 9.  Potential Funding Strategies for South End Concept Plan Area

Funding Source
Existing or Potential 

Funding Source Oregon City South End Funding Strategies
SDCs for water, 
transportation, sewer, 
stormwater and parks

Existing SDCs should cover 
about 60% of capital cost.

Consider updates to Oregon City SDC methodology reports; and/or 
consider South End subarea SDC charges.

Utility rates for 
transportation, water, 
sewer, stormwater

Rates should be adjusted to 
cover most water, sewer and 
stormwater facility needs.

Rate updates for stormwater now in process.

Parks utility rate Potential City could consider new city-wide funding source for parks O&M and 
capital improvements; to free up some general fund dollars for other uses.

General Fund (such as 
property tax revenues)

Existing At build-out the South End area is estimated to generate over $9.8M in 
annual property tax revenues (all districts) and $2M in annual general 
funds to Oregon City though the state-shared tax contributions.1 The City 
could dedicate general funds to South End area by issuing bonds backed 
by current and anticipated General Fund revenues. 

Developers (Right-
of-Way easement 
dedications and 
Advance Financing 
Agreements)

Potential Developers should be required to dedicate right-of-way for planned 
public facility easements, and may provide advance funding/financing for 
required infrastructure, such as sewer lift stations, with compensation via 
SDC credits, local improvement districts, or reimbursement districts.

TriMet Existing TriMet funding through payroll tax, firebox, and other revenues would 
support Route 33 bus transit service.

1 State shared tax assumptions are derived from the Oregon City Transportation System Plan, assuming $389 per capita and 5,612 people added (mid-point of development 
forecast, 2,192 dwellings with 2.56 persons per dwelling).
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Funding Source
Existing or Potential 

Funding Source Oregon City South End Funding Strategies
Grants Potential ODOT STIP funds for transportation enhancements could match portion 

of improvements to South End Road, and Metro funds may be available 
for constructing regional trails.

Full Faith and Credit 
Bonds, Revenue Bonds

Potential Oregon City and/or local service providers could consider issuing 
Full Faith & Credit Bonds or revenue bonds with specified sources of 
dedicated revenues to pay interest and principle amounts for certain 
utilities (such as sewer, sewer, stormwater).

General Obligation 
Bonds

Potential Local voter-approved general obligation bonds secured by ad valorem 
property taxes could provide funding for specific capital facilities.  Parks 
and trail improvements are often good candidates for new local GO bond 
issue.

Loans (financing) Existing Loans from Oregon Special Public Works fund could be used to advance 
finance construction of roads and other infrastructure.

Other Potential New Funding Sources
Additional funding sources can be considered as a means to enhance General Fund 
revenues or as a means to pay for public facilities in the South End area.  While 
some of these additional funding sources require public voter approval, they can be 
considered as potential means to pay for expanded urban services into the South 
End area as shown in Table 10.

Table 10.  Additional Potential New Funding Sources

Funding Source

Voter 
Approval 
Required? Eligible Pubic Facilities

Local sales tax No All
Franchise fees No All
Transient lodging tax No Up to 30 percent maximum can be 

used for transportation facilities.
Transportation 
Management Association 
(TMA; new non-profit 
entity)

No Transit operations (local loop route) 
would require dedicated source of 
funding within a TMA District (could 
include parking fees or employer 
charges).

County Service District, 
Funding via property tax

Yes All, per district formation per ORS 198. 
Requires city/county joint adoption 
and agreements.

Urban Renewal District Yes1 All, per Urban Renewal Plan if adopted 
per ORS 457 and per County Measure 
3-386.

Local fuel tax Yes Transportation
1 Measure 3-386 was approved by Clackamas County voters in November 2011 and requires countywide voter 
approval to create or make a “substantial change” to urban renewal districts. The measure applies only to districts in 
unincorporated portions of the county, not within cities.

Development Phasing 
The South End Concept Plan area includes between 2,192 and 2,637 new dwelling 
units by year 2035.  In addition, the South End area may also include a neighborhood 
commercial/office/mixed-use development of between 170,000 and 340,000 
square feet of floor area.  
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The market analysis conducted as part of the Existing Conditions report expects 
short- and mid-term demand (years 1-15) to be focused on housing, which would 
be provided incrementally in accordance with the City’s annexation policy.  

The cost of public facilities within the South End area ranges from $3.69 to $5.11 
per gross buildable square foot of land area. The expected public facility cost per 
square foot of buildable land area in the South End compares favorably with other 
urbanizing areas within the greater Portland Region, as indicated in Figure 16. This 
cost comparison takes into account other adopted cost plans, with costs converted 
to 2013 dollars.  Given the ongoing private housing development underway in 
other urbanizing areas (including North Bethany and Pleasant Valley) which have 
higher public facility costs than South End Concept Plan area, it is likely that the 
public facilities that are planned within the South End area can be reasonably 
funded in a manner that results in an adequate development return on investment. 

Major capital improvements required to serve the South End area will be constructed 
incrementally over time based on market conditions and permitted annexations.  
The City should require planned public facilities to be “reasonably funded” prior 
to allowing new development to occur.  This entails updates to the City’s Capital 
Improvement Program, with specific projects identified along with anticipated 
funding sources, as a condition of development within new annexation areas.

Figure 16. Comparative Public Facility Cost per Sq.Ft. of Buildable Land Area

Source: compiled by FCS GROUP based on adopted concept plans, 2013 dollars.
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Near-term Implementation Actions
Implementation of the South End Concept Plan area will require proactive work by 
Oregon City staff and leadership. Key steps to be undertaken over the next four 
years include:

zz Adopt the South End Concept Plan.
zz Prepare and adopt recommended local ordinance amendments.
zz Document potential fiscal impacts to the city, county and service districts, 
including potential tax and fee revenues and service costs that are associated 
with South End annexation.

zz Perform value engineering to scale down costs for green streets, parks and 
stormwater improvements. 

zz Consider public-private partnerships for providing community park facilities; 
and work with local citizens, property owners and service providers to further 
evaluate and adopt new funding sources that have been identified in this plan 
document. 

zz Prepare a detailed Public Facility Plan that refines project capital cost estimates, 
and identifies short-term public facilities and their funding sources.  

zz Revisit inter-local urban service agreements with Clackamas County and utility 
service providers to ensure that the roles and responsibilities for advance 
financing required public infrastructure and providing adequate operations and 
maintenance service levels are clarified. 
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Figure 2. Buildable Lands Analysis

March 2014 7



Figure 3.  Opportunities and Constraints
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Figure 4.  Concept Plan Diagram
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Figure 5.  Proposed Parks and Open Space Improvements
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Figure 7: Multi-Modal Street System
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Figure 8: Street Design Types
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Figure 9: Walking and Biking Network
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Figure 10: Transit Options for the South End Concept Plan Area
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Figure 11.  Proposed Water System Improvements
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Figure 12.  Proposed Stormwater Improvements
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Figure 13.  Proposed Sanitary Sewer Improvements
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Figure 15. Proposed Implementation Map
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Exhibit 13a. 
 

SOUTH END CONCEPT PLAN 
 

Amendment to Comprehensive Plan Ancillary Documents 
 

Ancillary Document: Water Master Plan 

Date of Adoption: 2012 

Specific Amendments / Keywords  (if 
applicable) 

Needed improvements, water system 
sizing, preliminary cost estimates, funding 
and financing options, SDC update 
recommendations, equivalent dwelling 
unit (EDU) estimates 

 
The South End Concept Plan and its Appendices is hereby adopted in its entirety as an 
amendment to the City of Oregon City Comprehensive Plan and the aforementioned 
Ancillary Document.  
 
For the purposes of implementation of the Water Master Plan in the South End Concept 
Plan area, the South End Concept Plan shall be referenced, including but not limited to, 
the following pertinent sections: 
 

Relevant Plan Sections 

Concept Plan Section Section / Pages Tables / Figures 

Executive Summary: P. ii  

Background: P. 7  

Concept Plan: P. 30 Fig. 11 

Implementation: P. 42  

Funding and Finance: P. 45-52 Table 5, P. 46 
Table 6, P. 47 
Table 7, P. 48 
Table 8, P. 49 
Table 9, P. 49 

 
Relevant Appendices 

Technical Appendices Section / Pages Tables / Figures 

A. Existing Conditions Ch. 4, P. 28 P. 30 

D. Public Infrastructure P. 1 P. 5, Fig 1. 

G. Tabulation of Costs/ 
Quantities 

P. 1  

 



Exhibit 13b. 
 

SOUTH END CONCEPT PLAN 
 

Amendment to Comprehensive Plan Ancillary Documents 
 

Ancillary Document: Sanitary Sewer Master Plan 

Date of Adoption: 2003 

Specific Amendments / Keywords  (if 
applicable) 

Needed improvements, flow model, sewer 
system sizing, preliminary cost estimates, 
funding and financing options, SDC update 
recommendations, equivalent dwelling 
unit (EDU) estimates 

 
The South End Concept Plan and its Appendices is hereby adopted in its entirety as an 
amendment to the City of Oregon City Comprehensive Plan and the aforementioned 
Ancillary Document.  
 
For the purposes of implementation of the Sanitary Sewer Master Plan in the South End 
Concept Plan area, the South End Concept Plan shall be referenced, including but not 
limited to, the following pertinent sections: 
 

Relevant Plan Sections 

Concept Plan Section Section / Pages Tables / Figures 

Executive Summary: P. ii  

Background: P. 8  

Concept Plan: Pp. 32-33 P. 36, Fig. 13 

Implementation: P. 42  

Funding and Finance: Pp. 45-52 Table 5, P. 46 
Table 6, P. 47 
Table 7, P. 48 
Table 8, P. 49 
Table 9, P. 49 

 
Relevant Appendices 

Technical Appendices Section / Pages Tables / Figures 

A. Existing Conditions Ch. 4, P. 30 P. 31 

D. Public Infrastructure Pp. 3-4 P. 8, Fig 4. 

G. Tabulation of Costs/ 
Quantities 

P. 2  
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SOUTH END CONCEPT PLAN 
 

Amendment to Comprehensive Plan Ancillary Documents 
 

Ancillary Document: Stormwater Drainage Master Plan 

Date of Adoption: 1988 / 2001 

Specific Amendments / Keywords  (if 
applicable) 

Needed improvements, treatment, 
retention, conveyance, catchment basins, 
gravity flow, pervious, impervious, 
detention, regional facility, run-off, soil 
conditions, infiltration, low impact 
development, LID, preliminary cost 
estimates, funding and financing options, 
SDC update recommendations 

 
The South End Concept Plan and its Appendices is hereby adopted in its entirety as an 
amendment to the City of Oregon City Comprehensive Plan and the aforementioned 
Ancillary Document.  
 
For the purposes of implementation of the Stormwater Drainage  Master Plan in the 
South End Concept Plan area, the South End Concept Plan shall be referenced, including 
but not limited to, the following pertinent sections: 
 

Relevant Plan Sections 

Concept Plan Section Section / Pages Tables / Figures 

Executive Summary: P. ii  

Background: P. 8  

Concept Plan: Pp. 30-32 P. 35, Fig. 12 

Implementation: P. 42  

Funding and Finance: Pp. 45-52 Table 5, P. 46 
Table 6, P. 47 
Table 7, P. 48 
Table 8, P. 49 
Table 9, P. 49 

 
Relevant Appendices 

Technical Appendices Section / Pages Tables / Figures 

A. Existing Conditions Ch. 4, P. 25 P. 26 

D. Public Infrastructure Pp. 1-2 P. 7, Fig 3. 

G. Tabulation of Costs/ 
Quantities 

P. 3  
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SOUTH END CONCEPT PLAN 
 

Amendment to Comprehensive Plan Ancillary Documents 
 

Ancillary Document: Parks and Recreation Master Plan 

Date of Adoption: 1999, 2008 

Specific Amendments / 
Keywords  (if applicable) 

Needed improvements, key elements, access, 
connections, regional park, parks, open space, trails, 
gathering places, utility corridors, private open spaces, 
public parks, civic uses, preliminary cost estimates, 
funding and financing options, SDC update 
recommendations 

 
The South End Concept Plan and its Appendices is hereby adopted in its entirety as an amendment to the City 
of Oregon City Comprehensive Plan and the aforementioned Ancillary Document.  
 
For the purposes of implementation of the Water Master Plan in the South End Concept Plan area, the South 
End Concept Plan shall be referenced, including but not limited to, the following pertinent sections: 
 

Relevant Plan Sections 

Concept Plan Section Section / Pages Tables / Figures 

Executive Summary: P. ii  

Background: P. 8  

Concept Plan: P. 17 Fig. 5. Proposed Parks and Open Space 

Implementation: Pp. 41-42  

Funding and Finance: P. 45-52 Table 5, P. 46 
Table 6, P. 47 
Table 7, P. 48 
Table 8, P. 49 
Table 9, P. 49 

 
Relevant Appendices 

Technical Appendices Section / Pages Tables / Figures 

A. Existing Conditions Ch. 6, P. 42-51 Fig 6.1 
Table 6.1 – Parks, Recreation and 
Open Space summary 
Table 6.2 – Trails Summary 
Viewshed 1 / Viewshed 2 

H. Parks Facilities Future Costs   
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SOUTH END CONCEPT PLAN 
 

Amendment to Comprehensive Plan Ancillary Documents 
 

Ancillary Document: Trails Master Plan 

Date of Adoption: 2004 

Specific Amendments / 
Keywords  (if applicable) 

Needed improvements, key elements, access, 
connections, regional park, parks, open space, trails, 
gathering places, utility corridors, private open spaces, 
public parks, civic uses, preliminary cost estimates, 
funding and financing options, SDC update 
recommendations 

 
The South End Concept Plan and its Appendices is hereby adopted in its entirety as an amendment to the City 
of Oregon City Comprehensive Plan and the aforementioned Ancillary Document.  
 
For the purposes of implementation of the Water Master Plan in the South End Concept Plan area, the South 
End Concept Plan shall be referenced, including but not limited to, the following pertinent sections: 
 

Relevant Plan Sections 

Concept Plan Section Section / Pages Tables / Figures 

Executive Summary: P. ii  

Background: P. 8  

Concept Plan: P. 17 Fig. 5. Proposed Parks and Open Space 

Implementation: Pp. 42  

Funding and Finance: P. 45-52 Table 5, P. 46 
Table 6, P. 47 
Table 7, P. 48 
Table 8, P. 49 
Table 9, P. 49 

 
Relevant Appendices 

Technical Appendices Section / Pages Tables / Figures 

A. Existing Conditions Ch. 6, P. 42-51 Fig 6.1 
Table 6.1 – Parks, Recreation and 
Open Space summary 
Table 6.2 – Trails Summary 
Viewshed 1 / Viewshed 2 

H. Parks Facilities Future Costs   
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SOUTH END CONCEPT PLAN 
 

Amendment to Comprehensive Plan Ancillary Documents 
 

Ancillary Document: Transportation System Plan (TSP) 

Date of Adoption: August 2013 

Specific Amendments / 
Keywords  (if applicable) 

Family friendly streets, collector, needed improvements, intersections, 
connections, sidewalks, mobility, levels of service, modes, design elements, 
safety, speed limit, street design types, multi-modal, pedestrian, bicycle, trails, 
vehicles, transit,  preliminary cost estimates, funding and financing options, SDC 
update recommendations 

 
The South End Concept Plan and its Appendices is hereby adopted in its entirety as an amendment to the City 
of Oregon City Comprehensive Plan and the aforementioned Ancillary Document.  
 
For the purposes of implementation of the Transportation System Plan in the South End Concept Plan area, 
the South End Concept Plan shall be referenced, including but not limited to, the following pertinent sections: 
 

Relevant Plan Sections 

Concept Plan Section Section / Pages Tables / Figures 

Executive Summary: P. ii  

Background: P. 7  

Concept Plan: Pp. 20-29 P. 21, Fig. 7, Multi-modal Street System 
P. 24, Fig. 8,  Street Design Types 
P. 27, Fig. 9,  Walking and Biking 
P. 29, Fig. 10, Transit Options 

Implementation: P. 40-41  

Funding and Finance: Pp. 45-52 Table 5, P. 46 
Table 6, P. 47 
Table 7, P. 48 
Table 8, P. 49 
Table 9, P. 49 

 
Relevant Appendices 

Technical Appendices Section / Pages Tables / Figures 

A. Existing Conditions Ch. 3, Pp. 12-24 Table 3.1: Study Area Roadway Characteristics 
Fig 3.1: Weekday PM Peak Hr Traffic Volumes 
Table 3.2: Ped. and Bicycle Characteristics 
Table 3.3: Crash Rates, 2012 
Table 3.4: Motor Vehicle Conditions, 2012 
Table 3.5: TSP Financially Constrained 
Transportation System 

C. Transportation Element 26 pages - All Entire Section 

G. Tabulation of Quantities P. 3 Green Streets Estimates SI-13 

H. Facility Types   

 


	FORM_2_Notice_of_Adoption - Oregon City South End Concept Plan
	SECP NOD 4.18.2014
	13-1016-South End Concept Plan Amendments to City Comprehensive Plan
	13-1017-South End Concept Plan Code
	Final SECP Comp Plan - 11x17
	South End Concept Plan for printing SM
	SECP 11x17 maps for printing SM
	SECP Ancillary Documents to Comprehensive Plan.pdf
	Exhibit 13a Ancillary Doc Water Master Plan
	Exhibit 13b Ancillary Doc Sewer
	Exhibit 13c Ancillary Doc Storm
	Exhibit 13d Ancillary Doc Parks and Rec
	Exhibit 13e Ancillary Doc Trails
	Exhibit 13f Ancillary Doc Transportation




