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Community Development – Planning 

 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 Consultants 
   Kirstin Green, AICP and Steve Faust, AICP 
   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. 
 
REVIEWERS:  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, 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 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 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 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 (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 (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 the 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 Residential on the City’s Comprehensive Plan and a designation of LR 
Low Density Residential on the Clackamas County Comprehensive Plan. 
 
Per the City / 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 
will be reviewed separately following annexation. Until annexation occurs, properties within the concept 
plan area retain their existing Clackamas County zoning. 
 
Various ancillary documents and plans will be updated through adoption of the South End Concept Plan. 
These include the public facilities plans (Water, Sanitary Sewer, and Stormwater master plans), and 
updates to the 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 reflects the core 
values and vision for existing and future residents for the future development of the area (See Executive 
Summary of Plan on pages I-II). 
 
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 
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other regulatory code provisions necessary to implement the concept plan already exist within the 
existing code.  
 
 
OCMC Chapter Title  
12.04 Streets, Sidewalks and Public Places  
14.04 Annexations  
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. Approximately 188 acres were brought into the UGB when Metro amended the 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 within city limits for planning purposes, but 
which not included in the initial buildable land calculations; 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, estate residential property, churches and the John McLoughlin Elementary 
School. This semi-rural and suburban development pattern is interspersed with some limited farm and 
forest uses that still exist. There are no formalized office, commercial, retail, 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 within the City of Canby's Downtown, located three miles 
to the south. The planning area is located approximately three miles south of downtown Oregon City. 
 
The detailed existing conditions report in Appendix A of the plan provides a comprehensive discussion of 
the current physical, environmental and land use conditions present in the study area. The existing 
conditions report includes a buildable lands analysis. 
 
B. Buildable Lands Inventory 
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 283 net buildable acres identified in this preliminary analysis are the 
maximum acres projected to be available for development, as shown below 
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Gross Area Outside City Limits   498.7 Acres - (minus) 
Developed Land    101.8 Acres - (minus) 
Unbuildable Land    27.7 Acres =  
Buildable Land     369.2 Acres X (0.25) 
 
New Roads and Utilities   (25%) = 92.3 Acres 
 
Net Buildable Area    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 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 with Clackamas County. 
 
Density Calculations (See Appendix B. of plan) 
The buildable lands analysis is then used to develop and to calculate future land use densities. These 
calculations 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 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; the density requirement for the area added to the UGB in the 1980s is permitted to be 
calculated at a lower density of 8 dwelling units per acre.  
 
The land use evaluation of the plan in Appendix B indicates that the concept plan provides the potential 
for a buildable range of between 1,747 and 2,637 dwelling units within the South End Plan area, with a 
mean of 2,192 units. State and Metro requirements indicate that UGB expansion areas within 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 developable 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 approximately 2,898 units.  
 
The City is proposing to substantially comply with the Metro Density requirements. The justification for 
substantial compliance is based on the following factors, which are explained in detail in the attached 
Title 11 Compliance Analysis in Exhibit 10. These factors include: 

 Vision and Values of the Concept Plan 

 Transportation System Constraints 

 Initial Metro UGB Expansion Projections 

 Housing Development Forecast 

 Consistent efficiency (100%) and utilization 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 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 online participation. 
 
Initial public involvement in the concept planning process for the South End area began in mid to later 
2012 with the selection of a consultant. Four consulting 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 consultant, 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 
following is the complete chronology of meetings and events. 
 
See Exhibit 6 for a summary of public notices. 
 
Public Notice 
Notice of the first Planning Commission 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 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 abutting the Urban Growth 
Boundary along South End Road (over 10,500) on October 30, 2013. 
 
Amended Public Notice 
Due to incorrect language regarding appeal procedures for legislative proposals 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 the second scheduled Planning Commission hearing on December 
9th, 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 l).  
 
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 formal public notice process are provided in Exhibits 26-
30.  
 

http://www.southendconceptplan.org/
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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. 
 
Exhibit 21. Code amendments critical to Concept Plan implementation. 
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 Ancillary 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 approval of petitions for annexation by property owners, new zoning designations on specific 
parcels will be applied.  
 
Transportation Planning Rule  
Rezoning of properties at annexation following 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 within 
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 with future amendments to the Transportation System Plan and Capital Improvement Plan 
provide adequate basis to show compliance with this rule. Formal compliance with 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 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 with 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 facilities and services, offers 
transportation and housing choices, supports economic development, and protects natural resources. 
The following land use elements of Metro’s Title 11 regulations governing concept planning within 
Metro’s jurisdiction, “3.07.1120 Urban Growth Boundary Amendment Urban Reserve Plan 
Requirements”: 
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- Annexation 
- Housing density 
- Variety of housing types 
- Housing affordability 
- Commercial/Industrial development 
- Transportation 
- Mapping 
- Public Facilities and Services 
- Schools 
- Urban Growth Diagram 
- Plan Amendments 

 
 A separate report which details findings for compliance with Metro Title 11 is provided in Exhibit 10 and 
a letter from Metro that responds to this 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 this report details compliance of the South End Concept Plan with the applicable state, 
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 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 Requirements. Metro 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 initiated in order that public facilities and services can be planned to 
serve future development within the South End area. 

The plan implementation process must following local, metro and state guidelines.  

Completion of the concept plan and amendment of the Comprehensive Plan complies with the City’s 
Comprehensive Plan Goal 14.3 - Orderly Provision of Services to Growth Areas, which provides that 
the City plan for public services to lands within the Urban Growth Boundary through adoption of a 
concept plan and related Capital Improvement Program, as amendments to the Comprehensive 
Plan. 

Additionally, adoption of the concept plan will maintain compliance with Metro’s Functional Plan, 
and will be forwarded to the state following 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 an examination of trends. 

Finding: Complies. The Existing Conditions report (Appendix A) of the Concept Plan includes detailed 
land use, market, infrastructure, transportation system, demographic and housing analyses in order 
to determine 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 the Comprehensive Plan. The 
plan provides a thorough explanation of the existing conditions pertaining to this analysis and 
provides recommendations and preliminary cost estimates for improvements that will be necessary 
in order for the concept plan to be carried out. 

The Comprehensive Plan amendments proposed with the concept plan are necessary in order for 
land use actions to be carried out within the concept plan area subsequent to the annexation of 
property. Please note that adoption of the concept plan does not rezone property within the 
planning area until said property is annexed into the City. The concept plan forms the basis for the 
City’s Comprehensive Plan map designations, relevant code amendments, and text and maps 
required in the event that annexation takes place. Likewise, the amendments to the ancillary 
documents and plans assure that the necessary improvements in the concept plan can be 
incorporated into the appropriate ancillary plan, as well as be included in the City’s Capital 
Improvement Program. 

The plan includes a detailed examination of trends, not only 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 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 Values that 
established what the South End community values today about South End and what the community 
would like to see in the future. The vision and core values were developed based on the extensive 
public involvement 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 factual 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 Technical Advisory Team (TAT) of representatives from the following agencies who provided 
current technical and regulatory compliance information. The TAT met formally four times 
throughout the process and provided informal input to the project manager via email 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 Water District (CRW)   
- Oregon City Public Works Department   
- Oregon City Police Department   
- Oregon City Parks and Recreation Department   
- Oregon Department of Land Conservation and Development (DLCD)   
- Oregon Department of Transportation (ODOT) 
- Tri-Met   
 
Participation on the TAT by representatives of Metro and the State informed the regulatory 
framework which the concept plan must comply with, 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, policies support the provision of a variety of housing types 
and income levels and creation of mixed use zones to encourage more walkable communities and 
housing, and the 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, 
transportation (street system, transit, functional classification, street sizing, bicycle 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 policies to 
comply with Metro Title 11 and state Metropolitan Housing Rule housing policies. The Concept Plan 
also responded to targets for future population growth provided by Metro.  Policies in the Concept 
Plan support Metro and DLCD requirements and factual information is reflected in the plan.  

 

Section 1 Citizen Involvement 
Goal 1.2   Community and Comprehensive Planning 
Ensure that citizens, neighborhood groups, and affected property owners are involved in all phases of 
the comprehensive planning program. 
Policy 1.2.1 - Encourage citizens to participate in appropriate government functions and land-use 
planning. 
Goal 1.3   Community Education - Provide education for individuals, groups, and communities to ensure 
effective participation in decision-making processes that affect the livability of neighborhoods. 
Goal 1.4   Community Involvement - Provide complete information for individuals, groups, and 
communities to participate in public policy planning and implementation of policies. 
Policy 1.4.1 - Notify citizens about community involvement opportunities when they occur. 
Goal 1.5   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 18l, Appendix I).  The public involvement 
effort employed a two-phased approach; Phase 1 consisting 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 the 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 communities 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 / New Era / Central Pt CPO 
 Development/business (2) 
 Faith-based organization  (2)                    
 Hazel Grove Neighborhood Assn 
 McLoughlin Elementary School             
 OC Natural Resources Committee 
 Parent 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 Small 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, smaller “community conversations”, Citizen Involvement Council, 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 Meeting.  
 

2. Community Open House #2: December 13, 2012.  
 

3. Forum on the Future Part 1: April 13, 2013. 
 

4. Forum on the Future Part 2:  June 1, 2013. 
 
Website and Social 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 posts 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 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.com), specialists in interactive online 
public involvement, developed 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 results 
of these surveys are integrated into the public engagement summary. 
 
Email Distribution -  “EBlasts” 
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 adopted 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 
Goal 2.1 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 

http://www.southendconceptplan.org/
http://www.metroquest.com/
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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 indicates approximately 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 response to public comment, but will still assure that the development of well-designed 
retail amenities within easy walking distance of adjacent residential land use can be achieved.  
 
 The plan draft recommendations that help inform a market-supportable development program for 
housing, commercial, and office development 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 coordination of planning level assumptions 
for buildout of the UGB and proposed improvements. As shown in the TSP, the share of improvements 
recommended in the TSP update that result in more significant levels of pollution has dramatically 
decreased since the 2001 TSP. As shown in Figure 24 of the TSP (Volume 1), projects related to walking, 
biking, and taking transit have increased from approximately 51% of the projects in the 2001 TSP to 
approximately 74% of the projects in the TSP update, represented by over 260 projects. This set of 
projects combined with projected employment growth within the city over the next 20 years results 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 Volume 1, Table 25). 
 
Many of the transportation recommendations within the SECP were already implemented with the 
recent TSP update and comply with the Regional Transportation Function Plan (RTFP) to include 
provisions to establish unobstructed paths on sidewalks, require more closely spaced pedestrian and 
bicycle accessways, support crossings in the vicinity 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 
mobility, 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 scale commercial areas within easy 
walking distance to adjacent abutting residential development. The intent of these areas is to provide 
appropriately scaled and well-designed commercial amenities to serve the immediate South End Area 
and reduce the dependence on the 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 
Goal 11.1 Provision of Public Facilities 
Serve the health, safety, education, welfare, and recreational needs of all Oregon City residents through 
the planning and provision of adequate public facilities. 
Finding: Complies. The South End Concept Plan is necessary to maintain compliance with Statewide 
Planning Goal 11, Public Facilities. Goal 11 requires that public facilities and services be provided in a 
timely, orderly and efficient manner. The goal’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 Goal 11.1. 
 
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 facilities, including 
preliminary cost expenditures and financing tools 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, 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 available. 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 
mitigation, subsurface soil enhancements, structural engineering, and business/residential relocation 
assistance. 
 
The recently adopted Transportation System Plan, which dovetailed with the SECP process, establishes 
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 which are important to making progress on the goals 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 
facilities 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, I-205/213 and OR 213/Beavercreek Road and all state facilities within 
or adjacent to the Regional Center.  With no reasonable solution resulting in compliance with mobility 
standards for these locations, the City will continue to work with 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, likely 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 feasible. 
Finding: Complies.  The proposed concept plan provides guidance for the timely, efficient and economic 
provision of transportation facilities within the existing city and to 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 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 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 goals for new residential 
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 this policy.  Appendix C: Transportation Element provides refinements of the 2013 
Transportation System 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 will be necessary to serve 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 development code and engineering standards to ensure concurrent provision of 
public facilities and services at uniform levels. Pursuant to these 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 
with this policy. 
 
Policy 11.1.7 
Develop and maintain a coordinated Capital 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 with OAR Chapter 660, Division 11, includes 
preliminary cost estimates and funding strategies for the necessary improvements, including likely 
financing approaches.   
 
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 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 
were prepared based on local and regional experience with a variety of capital 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 local ordinance amendments. 

 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. 

 Perform value engineering to scale down costs for green streets, parks and stormwater 
improvements. 

 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 Facility 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 public infrastructure 
and providing adequate 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, 
Transportation Element.  
 
The South End Concept Plan envisions an interconnected network of multi-modal streets, one that takes 
advantage of the relatively flat terrain at the top of the bluff, yet builds upon and connects with the 
existing streets in the area. The design of the streets will represent the context of the neighborhood, 
reinforcing its rural nature while accommodating all modes of travel for users of all ages and abilities. 
The streets will be more than just places for automobile travel, recognizing that they are also where 
people gather, walk, bike, access transit, and park their vehicles. They will be designed to safely connect 
people to where they need to go, giving residents, and visitors more travel 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 will be 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 will be 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 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/or street 
furnishings. Safe and comfortable pedestrian and bicycle crossings will be provided where facilities cross 
South End Road. 
 
To the east and west of South End Road will be a connected network 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 will be via Deer Lane-Madrona 
Drive, Beutel-Parrish Road, and Rose Road. These streets 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 balance between safety and mobility. 
 
Those walking and biking in the Concept Plan area will be accommodated primarily through street side 
sidewalks 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 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 
Goal 12.1   Land Use-Transportation Connection 
Ensure that the mutually supportive nature of land use and transportation is recognized in planning 
for the future of Oregon City. 
Policy 12.1.1 - Maintain and enhance citywide transportation functionality by emphasizing multi-modal 
travel options for all types of land uses. 
Policy 12.1.4 - 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 facilitate increased travel 
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 Transportation System Plan.  
Implementation of these projects will result in a more complete transportation system with a variety of 
multi-modal travel opportunities.   
 
Goal 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 will allow safe access for mass transit users, 
pedestrians and bicyclists. 
 
Goal 12.3   Multi-Modal Travel Options 
Develop and maintain a transportation system that provides and encourages a variety of multi-modal 
travel options to meet the mobility needs of all Oregon 
City residents. 
Policy 12.3.1 -Provide an interconnected and accessible street system that minimizes vehicle miles 
traveled and inappropriate neighborhood cut through traffic. 
Policy 12.3.2 -Provide an interconnected and accessible pedestrian system that links residential areas 
with major pedestrian generators such as employment centers, public facilities, and recreational areas. 
Policy 12.3.3 - Provide a well-defined and accessible bicycle network that links residential areas, major 
bicycle generators, employment centers, recreational areas, and the arterial and collector roadway 
network. 
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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 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. 
 
Goal 12.5   Safety 
Develop and maintain a transportation system that is safe. 
Policy 12.5.1 -Identify improvements that are needed to increase the safety of the transportation system 
for all users. 
Policy 12.5.2 -Identify and implement ways to minimize conflict points between different modes of travel. 
Policy 12.5.3 -Improve the safety of vehicular, rail, bicycle, and pedestrian crossings. 
Finding: Complies.  Please refer to Findings above under Policy 11.6.1.  
 
Goal 12.6   Capacity 
Develop and maintain a transportation system that has enough capacity to meet users’ needs. 
Policy 12.6.1 - Provide a transportation system that serves existing and projected travel demand. 
Policy 12.6.2 - Identify transportation system improvements that mitigate existing and projected areas of 
congestion. 
Policy 12.6.3 - Ensure the adequacy of travel mode options and travel routes (parallel systems) in areas of 
congestion. 
Policy 12.6.4 - Identify and prioritize improved connectivity throughout the city street system. 
Finding: Complies. 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 within 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 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 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 Municipal Code allow for a complete transportation 
network for all modes of transportation. 
 
Comprehensive Plan Goal 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 Capital 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 
development. 
 
Comprehensive Plan Goal 14.1 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.  Findings for compliance with Title 11 are provided in Exhibit 10. The concept plan 
will 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 outside the Urban Growth Boundary for rural 
land uses. 
 
Goal 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 Capital 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 strategies. The plan includes recommendations for 
updates to the Capital Improvement Program. 
 
Comprehensive Plan Goal 14.3 - Goal 14.4 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. 
 
While further refinements may be necessary to assess these costs prior to or at the time of annexation, 
these preliminary fiscal 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 goal 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 provided within this report and demonstrated in the Community 
Engagement Summary (Appendix I of Plan, See Exhibit 18l). Staff finds that the concept plan process is 
consistent with Statewide Planning Goal 1. 
 
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 relevant documentation in the 
technical report provided the basis 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, goals, policies, action items, and implementation measures.  Inventories, such as for 
housing, economic development, and natural resources, have been provided either in the technical 
appendices to the 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 unless the owner seeks to change the use. Once annexed, most single 
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family residential 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. Additionally, 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 
Conservation Area rating includes designated wetlands and essential riparian habitat), established 
easements, or a registered historic building. Additionally, new development will be required to comply 
with the City’s Environmental Overlay Zoning in compliance with this goal. Wildlife 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 of Title 13 “Nature in Neighborhoods.” Highly ranked 
riparian habitat areas within the current urban growth boundary were identified as “habitat 
conservation areas” and will be subject to high, moderate, and low levels of conservation based on 
habitat value or quality. 
 
Historic buildings within the planning area will fall under the jurisdiction of the 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 AIR, 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 that apply to the Concept Plan require 
development practices to comply with regional, state, and federal standards for air and water quality, to 
protect water quality from erosion and sediment, to minimize the effects of noise, and to protect 
mineral resources. These goals and policies are implemented through the City’s grading and erosion 
control ordinances, water quality resource protection regulations, development standards, and nuisance 
laws. DEQ regulates air quality but Oregon City’s TSP recognizes the link between air quality and 
transportation (through vehicle emissions) and works to reduce impacts from single-occupancy vehicles. 
The TSP and Capital Improvements Fund will be updated to reflect transportation improvements 
recommended in the plan. 
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 development within the overlay district is required to provide 
additional site specific studies, subsurface investigations, documentation and mitigation of any known 
hazards or hazards that may exist, with the following additions; 

 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 200 ft of the crest and toe of slopes, and areas previously mapped with landslides. 

 Require development-specific investigation and report by a Professional Engineer (PE) and 
Certified Engineer Geologist (CEG). 

 Review of final grading, drainage, and foundation plans and specifications by geotechnical 
engineer.  

 At the City’s discretion, peers review of the geotechnical report by city-selected reviewer. 

 Special inspection during construction provided by the geotechnical 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 trail master 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 various types), partnering with Metro 
to enhance the public understanding of the regionally significant Canemah Bluffs habitat conservation 
area immediately 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 trails 
and roads. Additionally the Concept Plan recognizes the opportunity for acquisition and/or dedication of 
sensitive 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 local and regional market conditions within and adjacent to the Concept 
Planning area. This report details patterns in the community, the profile of local employment, the supply 
of commercial and office 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, commercial 
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 Title 11 subsection D (See Exhibit 10b) and the 
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 evaluated 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 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, 
townhouses, duplexes, multi-family units, transitional living for seniors, and mixed 
commercial/residential uses. The South End Concept Plan will 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 with lower 
incomes, including single-family homes on small lots, cottage housing, townhouses, duplexes and multi-
family units. The 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 refer to the Addendum Report entitled “South End Concept Plan Affordable Housing 
Program (revised 11/22/13)” in Exhibit 10b for additional 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 levels of public 
facilities and services appropriate for, but limited to, the needs and requirements 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, the 
following: police protection; sanitary facilities; storm drainage facilities; planning, zoning and subdivision 
control; health services; recreation facilities and services; energy and communication services; and 
community governmental services.  
 
Chapters 2, 3, 4, 6, and Appendix A address the following public facilities and services: wastewater, 
water distribution, stormwater management, transportation infrastructure, police protection, fire 
protection, parks and recreation, health services, and other civic facilities. 
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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 relieve 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 solutions 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.  
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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 will 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 Rule (OAR 660-012-0060). In order to meet the requirements of this regulation, needed 
improvements and funding mechanisms have been identified for properties within the Concept Plan 
area. The proposed transportation infrastructure improvements, financing and funding estimates, along 
with future amendments to the Transportation System Plan and Capital Improvement Plan provide 
adequate basis to show compliance with this rule. Compliance with OAR 660-012-0060 will also be 
required to be addressed at the time of annexation and zoning of parcels within the 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 facilities, and 
supporting the concepts of sustainability.  
 
STATEWIDE PLANNING GOAL 14 URBANIZATION  
To provide for an orderly and efficient transition from rural to urban land 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 demonstrated need for additional land to accommodate 
projected population growth. The revised element of the updated plan calls for implementing Metro’s 
“concept plan” requirements under Title 11 of the Functional Plan that will result in subarea planning of 
new areas added to the UGB. Metro 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 within the UGB 
while monitoring the supply of land to ensure its adequacy to accommodate growth. Oregon City 
coordinates with Clackamas County through an intergovernmental agreement that guides land uses and 
extension of public services in the unincorporated UGB. In addition, the transportation, parks, trails, 
water, and sewer master plans address orderly extension of services to accommodate growth.  
To ensure consistency and orderly transition of rural plan and zoning designations to urban 
designations, Oregon City zoning 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 Goal 12 (Transportation) and promote the 
development of safe, convenient and economic transportation systems that are designed to reduce 
reliance on the automobile so that the air pollution, traffic and other livability problems faced by urban 
areas in other parts of the country might be avoided.” A major purpose of the Transportation Planning 
Rule (TPR) is to promote more careful coordination of land use and transportation planning, to ensure 
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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 classifications, 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 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, full 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 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 urbanization 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 what had been adopted in the TSP.  
 
The South End Concept Plan provides greater detail that the TSP and will provide extensive guidance to 
improve future local street connectivity throughout the planning area.  
 
A detailed analysis of compliance with the statewide Transportation Planning Rule is provided in a 
separate memorandum from DKS 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 details how 
the South End Concept Plan substantially complies with Metro Title 11 and Metro Ordinance 02-9698 
Conditions of Approval. 
 
 
RECOMMENDATION 
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For the 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 Ancillary Documents, and approval 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 
available for viewing at the Planning Division office.  
 
1) Ordinance No. 13-1016 Draft  
2) Ordinance 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 / Portland Tribune Newspaper Notice and Affidavit 
d) Clackamas Review / Portland Tribune Newspaper Notice and Affidavit – Revised Notice 

7) Public Comments received 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 with 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: Housing Density Analysis  
b) Response to Title 11 Section E: Section South End Concept Plan Affordable Housing Program 

(revised 12/01/13) 
11) Best Management Practices for Non-Habitat Conservation Areas (HCAs) 
12) Clackamas County / Oregon City Urban Growth Management Agreement (UGMA), 1991 
13) Updates to the Ancillary Documents (i.e. Public Facility 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) 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 
which are summarized in Appendix I – Community Engagement Summary). 

 
*Documents 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.  
 

EXHIBITS ENTERED INTO RECORD PRIOR TO NOVEMBER 25 PUBLIC HEARING 
Please go to website (See https://oregon-city.legistar.com/Calendar.aspx) 

https://oregon-city.legistar.com/Calendar.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 Evaluation 
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. Municipal Code Revisions 
l) Appendix I. Community Engagement Summary 

19) Concept Plan Map Draft 
20) SECP - Draft Comprehensive Plan - 11x17P 
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 Paul 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 Presentation 
 


