PLANNING & ZONING DIVISION

CLACKAMAS COUNTY BOARD OF COMMISSIONERS

LAND USE HEARING
May 6, 2020
9:30 AM

Clackamas County is abiding by social distancing requirements during the coronavirus
pandemic, so this public hearing will be conducted virtually using the Zoom platform.
The Zoom link to the public hearing and details on how to observe and testify online or
by telephone are available on our website:
www.clackamas.us/meetings/bcc/landuse/2020-05-06

All interested parties are invited to “attend” the hearing online or by telephone and will
be provided with an opportunity to testify orally, if they so choose. Applications may be
viewed online at https://accela.clackamas.us/citizenaccess/. After selecting the
“Planning” tab, enter the Record (File) number to search. Then scroll down and select
“Attachments,” where you will find the submitted application. Please direct all calls and
correspondence to the staff member listed below.

LAND USE HEARING

File No.: Z0004-20-CP, Sandy Urban Growth Boundary (UGB) 6.42-acre
Expansion

Applicants: Allied Homes & Development

Proposal: Allied Homes and Development (the “Applicant”) requests a 6.42-acre
expansion of the City of Sandy’s urban growth boundary (UGB). The expansion,
which has already been approved by the City, is to provide:
1. A planned Gunderson Road minor arterial connection between
planned urban development and Hwy 211;
2. Aroughly 2.38-acre public park on the north side of Hwy 211 and
adjacent to that planned urban development; and
3. Associated stormwater facilities.

Staff Contact: Glen Hamburg, Sr. Planner, 503-742-4523,
GHamburg@clackamas.us

Clackamas County is committed to providing meaningful access and will make reasonable accommodations, modifications, or provide translation,

interpretation or other services upon request. Please contact us at least three (3) business days before the meeting at 503-742-4545 or email
Drenhard@clackamas.us.
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Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

Land Use Hearing Item
Staff Report to the Board of County Commissioners

File Number: Z0004-20-CP, Sandy Urban Growth Boundary (UGB) 6.42-Acre Expansion
Staff Contact: Glen Hamburg, Planning and Zoning Division, 503-742-4523

Board of County Commissioners Hearing Date: May 6, 2020

PROPOSAL:

Allied Homes and Development (the “Applicant”) requests a 6.42-acre expansion of the City of
Sandy’s urban growth boundary (UGB). The expansion, which has already been approved by the
City, is to provide:

1. A planned Gunderson Road minor arterial connection between planned urban
development and Hwy 211;

2. A roughly 2.38-acre public park on the north side of Hwy 211 and adjacent to that
planned urban development; and

3. Associated stormwater facilities.

Background:

The City has identified a need for the Gunderson Road minor arterial connection to Hwy 211 in
its adopted Transportation System Plan (TSP). The Sandy Fire District, local residents who have
testified, and a formal traffic study also find that the road connection would provide a secondary
outlet to existing and planned residential development, hopefully decreasing emergency response
times and reducing traffic impacts to established neighborhoods from new residential
development in the area.

However, the precise location of the planned Gunderson Road / Hwy 211 intersection illustrated
in the City’s concept-level TSP drawing is problematic, in part because of sight distance issues at
a curve in the highway and because of steep, superelevated road sections. Traffic engineers have
determined that the nearest feasible alternative for the intersection is just outside of the City’s
current UGBon property zoned Exclusive Farm Use (EFU) by the County — where public
facilities for urban uses are not permitted.

The Applicant therefore proposes to expand the City’s UGB to include the area of the alternative

intersection location. The expansion area would then be eligible for annexation and rezoning by
the City to a zone that does allow urban public facilities.
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In addition to right-of-way for Gunderson Road, the Applicant’s proposed UGB expansion area
also includes: adjacent sections of Hwy 211 that would need to be widened/modified for new
turn lanes and other highway improvements; space for a stormwater facility needed to
accommodate the runoff from the proposed Gunderson Road extension and the improved
highway; and space for associated easements.

The City and local residents have also expressed a need for a public park on the north side of
Hwy 211, and in the same general location as the Gunderson Road extension, to serve nearby
planned residential development. Accordingly, the Applicant proposes for an approximately
2.38-acre park to be located between the Gunderson Road extension and current City limits, in
an area that, if not included in this UGB expansion, would otherwise be an isolated jurisdictional
enclave (“island”) outside of the UGB. Staff finds that including this area in the expanded UGB
and using it for new park land, as proposed by the Applicant, would be an efficient use of space
and could allow adjacent incorporated areas to be developed more fully with needed housing.

The proposed UGB expansion is in the City’s urban reserve area (URA) where lands have
already been designated for priority consideration for future UGB expansions and subsequent
urban development.

Comprehensive Plan Map Amendments:

Expanding the City’s UGB functionally requires changes to Clackamas County Comprehensive
Plan Map 4-07a, and to all other maps of the County’s Comprehensive Plan where the City’s
UGB is labeled, to include in the City’s UGB the 6.42 acres' shown by the Applicant.

Originally Recommended Conditions:

As detailed in the attached report, Staff recommended to the Planning Commission approval of
the Applicant’s proposal, provided the UGB is expanded only to include the 6.42 acres identified
in the Applicant’s plans.

The City and the Applicant have stated that, if and when the expansion area is annexed to the
City, the park land would be rezoned by the City to “Parks and Open Space” (POS). The
remainder of the expansion area would be rezoned residential, simply because the City does not
have a zoning designation just for roads and public facilities that it could apply instead and
because the neighboring incorporated area is already similarly zoned residential.

However, the City has not conducted a formal Housing Needs Analysis according to legally-
prescribed methodology to justify expanding the UGB for additional housing units. Therefore, to
comply with state regulations for UGB expansions that include residential lands, a condition of
approval is warranted to ensure that the expansion area, including any portion of it that is given a
residential zoning designation by the City, is not actually used for additional housing
development. The condition would ensure that, regardless of any future zoning by the City, the
expansion area will only be for the land uses as yet determined necessary, specifically the public
facilities described in this application.

' The 6.42-acre figure is computed based on the need for the following: approximately 1.02 acres
for the Gunderson Road right-of-way; 0.69 acres be for the stormwater facility; 2.38 acres for the
park; and the remaining 2.33 acres for the improved section of Hwy 211 and an adjacent
slope/construction easement.
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PLANNING COMMISSION ACTION:

A public hearing was held on March 9, 2020, for Planning Commission consideration of the
application and the original staff recommendation. That recommendation, with its findings on
relevant approval criteria, is attached, along with draft minutes of the Planning Commission
hearing.

The Planning Commission voted unanimously to recommend approval, with the two conditions
explained back on Page 2 as originally recommended by staff.

The Planning Commission also recommended, and the Applicant has agreed to, an additional
condition of approval related to a section of the Barlow Road Historic Corridor that crosses the
UGB expansion area.

While an inventoried historic resource and identified in the County’s Comprehensive Plan, that
Barlow Road section is a “third priority” segment and the County’s land use regulations would
not necessarily prohibit development of public facilities in the Historic Corridor, whether or not
the area is outside the City’s UGB. Indeed, where physical evidence of the Barlow Road existing
(e.g., ruts), County regulations only “encourage” property owners to preserve the evidence and
only disturb it if necessary; nothing in the record indicates there is even physical evidence of the
Barlow Road in the proposed UGB expansion area.

Moreover, the City will be considering what protections this section of the Barlow Road
warrants when it considers whether to annex and rezone the expansion area, as they would have
jurisdiction. Approval of this UGB expansion application only makes the 6.42 acres eligible to
be considered by the City for annexation and rezoning, and does not itself authorize any specific
development that may or may not disturb the Barlow Road.

However, the Planning Commission found that a condition of approval is nonetheless warranted
to expressly require that impacts to the Barlow Road by development of the public facilities is
minimized as much as practically possible. They voted unanimously in favor of a condition
specifically requiring the Applicant to: consider the Barlow Road Historic Corridor; minimize
impacts caused by the proposed extension of Gunderson Rd and highway improvements,
construction staging activities, and excavation for the stormwater facility; and preserve any
visibly apparent portions of the Barlow Road (e.g., ruts) that may be in the park land area.

CPO AND HAMLET RECOMMENDATIONS:
The local CPO, the Sandy CPO, is inactive.
However, the City of Sandy’s Planning Commission and City Council both voted unanimously

in favor of this UGB expansion, and a representative of the City testified in favor of this
application at the County Planning Commission hearing.
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SIGNIFICANT ISSUES:

As noted previously, the Planning Commission was concerned with recognizing and protecting a
historic Barlow Road section that crosses the proposed expansion area.

No survey has been done to indicate where any physical evidence of the Barlow Road might lie
in relation to the needed public facilities. However, based on the location of the road in the
County’s adopted maps, staff finds that the proposed stormwater facility and highway
improvements would be largely — if not entirely — outside of the area of the Barlow Road itself.
Furthermore, the Planning Commission’s recommended conditions of approval would help
ensure the protection of any visible physical evidence of the road that there may be in the park
land, and that construction staging activities do not disturb the road.

Therefore, it might be that the only disturbance to the area of the historic road would be from the
Gunderson Road extension.

STAFF RECOMMENDATION:

Staff recommends APPROVAL of Z0004-20- by the Board of County Commissioners, subject
to the following three (3) conditions:

1. The City of Sandy (the “City”) urban growth boundary (UGB) shall be expanded to
include only the approximately 6.42-acre area (the “expansion area”) identified in plans
submitted on February 13, 2020, with all relevant maps of the Clackamas County
Comprehensive Plan updated accordingly;

2. The expansion area shall only be used for the public facilities described in the
application, including a section of Gunderson Road connecting to Highway 211, a
roughly 2.38-acre public park, and associated stormwater facilities; and

3. In the development of the public facilities, the Barlow Road Historic Corridor shall be
considered and impacts caused by the extension of Gunderson Rd and highway
improvements, construction staging activities, and excavation for the stormwater facility
shall be minimized. Visibly apparent portions of the Barlow Road (e.g., ruts) that may be
in the park land area shall be preserved.
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4/15/2020

/0004-20-CP:

SANDY URBAN GROWTH BOUNDARY (UGB)
6.42-ACRE EXPANSION

Applicant: Allied Homes & Development

Property Owners: Lawrence Pullen, Richard L. Pullen, and Sherrene Lanette TenEyck
Map and Tax Lot: T2S R4E Section 23, Tax Lot 701 W.M. (plus adjacent Hwy 211 ROW)
Site Address: (no situs)

Zoning District: Exclusive Farm Use (EFU) District

County Staff Contact: Glen Hamburg, Senior Planner (503.742.4523, ghamburg@clackamas.us)

Board of County Commissioners Hearing
May 6, 2020

THIS MORNING

1. Application summary
Need for particular public facilities
In Urban Reserve Area (URA)
2. Review of substantive approval criteria

3. Significant Issues

Recommendation: Approval, with three conditions

ZDO-276 [2]




APPLICATION SUMMARY

Public Facility Needs
T

Exhibit 6 (UGB boundary not current) 7D0276 [3]

= Road connection in

APPLICATION SUMMARY

Public Facility Needs
T

City TSP
* Recommended by Fire
District, City, and
residents
Gunderson Rd
. . ~
Will serve ex1st1ng and Problematic Alignment a
future development (Exhibit 16)
Existing UGB =l

ZDO-276 [4]

4/15/2020



= Safer location

= Asclose to current

APPLICATION SUMMARY

Public Facility Needs

UGB as practicable

___________________

| Public Park !

i Need
\
Proposed UGB —’/:

ZD0-276 [5]

APPLICATION SUMMARY

Public Facility Needs
T

ZDO-276 [6]
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APPLICATION SUMMARY

Public Facility Needs

ZDO-276 [7]

APPLICATION SUMMARY

Public Facility Needs

PUBLIC FACILITY +/- Acres
Gunderson Rd ROW 1.02
Stormwater Facility 0.69

Park (and adocent casements) 238
Hwy 211 2.05
Easement along Hwy 211 0.28

Total UGB Expansion Area: 6.42

Exhibit 2 ZDO-276 [8]
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APPLICATION SUMMARY

Public Facility Needs
T

Prospective Sandy zoning (if/when annexed):
+ Park land as POS

«  Remainder as residential

Restricted to identified public facilities, because:
« Those are the “needs” identified by the Applicant and the City
= No Housing Needs Analysis conducted to justify more land for 20-year housing

ZDO-276 [9]

APPLICATION SUMMARY

Urban Reserve Area

Proposed UGB

Expansion \
Urban Reserve '
Boundary }
Exhibit 4 ZDO-276 [10]
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APPLICATION SUMMARY
Barlow Road
.,
Ty
Exhibit 7 ZDO0-276 [11]

APPLICATION SUMMARY

Barlow Road

Proposed UGB
= Third priority segment Expansion

= ZDO Section 707:

Development allowed Barlow

Road \

Property owners “encouraged” to
preserve any physical road evidence

* Disturbance may only be for the road
and park (not stormwater facility)

= InURA

= This application: no impact to road

ZDO-276 [12]
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APPROVAL CRITERIA

Applicable Statewide Planning Goals
T

Goal 5 - Natural Resources, Scenic and Historic Areas, and Open Spaces
County’s requirements met; City will review with annexation/rezoning

Goal 10 - Housing
Portion may later be zoned residential, but not for housing

Goal 11 - Public Facilities
Allows for implementation of a plan for public facilities
Will serve a demonstrated need

Goal 12 - Transportation
Allows for implementation of TSP project
Safer and more convenient transportation system (Exhibits 16 & 17)
TPR findings (Exhibit 16): Will not “significantly affect” existing/planned systems

Goal 14 - Urbanization
In urban reserve area (URA)
OAR 660-024 criteria satisfied ZDO-276 [13]

APPROVAL CRITERIA

OAR chapter 660, division 24
T

OAR 660-024-0000: Purpose and Applicability
Proposal duly “initiated” by the City (and was adopted, per Exhibit 25)

OAR 660-024-0040: Land Need

Need for certain public facilities

OAR 660-024-0050: Land Inventory and Response to Deficiency
“Inventory” shows current UGB insufficient for facility needs

OAR 660-024-0065: Establishment of Study Area to Evaluate Land for Inclusion in the UGB
Only suitable location for place-specific needs

ZDO-276 [14]
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APPROVAL CRITERIA

County Comprehensive Plan

Chapter 2: Citizen Involvement
No changes to citizen involvement program
ZDO Section 1307 criteria (noticing, etc.) followed

Chapter 4: Land Use
Expansion is in to agreed urban reserve, not in to a rural reserve
Review coordinated with and initiated by the City

Chapter 11: The Planning Process
Other agencies (e.g.,, ODOT, DSL) notified and involved
Notice provided according to ZDO Section 1307

ZDO-276 [15]

SIGNIFICANT ISSUES

March 9, 2020 Planning Commission Hearing
T —

Barlow Road: minimize impacts

Construction staging activities
Excavation for stormwater facility
Opportunities for preservation/recognition at park

ZD0-269 16
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4/15/2020

RECOMMENDATION

Planning Commission Recommendation:

Approval, with three conditions:

1. Expansion of only the 6.42 acres requested (maps updated as needed)
2. Use only for the proposed public facilities

3. Minimize impacts to Barlow Road Historic Corridor

Location of construction staging activities
Excavation for stormwater facility
Preservation of any visible evidence of road in park land

ZDO-276 [17]

THANK YOU




Clackamas County Planning and Zoning Division
Department of Transportation and Development

Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

503-742-4500 | zoninginfo@clackamas.us
www.clackamas.us/planning

PLANNING STAFF REPORT/RECOMMENDATION
TO THE PLANNING COMMISSION

SECTION I: GENERAL INFORMATION

Date: March 2, 2020
File No. Z0004-20-CP

Report Author: Glen Hamburg, Senior Planner
(Tel: 503.742.4523, Email: ghamburg@clackamas.us)

Applicant: Allied Homes & Development

Property Owners: Lawrence Pullen, Richard L. Pullen, and Sherrene Lanette TenEyck

Subject Map and Tax Lot: T2S R4E Section 23, Tax Lot 701 W.M.

Site Address: (no situs)

Area Proposed for Inclusion in Sandy UGB: Approximately 4.37 acres of Tax Lot 701 of Map
24E?23 and approximately 2.05 acres of an adjacent section of Hwy 211, for a total of 6.42
contiguous acres

Location of Proposed Expansion Area: The eastern portion of Tax Lot 701 on the northwest
side of Hwy 211 southwest of SE Ponder Ln and south of and adjacent to existing Sandy city
limits, as well as a roughly 900-foot-long adjacent section of Hwy 211 between SE Martin Rd to
the west and Arletha Ct to the east, all of which is inside of the City of Sandy Urban Reserve
Area (URA)

Zoning District: Exclusive Farm Use (EFU) District

Citizens Planning Organization (CPO) for Area: Sandy CPO (inactive)

Proposal: An amendment to Clackamas County’s Comprehensive Plan Map to bring
approximately 4.37 acres of Tax Lot 701 of Map 24E23, as well as an approximately 2.05-acre,
900-foot-long adjacent section of Hwy 211, in to the City of Sandy’s urban growth boundary
(UGB) for certain public facilities.



Current Sandy UGB in Clackamas County Comprehensive Plan Map 4-07a
(Outlined in Red)

Tax Lot /

24E23-00701
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Current Sandy Urban Growth Management Area (UGMA)
and Urban Reserve Area (URA)

Tax Lot /

24E23-00701
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Tax Lot 701 in Map 24E23
(Highlighted Yellow)

Land Use File # Z0004-20-CP
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Tax Lot 24E23-00701
(Highlighted Yellow)

In relation to current UGB:

In relation to current city limits:

Land Use File # Z0004-20-CP
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Gunderson Road in Close-Up of City of Sandy Transportation System Plan (TSP) Figure 5
(UGB and City Limit Boundaries are NOT current)

Tax Lot /

24E23-00701
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Barlow Road Forrester Segment

(In 1993 Barlow Road Historic Corridor Background Report & Management Plan)

Tax Lot /

24E23-00701
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Applicant’s “Vicinity Map”
(As Revised on February 13, 2020)
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Applicant’s Close-Up Map of Subject Location Proposed for Inclusion in Sandy UGB

(Areas 1-7, as Revised on February 13, 2020)
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Applicant’s Close-Up Map of Hwy 211 Section Proposed for Inclusion in Sandy UGB

(As Revised on February 13, 2020)
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SECTION II: RECOMMENDATION

Staff recommends that the Planning Commission recommend APPROVAL of this application to
the Board of County Commissioners, subject to the following three (3) conditions:

1. The City of Sandy (the “City”) urban growth boundary (UGB) shall be expanded to
include only the approximately 6.42-acre area (the “expansion area”) identified in plans
submitted on February 13, 2020 (Exhibit 2), and shown on Page 9 of this report, with all
relevant maps of the Clackamas County Comprehensive Plan updated accordingly; and

2. The expansion area shall only be used for the public facilities described in this

application, including a section of Gunderson Road connecting to Highway 211, a
roughly 2.38-acre public park, and associated stormwater facilities.

SECTION III: PROJECT OVERVIEW AND BACKGROUND

This application, made by Allied Homes & Development (the “Applicant’), requests an
amendment to Clackamas County’s Comprehensive Plan for an expansion of the City’s UGB.
The amendment would specifically be to Comprehensive Plan Map 4-07a (Exhibit 3), as well as
to any other maps of the Comprehensive Plan where the City’s UGB is labeled.

The original application, and additional information provided by the Applicant, their
representatives, and the City prior to this report (Exhibits 1, 2, 12, 13, 16 and 19), explain that
the 6.42-acre requested expansion is necessary in order to provide certain public facilities:

1. A planned Gunderson Road minor arterial connection between planned urban
development and Hwy 211;

2. A roughly 2.38-acre public park on the north side of Hwy 211 and adjacent to that
planned urban development; and

3. Associated stormwater facilities.

Gunderson Road, with its connection to Hwy 211, is identified as a needed transportation facility
in the City’s Transportation System Plan (TSP). As explained later in this report and Exhibit 16,
having the road’s highway connection in the precise location shown in the TSP’s conceptual-
level illustrations is problematic. Engineers have determined that the nearest suitable alternative
for this road connection is slightly to the south. The park that the City finds necessary to serve
the area could fit between that alternative road connection location to the south and the planned
urban development to the north.

However, the recommended alternative location for the road connection is just outside the City’s
existing UGB on property currently under the County’s jurisdiction and zoned Exclusive Farm
Use (EFU). Facilities serving urban uses are not permitted outright in the EFU District outside of
a UGB. The requested UGB expansion, if approved, would make the subject area eligible for

Land Use File # Z0004-20-CP Page 11 of 28



annexation to the City of Sandy (the “City”) and for rezoning by the City to a zoning district that
does allow such public facilities. The expansion would occur in the City’s Urban Reserve Area
(URA), where lands have already been prioritized for inclusion in the City’s UGB when deemed
necessary.

The Applicant initially requested only a 5.29-acre expansion of the UGB for these public
facilities. On February 13, 2020, the Applicant formally modified their application to request a
6.42-acre expansion and the modified proposal was re-noticed on February 18, 2020.

The expansion requires approval of both the City and the County. Consistent with Oregon
Administrative Rules (OAR) Chapter 660, Division 24, the City has initiated consideration of the
proposal by noticing and holding a public hearing with the City Planning Commission on
February 11, 2020, and is scheduled to have had another public hearing with the City Council on
March 2, 2020.

SECTION IV: FINDINGS

This application is subject to the following provisions:

Statewide Planning Goals;

OAR chapter 660, divisions 12 and 24;

Clackamas County Comprehensive Plan Chapters 2, 4, and 11; and
Zoning and Development Ordinance (ZDO) Sections 202 and 1307.

b=

Planning Staff has reviewed these provisions in conjunction with this proposal and makes the
following findings in regarding 1-3 above; the ZDO sections listed in 4 above provide only
definitions and procedural requirements that do not warrant separate written findings in this
report.

1. STATEWIDE PLANNING GOALS:

Goal I — Citizen Involvement

Goal 1 calls for “the opportunity for citizens to be involved in all phases of the
planning process” and requires the County to have a citizen involvement program
with certain features.

This application only proposes to amend the County’s Comprehensive Plan maps and,
if approved, the structure of the County’s existing, State-acknowledged citizen
involvement program would not change.

Section 1307 of the ZDO contains adopted and acknowledged procedures for citizen

involvement and public notification of quasi-judicial applications. This application
has been processed consistent with those requirements, including with notice to the
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Department of Land Conservation and Development (DLCD) as directed, to property
owners within 750 feet of the subject property, and in the Sandy Post.

Before the Board of County Commissioners (BCC) can decide on this application,
there will have been at least four public hearings: two at the City, one with the
County’s Planning Commission, and another with the BCC. The proposal has also
been advertised on both City and County websites.

The relevant requirements of Statewide Planning Goal 1 are satisfied.

Goal 2 — Land Use Planning

Goal 2 requires the County to have and to follow a comprehensive land use plan and
implementing regulations. Comprehensive plan provisions and regulations must be
consistent with Statewide Planning Goals, but Goal 2 also provides a process by
which exceptions can be made to certain Goals.

The proposed amendment to Clackamas County’s Comprehensive Plan maps,
including to Map 4-07a, would not change the County’s land use planning process.
Even under the Applicant’s proposal, the County will continue to have a
comprehensive land use plan and consistent implementing regulations. The Applicant
does not request an exception to any Statewide Planning Goal.

The relevant requirements of Statewide Planning Goal 2 are satisfied.

Goal 3 — Agricultural Lands

Goal 3 is not applicable to UGB amendments, per OAR 660-024-0020(1)(b).

Goal 4 — Forest Lands

Goal 4 is not applicable to UGB amendments, per OAR 660-024-0020(1)(b).

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

Goal 5 requires the local government with jurisdiction to adopt programs that will
protect an area’s natural resources and conserve scenic, historic, and open space
resources for present and future generations. It requires an inventory of natural
features, groundwater resources, energy sources, and cultural areas, and encourages
the maintenance of inventories of historic resources.

Page 16 of the Applicant’s initial submittal (Exhibit 1) states that “there are no
identified Goal 5 resources on the property”. However, the historic Barlow Road, an
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inventoried Goal 5 resource, crosses Tax Lot 701 and the requested expansion area
and would presumably be disturbed by the construction of the proposed highway
connection.

Nonetheless, this particular proposal would not change the County’s acknowledged
programs for the protection of its historic resources, nor would it change the County’s
adopted and acknowledged historic resources inventory. This application would not
itself authorize any development, either. The proposal, if approved, would simply
make the subject area eligible for annexation to and rezoning by the City. The City,
rather than the County, would evaluate Goal 5 compliance with any application for
annexation and/or rezoning.

Page 7 of a February 20, 2020, letter submitted by one of the Applicant’s
representatives (Exhibit 16) states “the Applicant commits to and will accept a
condition of approval requiring it to coordinate with the County on Barlow Road
when it submits an application to construct and permit [the highway connection]”.

On Page 8 of the letter, the Applicant further states that it “requests” the County
impose a condition of approval reading:

“The Applicant shall consider the Barlow Road Historic Corridor and to
minimize impact by the extension of Gunderson Road [the planned highway
connection].”
While the Planning Commission may find that these or similar conditions are
warranted, Staff finds that the requirements of Statewide Planning Goal 5 relevant
to this application to the County are satisfied, even without them.

Goal 6 — Air, Water, and Land Resources Quality

Goal 6 instructs the County to consider the protection of air, water, and land resources
from pollution and pollutants when developing its Comprehensive Plan. The
proposed Comprehensive Plan amendment would not change any Comprehensive
Plan policy or implementing regulation affecting a Goal 6 resource, nor would it
modify the mapping of any protected resource.

The acreage brought in to the UGB will retain its existing County zoning (EFU) until
annexed and rezoned by the City. The City will be responsible for evaluating Goal 6

in its consideration of that annexation and rezoning to determine if any measures are

necessary to satisfy the goal.

Because the Statewide Wetlands Inventory indicates that Tax Lot 701 may contain
state-regulated waterbodies, Staff notified the Department of State Lands of this

application; their comments are included in Exhibit 14.

The relevant requirements of Statewide Planning Goal 6 are satisfied.
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Goal 7 — Areas Subject to Natural Hazards

The Applicant states on Page 16 of Exhibit 1 that the subject property does not
contain “mapped areas of steep slopes 25 percent or greater” or other “known hazard
areas.”

Goal 7 requires the comprehensive plan of the local government with jurisdiction to
address Oregon’s natural hazards, and this UGB expansion application would not
change the County’s acknowledged Comprehensive Plan policies or implementing
regulations regarding natural disasters and hazards, nor would it modify the mapping
of any hazard. The acreage brought in to the UGB will retain its existing County
zoning, and will continue to be subject to the County’s hazard-related land use
regulations, until it is annexed and rezoned by the City. The City will be responsible
for evaluating Goal 7 when it considers any application for annexation or rezoning.

The relevant requirements of Statewide Planning Goal 7 are satisfied.

Goal 8 — Recreational Needs

Goal 8 requires relevant jurisdictions to plan for the recreational needs of their
residents and visitors. The proposal would not change any existing, State-
acknowledged County Comprehensive Plan policy or implementing regulation
regarding recreational needs, nor would it reduce or otherwise modify a mapped
recreational resource.

The City will be responsible for formally evaluating Goal 8 when it considers any
annexation and rezoning proposal, but City representatives, as well as the Applicant,
have already expressed that the park land — and this requested UGB expansion to
allow for it — are necessary in part to meet particular recreational needs in the area of
the subject property. The Applicant has also agreed to a condition of approval
limiting the subject area to only the public facilities identified in their application,
which include an approximately 2.38-acre public park. As explained further in later
sections of this report, Staff finds that such a condition is appropriate in order to
ensure the area provides the public facilities that the Applicant and the City say the
UGB expansion is needed to accommodate.

The relevant requirements of Statewide Planning Goal 8 are satisfied.

Goal 9 — Economic Development

The purpose of Goal 9 planning is to make sure cities and counties have enough land
available to realize economic growth and development opportunities. The proposed
UGB expansion would not, in and of itself, change the allowed uses of any property,
and would not reduce or expand either the County’s or the City’s employment (i.e.
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commercial, industrial) lands. The proposal would simply make the subject 6.24
acres, which are already in the City’s Urban Reserve Area (URA), eligible for
annexation and rezoning by the City. The City will be responsible for evaluating Goal
9 when it considers any annexation or rezoning application.

The proposal represents that the subject area would not be used for employment lands
or for residential development, but rather only for specific public facilities. The
proposed conditions of approval would restrict the area to these uses because the
Applicant has not demonstrated that an economic opportunity analysis has been
conducted consistent with Goal 9 for the expansion area to be used for employment
lands.

The requirements of Goal 9 will be satisfied with the recommended conditions of
approval.

Goal 10 — Housing

The purpose of Goal 10 is to meet housing needs. As noted previously, the proposed
UGB expansion would not, in and of itself, change the allowed uses of any property.
The proposal would not reduce or expand the County’s residential lands supply, or

change any housing-related Comprehensive Plan policy or implementing regulation.

Information in the record (Exhibits 10 and 18) suggests that the expansion area may
be assigned a residential zoning district by the City if and when it is annexed, yet the
Applicant has not provided a housing needs analysis conducted consistent with Goal
10 demonstrating that the City’s UGB needs to be expanded to provide additional
land for residential development.

Nonetheless, the Applicant maintains that the expansion area is not to provide for
more housing beyond the City’s current UGB. The February 20, 2020, letter
submitted by one of the Applicant’s representatives (Exhibit 16) states that “the
Applicant has never proposed housing for this area” and the Applicant independently
requests for the County to impose a condition of approval limiting the expansion area
to development of the limited public facilities identified in their application. Staff’s
recommended conditions of approval would ensure that the expansion area is only
used for the described public facilities. Staff has confirmed with DLCD
representatives that, in the absence of a housing needs analysis, such a condition
would satisty the requirements of Goal 10, even if the property were to be assigned a
residential zone by the City.

The requirements of Goal 10 will be satisfied with the recommended conditions
of approval.
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Goal 11 — Public Facilities and Services

The purpose of Goal 11 is to ensure that local governments plan and develop a timely,
orderly, and efficient arrangement of public facilities and services to serve as a
framework for urban and rural development. Goal 11 guidelines specifically call for
plans providing for public facilities and services to be coordinated with plans for
designation of urban boundaries and urbanizable land.

The City has already demonstrated a need and planned for a Gunderson Road
highway connection in its adopted Transportation System Plan (TSP), as shown in
Exhibit 6. However, the intersection location illustrated in that plan has been
determined to be impractical. Page 10 of the January 6, 2020, Technical
Memorandum prepared by Lancaster Engineering (Pages 11-23 of Exhibit 16)
includes the following findings:

“...it was determined that the alignment shown on the TSP was not
feasible for construction of an intersection with Highway 211, primarily
due to poor sight distance, the need for a perpendicular intersection and a
very steep superelevated roadway section. Looking northeast from the
TSP-identified location, sight distance is limited by both horizontal and
vertical curves on Highway 211. In addition, sight distance from the future
north leg of the intersection would be particularly poor. At the TSP-
identified location, the highway was designed for moving traffic, not for
accommodation of an intersection. Due to the high design speed and the
horizontal curve, superelevation (the banking of the roadway around the
curve) is very steep. This facilitates through traffic on the highway, but
makes an intersection at this location problematic, due to difficult turning
and crossing improvements across the steep curve.”

The Technical Memorandum goes on to explain that the Applicant’s proposal is the
“nearest suitable intersection location”, and finds that UGB expansion and highway
connection would “result in improved operation at the study area roadways and
intersections” and that “the connection will improve conditions for the existing
neighborhood to the north of Baily Meadows subdivision by providing another means
of vehicular access to the area.”

A February 24, 2020, letter from Sandy Fire District No. 72 (Exhibit 17) further
attests to the need for the Applicant’s proposed Gunderson Road connection to the
highway. The letter states that the connection would provide a “much-needed”
secondary access to planned and existing residential developments within the City’s
existing UGB.

The City has also determined a need for a public park in the expansion area in order

to serve planned residential development on the north side of Hwy 211. The
Applicant proposes to locate this needed park land in an area between the highway
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connection and planned urban development, which Staff finds to be an efficient use of
space.

As the Applicant notes, the proposed public facilities will include necessary
stormwater infrastructure. However, the area will not require water and sewer
facilities, not even to the proposed park facility.

The proposed expansion area is located in the City’s URA on lands already
determined to be a priority for consideration for future UGB expansions.

The relevant requirements of Statewide Planning Goal 11 are satisfied.

Goal 12 — Transportation

The purpose of Goal 12 is to provide and encourage a safe, convenient, and economic
transportation system. The City has already planned in its TSP for a Gunderson Road
connection to Hwy 211 in order to serve planned residential development deemed
necessary to meet the City’s 20-year housing needs; however, as determined by
Lancaster Engineering in their January 6, 2020, Technical Memorandum (Pages 11-
23 of Exhibit 16) and detailed earlier in this report, the precise intersection location
illustrated in the TSP would be problematic, while the Applicant’s proposed
alternative location would be better suited. The Technical Memorandum explains that
the Applicant’s proposed location, which requires this UGB expansion will improve
conditions for existing and planned residential development on the north side of Hwy
211.

Sandy Fire District No. 72 attests in Exhibit 17 that the Applicant’s proposed
Gunderson Road connection to Hwy 211 “could enhance emergency service
capabilities by eliminating a potential of impairment/congestion at a single point of
access as well as providing first responders options that could decrease emergency
response times in the event of a medical, police or fire emergency.” Staff finds that
this is further evidence that the proposed UGB expansion would help to provide and
encourage a safe and convenient transportation system.

ODOT has signed, and therefore consented to, this application as an owner of
property (Hwy 211) included in the proposed expansion area. The County’s
Transportation Engineering Division was notified of this application and has not

raised concerns.

The relevant requirements of Statewide Planning Goal 12 are satisfied.
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Goal 13 — Energy Conservation

Goal 13 encourages land use plans to consider lot size, siting controls, building
height, density, and other measures in order to help conserve energy. The proposed
Comprehensive Plan Map amendment would not change any policy or implementing
regulation regarding energy conservation.

The relevant requirements of Statewide Planning Goal 13 are satisfied.

Goal 14 — Urbanization

The purpose of Goal 14 is to provide for an orderly and efficient transition from rural
to urban land use, to accommodate urban population and urban employment inside
urban growth boundaries, to ensure efficient use of land, and to provide for livable
communities.

The area proposed for inclusion in the City’s UGB is in the City’s URA, meaning the
area has already been prioritized over other lands for future inclusion in the UGB.
The UGB expansion is also to provide for a road connection that is already planned
for in the City’s TSP to serve residential areas already within the UGB north of the
highway. The applicant proposes to use an otherwise vacant area between the road
connection and planned residential development for a park that has been deemed
necessary by the City to improve the livability of the adjacent residential areas. Staff
finds that using this area, which would otherwise not be practically developable or
farmable under its present EFU zoning, to be an efficient use of land.

The recommended conditions of approval would ensure that the expansion area is
only used for the proposed public facilities.

The rules in OAR chapter 660, division 24 clarify procedures and requirements of
Goal 14 regarding amendments of UGBs. These rules are evaluated in Part IV.2 of
this report beginning on Page 20.

The requirements of Goal 14 will be satisfied with the recommended conditions
of approval.

Goal 15 — Willamette River Greenway

Per OAR 660-024-0020(1)(e), Goal 15 is not applicable to land added to a UGB
unless the land is within the Willamette River Greenway Boundary. The land
proposed in this application to be included in Sandy’s UGB is not within the
Willamette River Greenway Boundary.
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Goal 16 — Estuarine Resources

Per OAR 660-024-0020(1)(f), Goal 16 is not applicable to land added to a UGB
unless the land is within a coastal shorelands boundary. The land proposed in this
application to be included in Sandy’s UGB is not within a coastal shorelands
boundary.

Goal 17 — Coastal Shorelands
Per OAR 660-024-0020(1)(f), Goal 17 is not applicable to land added to a UGB
unless the land is within a coastal shorelands boundary. The land proposed in this
application to be included in Sandy’s UGB is not within a coastal shorelands
boundary.

Goal 18 — Beaches and Dunes
Per OAR 660-024-0020(1)(f), Goal 18 is not applicable to land added to a UGB
unless the land is within a coastal shorelands boundary. The land proposed in this

application to be included in Sandy’s UGB is not within a coastal shorelands
boundary.

Goal 19 — Ocean Resources

Per OAR 660-024-0020(1)(g), Goal 19 is not applicable to a UGB amendment.

2. OREGON ADMINISTRATIVE RULES (OARs):

The full text of the following OARs are included in Exhibits 21 and 22.
Chapter 660, Division 12 — Transportation Planning
OAR 660-012-0060: Plan and Land Use Regulation Amendments

This OAR requires certain measures to be taken if an amendment to an acknowledged
comprehensive plan would “significantly affect” an existing or planned transportation
facility. This application proposes to amend maps of the County’s acknowledged
Comprehensive Plan with an expansion of the City’s UGB. An analysis done by
Lancaster Engineering and included with this application (Pages 11-23 of Exhibit 16)
found that the proposed amendment would not “significantly affect” an existing or
planned transportation facility, as that term is defined in section (1) of OAR 660-012-
0060. As the applicant argues, the transportation system improvements that
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necessitate the proposed UGB expansion would complete a section of Gunderson
Road, a planned City minor arterial roadway.

The requirements of OAR 660-012-0060 are satisfied.

Chapter 660, Division 24 — Urban Growth Boundaries
OAR 660-024-0000: Purpose and Applicability

This OAR establishes that certain procedures and requirements in chapter 660,
division 24 apply to UGB amendments. This application indeed proposes an
amendment (an expansion) to the City’s UGB, and because the application is not
being considered under the “simplified UGB process” under OAR chapter 660,
division 38, the requirements of division 24 must be satisfied. No additional findings
related to this OAR are necessary.

OAR 660-024-0010: Definitions

This OAR provides definitions to be applied to certain terms used in division 24, and
does not warrant written findings.

OAR 660-024-0020: Adoption or Amendment of a UGB

This OAR clarifies what Statewide Planning Goals are applicable when establishing
or amending a UGB, and Staff have provided necessary findings concerning those
goals earlier in this report. The rule also requires UGB amendments to be shown on
the County’s Comprehensive Plan maps and zoning maps at a scale sufficient to
determine which particular lots or parcels are included in the UGB. Staff finds that
the proposed amendment to the Comprehensive Plan Map expanding the City’s
UGB can be shown in sufficient enough detail.

OAR 660-024-0040: Land Need

Section (1) of this rule states that the UGB must be based on the appropriate 20-year
population forecast for the urban area as determined under rules in OAR chapter 600,
division 32, and must provide for needed housing, employment, and other urban uses
such as public facilities, streets and roads, schools, parks, and open space over the 20-
year planning period consistent with the land need requirements of Goal 14.

The City expanded their UGB by approximately 629 acres in 2017 in order to

accommodate 20-year housing and employment land needs following an analysis
conducted according to relevant requirements and prescribed methodologies.
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This latest application does not argue that the City’s UGB needs to be expanded in
order to provide more land for housing or employment uses. Rather, it argues that the
expansion is needed for certain public facilities, facilities needed to support the
development of housing on lands included in the (current) UGB established in 2017
based on the 20-year population forecast at the time.

Section (2) relates to UGB amendments conducted as part of a periodic review work
program. The proposed amendment is not related to a periodic review work program,
so this section is not applicable.

Section (3) states that a local government may review and amend the UGB in
consideration of one category of land need (for example, housing need) without a
simultaneous review and amendment in consideration of other categories of land need
(for example, employment need). This application is only being considered to meet a
need for certain public facilities.

Section (4) states that the determination of 20-year residential land needs for an urban
area must be consistent with the appropriate population forecast, and section (8)
establishes safe harbors that may be applied in determining housing needs. The City’s
current UGB, established in 2017, is based on a determination of 20-year residential
land needs consistent with the required forecast. The UGB expansion proposed in this
application would not add new land for residential development, but rather for public
facilities that would serve the residential lands already within the existing UGB.

Section (5) explains how 20-year employment land needs are to be determined;
Section (6) clarifies that cities and counties may jointly conduct an economic
opportunity analysis for the determination of employment land needs; and section (9)
establishes safe harbors that may be applied in determining employment land needs.
This application does not show a need to expand the UGB for additional employment
lands, but rather a need for certain public facilities.

Section (7) states that the determination of 20-year land needs for transportation and
public facilities for an urban area must comply with applicable requirements of
Statewide Planning Goals 11 and 12, rules in OAR chapter 600, divisions 11 and 12,
and public facilities requirements in ORS 197.712 and 197.768. Compliance with
Goals 11 and 12, which are interpreted by divisions 11 and 12 respectively, are
reviewed earlier in this report. ORS 197.712 requires jurisdictions to develop and
adopt a public facilities plan for areas within UGBs, which the City has done with its
Transportation System Plan (TSP), and ORS 197.768 relates to the adoption of a
public facilities strategy; the proposed UGB expansion would allow the construction
of a road connection to Hwy 211 (Gunderson Road) that is already called for in the
City’s adopted TSP, except at a modified location that is deemed more appropriate
than the exact, literal location shown in the concept-level TSP map.

The requirements of OAR 660-024-0040 are satisfied.
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OAR 660-024-0045: Regional Large Lot Industrial Land

This OAR relates to UGB expansions for regional large lot industrial land. This
application proposes a UGB expansion only for certain public facilities.

OAR 600-024-0045 is not applicable.

OAR 660-024-0050: Land Inventory and Response to Deficiency

(1) When evaluating a UGB, a local government must inventory land inside the UGB
to determine whether there is adequate development capacity to accommodate 20-
vear needs determined by OAR 660-024-0040. For residential land, the buildable
land inventory must include vacant and redevelopable land, and be conducted in
accordance with OAR 660-007-0045 or 660-008-0010, whichever is applicable,
and ORS 197.296 for local governments subject to that statute. For employment
land, the inventory must include suitable vacant and developed land designated
for industrial or other employment use, and must be conducted in accordance

with OAR 660-009-0015.

(4) If the inventory demonstrates that the development capacity of land inside the
UGB is inadequate to accommodate the estimated 20-year needs determined
under OAR 660-024-0040, the local government must amend the plan to satisfy
the need deficiency, either by increasing the development capacity of land already
inside the city or by expanding the UGB, or both, and in accordance with ORS
197.296 where applicable. Prior to expanding the UGB, a local government must
demonstrate that the estimated needs cannot reasonably be accommodated on
land already inside the UGB. If the local government determines that there is a
need to expand the UGB, changes to the UGB must be determined by evaluating
alternative boundary locations consistent with Goal 14 and applicable rules at

OAR 660-024-0060 or 660-024-0065 and 660-024-067.

This OAR requires that, when a UGB expansion is proposed, there be an “inventory”
of land inside the existing UGB to determine whether that current UGB provides
adequate development capacity to accommodate 20-year needs. Representatives of
the City have conducted such an inventory of lands inside the current UGB and
determined that the current boundary is inadequate to provide the needed public
facilities, specifically a highway connection in the area planned for Gunderson Road
in the City’s adopted TSP, associated stormwater facilities, and a public park in this
general location.

Staff finds that these particular, place-specific public facility needs could not be
accommodated by expanding the UGB in any other location. Indeed, when
considering alternative boundary locations, it is clear that it would not be necessary or
appropriate to expand the UGB elsewhere in order to provide this Gunderson Road
highway connection, the associated stormwater facilities, and this area’s park; the
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only place where it makes sense to expand the UGB to meet the City’s determined
needs is in the location proposed by the Applicant.

OAR 660-024-0065 and 660-024-067 set rules for the establishment of a study area to
evaluate land for inclusion in the UGB, and are largely concerned with identifying
possible alternative locations for housing and employment land needs, rather than
relevant to the place-specific public facility needs identified by the City. When the
primary purpose for expansion of the UGB is to accommodate a public facility that
requires specific site characteristics, and when the site characteristics may be found in
only a small number of locations, OAR 660-024-0065 (1) allows for a prescribed
study area to be limited to those areas that can provide the required site
characteristics. In this case, the required site characteristics are a Gunderson Road
connection to Hwy 211, as identified in the City’s acknowledged TSP, and a park
north of the highway and adjacent to planned residential development. As noted
previously in this report, the memorandum comprising Pages 11-23 of Exhibit 16
explains that the location of the Applicant’s proposed Gunderson Road location
(which necessitates this UGB expansion) would be preferable to the location of the
Gunderson Road connection illustrated in the TSP. ODOT, who owns the section of
Hwy 211 proposed for inclusion in the UGB, has signed this application.

The evaluation of alternative boundary locations does not need to be consistent with
OAR 660-024-0060, which relates only to amendments of the Metro UGB. ORS
197.296 does not apply to this application because the City has a population of less
than 25,000.

Staff have not included the full text of the other sections of this OAR in this report for
brevity. However, section (6) requires the City to assign appropriate urban plan
designations to the land added to its UGB and either: annex and apply appropriate
zoning to the added land consistent with the plan designation; or maintain the
County’s present zoning until it is annexed, and then apply appropriate urban zoning
at that time. Section (7) requires that any land included in the UGB to provide
particular public facilities be planned and later zoned for the intended public
facilities. While information in the record suggests that the City may plan and later
zone the subject 6.42 acres for residential use, the Applicant makes clear that the
expansion area will only be used for the specified public facilities, and Staff’s
recommended conditions of approval would ensure that the expansion area is only
used for these facilities. Staff with DLCD have confirmed that such a condition would
satisfy the requirements of sections (6) and (7).

The requirements of OAR 660-024-0050 will be satisfied with the recommended
conditions of approval.
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OAR 660-024-0060: Metro Boundary Location Alternatives Analysis
This application does not propose a modification to the Metro UGB.

OAR 660-024-0060 is not applicable.

OAR 660-024-0065: Establishment of Study Area to Evaluate Land for Inclusion in
the UGB

As noted previously, Staff finds that this OAR is primarily concerned with identifying
possible alternative locations for housing and employment land needs rather than
lands for public facilities. It allows for a more limited study area for UGB expansions
for public facilities with specific site requirements, such as those in this application.
The applicant’s proposed Gunderson Road highway connection location is more
appropriate than the location illustrated in the City’s TSP, as evidenced by the
technical memorandum in Pages 11-23 of Exhibit 16. The undeveloped space
between the proposed road connection and planned residential development is a
logical place to site the public park that the City has determined is needed in this
general location. The recommended conditions of approval will prohibit the
expansion area from being used for housing or employment uses.

The requirements of OAR 660-024-0065 will be satisfied with the recommended
conditions of approval.

OAR 660-024-0067: Evaluation of Land in the Study Area for Inclusion in the UGB;
Priorities

Again, Staff finds that this OAR is primarily concerned with identifying possible
alternative locations for housing and employment land needs, and allows for a more
limited study area for UGB expansions for public facilities with specific site
requirements. The recommended conditions of approval will prohibit the expansion
area from being used for housing or employment uses.

The requirements of OAR 660-024-0067 will be satisfied with the recommended
conditions of approval.

OAR 660-024-0070: UGB Adjustments

This OAR reiterates that expansions of a UGB must be consistent with Goal 14 and
division 24, which are evaluated elsewhere in this report and will be satistied with the
recommended conditions of approval. This OAR also establishes requirements for the
removal of land from a UGB and for the exchange of lands within a UGB for those
outside it, neither of which are proposed in this application.
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The requirements of OAR 660-024-0070 will be satisfied with the recommended
conditions of approval.

OAR 660-024-0075: Airport Economic Development Pilot Program

This OAR relates to the selection of a city to implement a pilot program to promote
economic development and industry growth and job creation at an airport. It is not
relevant to this application.

OAR 660-024-0080: LCDC Review Required for UGB Amendments

This OAR has specific requirements for city UGB expansions of more than 50 acres.
This application proposes an expansion of only 6.42 acres.

OAR 660-024-0080 is not applicable.

3. CLACKAMAS COUNTY COMPREHENSIVE PLAN GOALS AND POLICES:

Chapter 2: Citizen Involvement

Chapter 2 aims to promote public participation in the County’s land use planning. Its
policies largely focus on the County’s Community Planning Organization (CPO)
program and methods for informing and involving the public, policies which this
application does not propose to change. This application is being processed according
to the requirements of ZDO 1307, which implement public notification policies of
Chapter 2.

This application is consistent with Comprehensive Plan Chapter 2.

Chapter 4: Land Use

Chapter 4 includes the definitions of urban and rural land use categories and outlines
policies for determining the appropriate Comprehensive Plan land use designation for
all lands within the County. This application does not propose to change any
Comprehensive Plan land use designation, but rather to expand a UGB to allow it to
be annexed by the City and used for public facilities supportive of urban uses.

The Urbanization’ section of Chapter 4 addresses the designation of lands for urban
uses. Staff finds that the following policies are relevant to this application:
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4.4.2: Coordinate with affected cities in designating urban areas outside of Metro.
Land designated as a Rural Reserve, as shown on Map 4-9, shall not be designated as
an Urban Reserve or added to an urban growth boundary.

The proposed amendment would expand the City’s UGB only into a URA and not
into a Rural Reserve. The City has initiated review of this application and concurs
with the applicant that the proposed expansion is necessary to meet identified
longer-term needs.

4.4.4: Establish Urban Growth Management Areas and Urban Growth Management
Agreements to clarify planning responsibilities between the County and cities for
areas of mutual interest.

The County and the City jointly adopted an Urban Growth Management
Agreement (UGMA) in 2001. The UGMA requires that an amendment proposed
to the City’s UGB be a coordinated City-County effort, with adoption by both the
City and the County. The UGMA prohibits the County from considering adoption
of any City UGB amendment unless adopted by the City first, and holds that the
City is responsible for initiating all legislative amendments.

As noted previously, review of this application was initiated by the City with a
noticed public hearing before their Planning Commission on February 11, 2020,
and another before their City Council on March 2, 2020.

4.C.3: For land within the urban growth boundaries of Canby, Estacada, Sandy, and
Molalla, require annexation to a city as a requirement for conversion to Immediate
Urban unless otherwise agreed to be the City and the County.

The expansion area would continue to be zoned EFU and under the jurisdiction of
the County until it is annexed and rezoned by the City under a separate
application.

4.E.1: The following policies apply to Urban Reserve areas established pursuant to
OAR 660, Division 21: (1) ...The cities of Sandy, Molalla, Estacada and Canby, in
coordination with Clackamas County, may designate and adopt other urban reserve
areas in a manner consistent with OAR 660-021-000; (5) Lands within a designated
Urban Reserve area shall continue to be planed and zoned for rural uses in a manner
that ensures a range of opportunities for the orderly, economic and efficient provision
of urban services when the lands are included in the Urban Growth Boundary.
Planning and zoning shall be done in a manner consistent with OAR 660-021-000
and the Metro Code, in areas where Metro has jurisdiction.

The City’s URA has already been designated in coordination with the County.
This application proposes to expand the UGB in to that established URA to
provide public facilities that the City agrees are necessary. Until the expansion
area is annexed by the City and appropriately rezoned, it will continue to be
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subject to the County’s jurisdiction and the land use provisions for the EFU
zoning district. Metro does not have jurisdiction over the proposed expansion
area.

This application is consistent with Comprehensive Plan Chapter 4.

Chapter 11: The Planning Process

Chapter 11 contains polices under its ‘City, Special District, and Agency
Coordination’ section that encourage the involvement of relevant state and regional
governments, cities, and special districts in the planning process, consistency between
city and County plans, and public engagement. The ‘Amendments and
Implementation’ section of this chapter also contains procedural standards for
Comprehensive Plan amendments and requirements for the Plan and implementing
regulations in ZDO Section 1307 to be consistent with Statewide Planning Goals.

Earlier sections of this report demonstrate that, with conditions of approval, the
proposed UGB expansion will indeed be consistent with Statewide Planning Goals.
The process followed for consideration of this application is in compliance with
Section 1307’s notification standards. Specifically, notice of the County’s public
hearings was provided to property owners within 750 of the proposed expansion area
20 days in advance, and notice published in the local newspaper at least 10 days in
advance. ODOT signed this application as an owner of some of the property proposed
for inclusion in the UGB, and DSL was provided notice in order for them to comment
on any wetland-related requirements of the State. The Sandy CPO is currently
inactive.

This application is being processed consistent with Comprehensive Plan Chapter
11 and implementing regulations in ZDO Section 1307.

Land Use File # Z0004-20-CP Page 28 of 28



PLANNING COMMISSION
DRAFT MINUTES

March 9, 2020
6:30 p.m., DSB Auditorium

Commissioners present: Brian Pasko, Louise Lopes, Mary Phillips, Gerald Murphy, Thomas Peterson, Tammy
Stevens, Michael Wilson

Commissioners absent: Steven Schroedl|

Staff present: Jennifer Hughes, Glen Hamburg.

Commission Chair Pasko called the meeting to order at 6:30 pm.
General public testimony not related to agenda items: none.

The public hearing tonight is to review Z0004-20-CP, a proposal from Allied Homes and Development to
expand the City of Sandy’s urban growth boundary (UGB). Commissioner Pasko read opening statements.

Glen Hamburg explained that the proposal is to expand the City of Sandy’s UGB by approximately 6.42 acres.
The applicant is Allied Homes & Development. Currently, the property is under Clackamas County jurisdiction
and is zoned Exclusive Farm Use. It is already inside the City’s urban reserve. The application does not
propose for the expansion area to be used for any housing. The City has identified a need in their
Transportation System Plan (TSP) for an arterial road (Gunderson Rd) connecting to Hwy 211. There is,
however, a problematic alignment in the TSP’s illustration of the intersection between Gunderson Road and
Hwy 211. If the current intersection plan is used, there would be sight distance and safety issues. The City
has also identified a need for a public park on the north side of Hwy 211 for existing and future urban
development. Transportation engineers have found a nearby suitable alighment alternative for Gunderson
Rd and Hwy 211, but the alternative location is outside of the City’s current UGB on where urban public
facilities, such as the road extension and park, are not permitted. The County would have to approve the
UGB expansion application to move this area into the Sandy UGB, and the City would then have to annex the
area. The applicant and the City have agreed that there would be no housing units within the new UGB
expansion area. The park area would be zoned POS (Parks & Open Space) if annexed. Only the public
facilities shown in the application would be constructed in the expansion area (Exhibits 23 and 25). Approval
of this proposal could also allow better access for emergency vehicles into the area to the north, which is
slated for future residential development.

Glen reviewed the standards in Statewide Planning Goal 5, Goal 10, Goal 11, Goal 12, and Goal 14 and
explained the applicability of each. The City would be charged with evaluating any necessary protections of
the Barlow Road when the expansion area is annexed and rezoned. The applicant states that they are
working to minimize any impacts to the Barlow Road (Goal 5).

There is no need to perform a housing needs analysis in this case since the applicant is not proposing to put
any housing on this site (Goal 10). There is a demonstrated need for the public facilities associated with this
proposal (Goal 11). This road is already planned in the County’s Transportation System Plan (TSP), and the
proposed alternative alignment would be safer and more convenient than what is already in the TSP. This
proposal will not have a significant negative impact on current transportation systems (Goal 12). The area is
already within an urban reserve, which addresses Goal 14.
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Glen demonstrated how the proposal complies with OAR 660-024-0000: Purpose and Applicability (the
proposal was initiated by the City); OAR 660-024-0040: Land Need (there is a demonstrated need for the
public facilities); OAR 660-024-0050: Land Inventory and Response to Deficiency (the current UGB is
insufficient for the facility needs); and OAR 660-024-0065: Establishment of Study Area to Evaluate Land for
Inclusion in the UGB (this is the only suitable location for the specific needs of this place).

The proposal also complies with the County Comprehensive Plan. Chapter 2-Citizen Involvement: the
proposal was appropriately noticed. Chapter 4-Land Use: The expansion is within an urban reserve, not a
rural reserve and the review was initiated by the City. Chapter 11-The Planning Process: other agencies were
notified and involved, and notice was provided in accordance with Clackamas County Zoning & Development
Ordinance, Section 1307.

The staff recommendation is for the Planning Commission to recommend approval by the BCC subject to
specific conditions as stated in the staff report. The actual timeline for building the park would be up to the
City. The 100-lot subdivision that is already approved to go in to the north of this area will be developed
regardless of whether or not this application is approved. Commissioner Phillips has concerns about the real
impacts that the construction may have on the Barlow Road. Perhaps construction staging could be
designated to an area that would not impact the Barlow Road.

Exhibits 23-25 were entered into the record.

Michael C. Robinson-Schwabe, Williamson & Wyatt: Mr. Robinson represents the applicant. The applicant’s
goal is to have the road constructed prior to the subdivision going in. Turning the annexed area into a park
and the proposed alignment for Gunderson Road has been a collaborative effort. The Sandy Planning
Commission voted unanimously to build the alignment from Gunderson Road prior to full build-out of the
Bailey Meadows subdivision. The utilities for that subdivision to the north of the proposed expansion area
will come from that subdivision’s north, not from the expansion area. Regarding the park and the Barlow
Road, if the UGB expansion is approved, his client will be purchasing the land to site the park and then
dedicate it to the City for park use. Otherwise, the applicant will provide the City a fee-in-lieu of providing a
park. The City’s Comprehensive Plan acknowledges the Barlow Road as historic, and the applicant realizes
that there needs to be considerations on how to memorialize the road. The storm water facility would only
be for runoff from the road; it will not be to serve the Bailey Meadows subdivision. They agree with the
recommendation from County staff, and the applicant has no intention to do anything with the property
other than use it for the proposed public facilities. There is no development of housing being proposed for
this property.

Marie Holladay-AKS Engineering: The proposed area is 6.42 acres, and located south of the Bailey Meadows
subdivision and north of Hwy 211. The only construction would be for a park and the other public utilities as
indicated in the application. The application is stand-alone and not for any sort of housing development.

Rand Wall-AKS Engineering: The proposed Gunderson Road section would allow Melissa Ave to connect to
Hwy 211. The original TSP alignment for the Gunderson Road connection to Hwy 211 will not work, in part,
because of the berm to the north which obstructs the sight distance as you enter Hwy 211. The contractor
will likely have the staging area for development of the proposed public facilities within the interior of the
Bailey Meadows subdivision construction site to the north. The storm water facility is only meant to treat the
runoff from the widening of Hwy 211 that is necessary to accommodate the turn lanes. It is the only place
that the road is wide enough to allow turn lanes, and the proposed location is really the only place where the
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runoff water can get to. The road itself would be a built-up road, meaning that it will require fill to be
brought in.

Kelly O’Neill-City of Sandy: The Sandy City Council voted 6-0 to approve the UGB expansion last Monday. The
Sandy Planning Commission also voted unanimously to recommend approval by the City Council. The City is
moving forward on their 2020 TSP and working closely with ODOT. The Gunderson Road extension will serve
the 100-lot subdivision as well a 200-250 more lots in the future. The location of the proposed park is well-
suited to serve the proposed subdivisions and residents of the area. The City is currently reviewing their
Parks Master Plan, which would include this new park in the near future. If there are identifying features of
the Barlow Road, they feel that it would be a good fit to incorporate them into the features of the park.

Erin Findlay-Rachael Drive, Sandy: Ms. Findlay’s home is just above the proposed subdivision. Speaking on
behalf of more than 40 of her neighbors who have been part of this process at the city level, they are very
much in favor of the proposal. The park is a big deal for the community, and the safety of the road is a high
priority for their community. An additional consideration is what would happen if an evacuation were
necessary and all of the residents only had Melissa Avenue to use as a route.

Mr. Robinson added that the applicant feels that they have done everything that they can to work with the
neighbors and the community to minimize any impacts and to collaborate on this project.

Commissioner Pasko closed the public hearing and moved to deliberations.

Commissioner Phillips has some concerns about the preservation of Barlow Road. She likes having a
condition of approval that the applicant shall consider the impacts to Barlow Road, including, but not limited
to, staging of construction equipment and excavation of the storm water facility. Commissioner Stevens
agrees and thinks that the proposal is needed and has been well planned. Commissioner Murphy feels that it
is a blessing to the community to have this open space offered. Commissioner Pasko’s only concern is that
the zoning on the annexed property would be residential and the County would have no way to enforce it in
the future.

Commissioner Phillips moved to recommend approval of File No. Z0004-20-CP based on the findings and
recommendations in the March 2, 2020, staff report, including the two conditions, with an additional
condition that the applicant shall consider the Barlow Road Historic Corridor and to minimize impacts by the
extension of the Gunderson Road and the planned highway facilities, including but not limited to: the
location of construction staging activities; excavation of the stormwater facility; and preserving any portions
of the road that are apparent in the park land. Commissioner Lopes seconded the motion. Ayes=7; Nays=0.
Motion is passed.

Jennifer Hughes provided an update on Planning Commission recruitment. Commissioners Wilson, Phillips,
and Peterson’s terms expire at the end of April. Additionally, Commissioner Drazan resigned, which leaves
four seats that will be open. Recruitment runs through the 15" of March, but we may extend it if needed.

The BCCis currently discussing Short-Term Rentals. Assuming that the BCC does want to allow them, we will
need to do a minor amendment to the ZDO. We are waiting for their decision on which direction to go. The
April 13™ PC agenda is now happening on April 27" (BCC is deciding on whether or not they want to repeal
hours of operation for marijuana retailers). The meeting on March 23" is cancelled, and it is likely that the
April 13t meeting will be cancelled. We will make that call as we get closer. There is a Comp Plan/Zone
Change that has been submitted, but it is still incomplete a this time.
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Commissioner Stevens moved to approve the minutes from January 13" as written. Commissioner Murphy
seconds. Ayes= 7, Nays=0. Minutes are approved.

There being no further business, the meeting was adjourned at 7:56 pm.
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HEARINGS OFFICER’S EXHIBIT LIST
IN THE MATTER OF Z0004-20-CP (Allied Homes & Development - Sandy UGB Expansion)

Ex. Date Author or source Subject & Date of document
No. ' Received
| 2/13/2020 | Allied Homes & Original application submitted on 1/8/2020,
Development (Applicant) with ODOT signature added 2/13/2020
2 2/13/2020 | Randy Waltz of AKS Revised maps of proposed UGB expansion
Engineering & Forestry, on | area, including a revised “Vicinity Map”,
behalf of the Applicant “Exhibit Key Map”, “Exhibit A — Annexation
Description”, and “Exhibit B”, first emailed by
Randy Waltz to Planning Staff on 2/12/2020
3 1/16/2020 | Clackamas County Planning | County Comprehensive Plan Map 4-07a: Non-
and Zoning Division Urban Area Land Use Plan
4 1/16/2020 | Clackamas County Planning | Sandy Urban Growth Management Area Map
and Zoning Division
5 1/16/2020 | Clackamas County Tax Tax Map 24E23 with Tax Lot 701 Highlighted
Assessor
6 1/16/2020 | City of Sandy Sandy Transportation System Plan (TSP)
Figure 5: Roadway Functional Classification
7 1/16/2020 | Clackamas County Planning | Barlow Road Map in 1993 Barlow Road
and Zoning Division Historic Corridor Background Report &
Management Plan
8 1/16/2020 | City of Sandy Sandy Zoning Map created 11/22/2019
9 1/24/2020 | City of Sandy Draft Sandy Planning Commission minutes
from 1/23/2020 meeting
10 1/24/2020 | Chris Goodell 1/24/2020 email correspondence concerning
(Representative of prospective City zoning of expansion area
Applicant) and Planning
Staff
11 2/3/2020 | Paul Savage 2/3/2020 emailed letter supporting proposed
UGB expansion
12 2/4/2020 | Kelly O’Neill Jr (City of 2/4/2020 emailed responses from the City to
Sandy Development Services | Planning Staff’s 1/24/2020 questions
Director) and Planning Staff
13 2/4/2020 | Kelly O’Neill Jr (City of 2/4/2020 emailed responses to eight
Sandy Development Services | preliminary findings made by Planning Staff
Director) and Planning Staff | on 1/31/2020
14 2/11/2020 | Christine Stevenson (Aquatic | 2/11/2020 emailed results and conclusions
Resource Management from review of Wetland Land Use Notification
Program, Oregon WN2020-0097
Department of State Lands)
15 2/13/2020 | Jennifer Donnelly (DLCD 2/13/2020 letter to Kelly O’Neill at City of
Regional Representative) Sandy

*

**

*k%k

Exhibits received during hearing
Exhibits received during open record after hearing
Oversized exhibits
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HEARINGS OFFICER’S EXHIBIT LIST
IN THE MATTER OF Z0004-20-CP (Allied Homes & Development - Sandy UGB Expansion)

Ex. Date Author or source Subject & Date of document
No. | Received
16 2/20/2020 | Michael C. Robinson 2/20/2020 emailed letter, with 1/6/2020
(Schwabe, Williamson & Lancaster Engineering Technical
Whyatt), on behalf of the Memorandum (“Exhibit C”), City responses to
Applicant County Planning Staff’s 1/24/2020 questions,
and applicable OARs
17 2/26/2020 | Gary Boyles (Sandy Fire 2/26/2020 emailed letter dated 2/24/2020 in
District No. 72) support of UGB expansion application
18 2/26/2020 | Kelly O’Neill Jr (City of 2/26/2020 email correspondence concerning
Sandy Development Services | conditions of approval of UGB expansion
Director) and Planning Staff
19 2/27/2020 | City of Sandy Agenda for March 2, 2020 Sandy City Council
Meeting and City Staff Report on UGB
expansion
20 2/28/2020 | Sarah Bettey and Planning 2/27-28/2020 email correspondence with
Staff comments from Sarah Bettey in support of
UGB expansion
21 2/28/2020 | Oregon Secretary of State OAR chapter 660, division 12, section 60
22 2/28/2020 | Oregon Secretary of State OAR chapter 660, division 24
23 3/5/2020 Michael C. Robinson Two letters dated 3/5/2020, one addressed to
(Schwabe, Williamson & County Planning Staff and the other to the City
Wyatt), on behalf of the of Sandy Planning & Building Department,
Applicant responding to questions asked by Planning
Staff in a 3/3/2020 email regarding review of
Goal 5 provisions for the Barlow Road, zoning
of the expansion area’s park land to POS, and
a potential easement for Gunderson Rd
24 3/5/2020 | Marie Holladay, AKS PowerPoint slides emailed to Planning Staff on
Engineering & Forestry, 3/5/2020 for presentation by one of the
LLC applicant’s representatives at the Planning
Commission public hearing
25 3/3/2020 | Kelly O’Neill Jr (City of Signed City of Sandy Ordinance #2020-03
Sandy Development Services | approving the UGB expansion, with findings
Director)
26 4/7/2020 | Michael C. Robinson Letter dated 4/7/2020 addressed to Chair
(Schwabe, Williamson & Bernard and Board Members
Wyatt), on behalf of the
Applicant

*

**

*k%k

Exhibits received during hearing
Exhibits received during open record after hearing
Oversized exhibits
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DocuSign Envelope ID: 3F066450-2868-4A86-AD9D-08361594742D [IRRIY

CLACKAMAS CoUr Y@..ANNING AND ZONING DIVISION

LN DEPARTMENT OF 1 ..aNSPORTATION AND DEVELOPMENT
DEVELOPMENT SERVICES BUILDING
CLACKAMAS 150 BEAVERCREEK ROAD | OREGON CITY, OR 97045
COUNTY 503-742-4500 | ZONINGINFO@ CLACKAMAS.US
Land Use Application
Date received: Y/ B/ [ Staff initials:
Application type: (17 Filenumber:  Z00D(4-2Q (V
Zone: EVYL Fee: %4000 - g
Vnolatlon #: CPO/Hamlet d T (1()\

Whatlsproposed‘?.ﬂ “ | l ” [ ” C | [ S I “ I G ” B ) | l'y
to accommodate a public transportation facility (e.d. Gunderson Road).

Name of applicant: Allied H [ nt
Mailing address: 12404 SE S ide F ite 706

City Clackamas State OR Zip 97015
Applicant is (select one): [JProperty owner W:ontract purchaser  []Agent of the property owner or contract
purchaser

Name of contact person (if other than applicant): Chris Gaadell: AKS Enai ing & E LLC

Mailing address of contact person: 12965 SW Herman Road. Suite 100

Tualatin, OR 97062
Applicant #s: kaontact Applicant's Consultant ce":Contact Applicant's Consultant Email, ‘Contact Applicant's Consultant
Contact person #s: Wk: (503) 563-6151 Cell: N/A Ema"-chnsg@aks—eng.com

Other persons (if any)to be mailed notices regarding this application:

Richardcherrene Teneyck. | - 37020 SE Deming Road. Sandy OR 97055 __Property Owner

Name Address 2ip Relationship
Michael Robinson _Pacwest Center 1211 SW 5th Avenue, Suite 190 Le
Name Address Pomand, OR 97024 Zip Relationship
SITE ADDRESS: No situs, Tax Lot 701
TAX LOT #: Tax
128C R 4E Section 23 Lot(s) 701
Adjacent properties under same ownership: | Total land area: +14.30 acres
T_N/A R__N/A Section_N/A Tax lot(s)
T R Section Tax lot(s)
T R Section Tax lot(s)

! hereby certify that the statements contained herein, along with the evidence submitted, are in all respects true

m%’:d cgn;‘ec!t"f&the bist of my kggtﬂedge 019 .
ar en, awrence en, 12/21/20 y
Sherrene Lanette TenEyck Al /21/ 019

Property owner or contract purchaser's name Date

(print) DocuSlgned by:
Cody Bjugan 12/30/2019 r
Applicant’s name Date
(print) (; LN @altf\ Rg 3 o~ I_ O[}QT‘ Ql l 1% I’lu 90 '
Fee Included: $4,000 UGB Expansion Request (Comprehensive Plan Amendment) EXHIBIT 1
Z0004-20-CP
Updated 10/3/18 Clackamas County Land Use Application (A"IEd Homes & De\)émphient)
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DocusSign Envelope ID: 3F066450-2868-4A86-AD9D-08361594742D Rt

LAN USE APPL CATION FO

(Please print or type the information below)

Planning Department
39250 Pioneer Blvd.
Sandy OR 97055
503-489-2160

Name of Project Citv of Sandv Urban Growth Bound  Expansion
Location or Address Southeast of Ponder Lane. nort of Oreaon Hiahwav 211

Map & Tax Lot Number T 25 ,R_4E , Section 23 ; Tax Lot(s) 701

Request: This apblication involves the expansion of the Citv of Sandv's Urban Growth

Please contact the Applicant's consultant and leaal counsel (below) with anv inauiries:

AKS Engineering & Forestry, LLC - Chris Goodell: (503) 563-6151; chrisg@aks-eng.com
Schwabe, Willamson & Wyatt - Michael Hobinson: (503) 796-3756; mrobinson@schwabe.com

I am the (check one) [0 own essee of the prope above, and the statements and
information contained herein all respects true, and correct to the best of my
know and belief.
Applicant (if different than owner) Owner g; chard 1 Pullen, Lawrence Pullen
Allied Hames & Develnnment Sherrane Tanavrk
Address Address

12404 SF Siinnveida Rnad Snite 7068 2702n SF Nemina Rnan

City/State/Zip City/State/Zip

Clackamas. OR 97015 Sandv. OR 97055
Phone Phone

Please contact Aoblicant's consultant Please contact Annlicant's consultant
Email Email

Plrase ranntant Annlicant's consultant Please contact Applicant's consultant

by: Slgnature
(aduy Bruspn. i | .
by Agent, owner’s written
File No. Date Rec. No. Fee $
. . . EXHIBIT 1

Type of Review (circle one): Typel Type I Type I Type IV

et ( ) » » P P Z0004-20-CP
W:\City Hall\Planning\Planning Forms\Forms Updated 2018\General Land Use Application - updated 286'&!)%(1 Homes & Development)
Fees Included: $3,184 UGB Expansion Request Page 2 of 174

$1.500 Traffic Review Fee
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AKS Engineering & Forestry LLC | 12965 SW Herman Rd. Suite 100 Tualatin, OR 97062

Martha Fritzie

Clackamas County DTD Planning
150 Beavercreek Road

Oregon City, OR 97045
MFrizie@clackamas.us
503-742-4529

DATE SENT 1/7/2020
ID 00031
VIA Courier
ACTION:
ACTION

FROM Chris Goodell
AKS Engineering & Forestry LLC T0
12965 SW Herman Rd.
Suite 100
Tualatin, OR 97062
chrisg@aks-eng.com
503-563-6151
PROJECT Bailey Meadows
7107
SUBJECT Clackamas County UGB
Amendment LUA
PURPOSE For Review
REMARKS Sub 1
CONTENTS
QTY:  DATED DESCRIPTION:
2 1/6/2020 LUA UGB Amendment FINAL
QTY:  DATED DESCRIPTION:
1 1/6/2020 Check No0.33748 in the amount of

$4,000

EXHIBIT 1
Z0004-20-CP
(Allied Homes & Development)
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AK

ENGINEERING & FORESTRY

January 6, 2020

Olaf & Company

Attn. Shaun Olson

3040 Signature Court
Medford, Oregon 97504

Re: Condominium Platting Services — 3605 SE Tibbetts Street, Portland, Oregon

Dear Shaun:

AKS Engineering & Forestry is pleased to submit for your review and approval this lump-sum proposal for the
surveying services and costs associated with the completion of a condominium plat survey of the above
referenced site. To prepare this proposal we have reviewed the architectural plans attached to your email, on-

line Multnomah County survey records, and in-house survey records of projects similar in nature.

We look forward to working with you on this project. If you have any questions or comments, you can contact
me at (503) 563-6151 or by email at paulg@aks-eng.com.

Sincerely,
AKS ENGINEERING & FORESTRY, LLC

Sy T

Gary E Paul, PLS

Project Surveyor

12965 SW Herman Road, Suite 100
Tualatin, OR 97062

503-563-6151 | paulg@aks-eng.com

EXHIBIT 1

BEND, OR | KEIZER OR | TUALATIN, OR | VANCERQE4ve0-CP
(Allied Homeséwevelepment)

Page 4 of 174



LETTER OF AGREEMENT FOR PROFESSIONAL SERVICES

This agreement is made between Olaf & Company (Client) and AKS Engineering & Forestry, LLC (AKS) to provide
condominium platting survey services for the property located at 3605 SE Tibbetts Street in Portland, Oregon
(being Tax Lot 500, Map 1S 1E 12AC).

The Client authorizes AKS to provide surveying services, acting as an independent consultant for this project as
individually named. The scope of work and fees are as follows:

SCOPE OF WORK

The following list of work items outlined below are services AKS will be responsible for completing. All work
will be performed by or under the direct supervision of a Professional Land Surveyor registered in the state
of Oregon.

BOUNDARY SURVEY

A boundary survey is required in the tri-county metropolitan area prior to a subdivision or condominium
plat. Our research of Multnomah County survey records did not discover a survey meeting the pre-plat
boundary requirements. The boundary survey includes the following tasks:

e Property records research

e Establish site control

e Search for and locating existing property corner monuments of record

e Process field data and resolve property lines

e Prepare boundary survey and record with the Multnomah County Surveyor’s Office

e Establish property corner monument(s) at all corners of site where an existing corner monument
was not recovered

CONDOMINIUM PLAT SURVEY

Within the condominium declaration are the definitions of the condominium elements (Units, GCE, LCE’s). A
copy of the declaration will be required to complete the condominium plat. Data obtained during
completion of the boundary survey may be utilized for preparation of the condominium plat survey. AKS
anticipates the condominium plat survey will include the following tasks:

e Coordinate with client concerning site access and applicable site restrictions

e Prepare legal description of property in Word format for attorney / title company use
e Obtain as-built measurements of Units and Limited Common Elements

e Draft condominium plat and submit to client and attorney for review

e Prepare condominium plat for state and county review

e Provide support / assistance to attorney and to title company

e Complete state / county plat redline comments

e Provide attorney with plat revisions affecting declaration

e Prepare final condominium plat mylars

EXHIBIT 1
Z0004-20-CP

AKS Olaf & Company | 3605 SE Tibbetts Street, Portland (A||ied Homes & Devwnent)
Page 5 of 174



LUMP SUM FEE

CONDOMINIUM PLAT SURVEY: ..uuiiiiiiimiinniiiiiasiiiiisissnssissseisnsinissiasssssssssssemmanessssosnasansssssssennes $ 4,800

TOTAL Lump Sum Fee: $ 9,800

BASIS OF FEE AND BILLING

In consideration for performing said services, the Client agrees to compensate AKS based on the above lump
sum fee. Invoices will be issued monthly based on percentage complete.

SCHEDULE

AKS office staff is available to begin work immediately upon receipt of a signed agreement/notice to
proceed. AKS field staff is available to be on site within 3 business days. Access to the building to obtain
measurements will be coordinated through Olaf & Company. A draft of the boundary survey will be available
for review three weeks after completion of the field work and a draft condominium plat will be available for
review 2 weeks after completion of building measurements. Allow 4-6 weeks for county / state review and
processing.

ASSUMPTIONS

s Client will provide at their expense a title report from the title company of their choice

e  Multnomah County survey review and recording fees are responsibility of the client

e  Multnomah County condominium plat review and recording fees are responsibility of the client
EXCLUSIONS

Services that do not fall within the Scope of Work outlined herein are excluded from this agreement.

See attached “General Provisions”

AKS Engineering & Forestry, LLC Cliett—’
Date _ January 6, 2020 Date 1-6-20
AKS Engineering & Forestry, LLC Olaf & Company
12965 SW Herman Road, Suite 100 3040 Signature Court
Tualatin, OR 97062 Medford, Oregon 97504
EXHIBIT 1
Z0004-20-CP
AKS Olaf & Company | 3605 SE Tibbetts Street, Portland (Allied Homes & De%edopment)
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GENERAL PROVISIONS

1. Expenses: AKS Engineering & Forestry, LLC's ("AKS”) reimbursable expenses shall be those expenses incurred directly for a project, including but not
limited to services provided by outside consultants or contractors, transportation costs, meals, lodging, computer services, printing, permit fees, in-house
deliveries, clerical, and binding charges. Client shall pay for such expenses on the basis of actual costs (if incurred through an outside vendor) plus 10%, or at
AKS’s regular rates at the time the cost is incurred.

2. AKS's Fees / Fee Estimates: Unless otherwise agreed in writing: (a) charges for AKS’s services will be billed per AKS’s rate schedule in effect at the time
services are performed; (b) services include, without limitation, all office time, field time, meetings, phone calls, travel time, and all other time incurred for a
project; (c) AKS bills in 15-minute increments; (d) AKS bills for travel time door-to-door at its regular rates; (e) AKS’s rates may be adjusted from time to
time, without notice; and (f) AKS does not warrant that actua! fees and expenses will not vary from estimates.

3. Payment: AKS will issue invoices approximately monthly. Invoices are due and payable on receipt. All amounts more than 30 days past due will be
subject to finance charges. Finance charges are computed at a rate of 1.5% per month, unless such rate exceeds the maximum amount allowed by law, in
which case the finance charge will equal the maximum rate allowed by law. If Client disputes any portion of an invoice, Client must notify AKS of the dispute
in writing within 30 days of the invoice date. The notice must state the disputed amount and basis for dispute.

4. Failure to Pay: Failure to timely pay any amount due to AKS is a material breach of this Agreement and, in the case of late payment, AKS may, in its
sole discretion, suspend or terminate service and all other obligations under this contract and/or under any other contract between AKS and Client (and/or
between AKS and any other client subject to control by Client or any of Client’s principals). If any payment is not timely made, AKS may withhold plans,
documents, and information (whether such documents and/or information was prepared under this contract, another contract between AKS and Client, or
a contract between AKS and another client subject to control by Client or one of Client’s principals). If AKS suspends or terminates work due to Client’s non-
payment, AKS may require an additional “start-up fee” to re-start work, even if Client cures all past defaults. These remedies are in addition to any others
available to AKS at [aw or in equity.

5.  Additional Charges: If AKS performs any work pursuant to a lump sum agreement, AKS reserves the right to charge additional amounts {and client shall
timely pay such extra amounts) when: (a) AKS provides any services not specified in the agreement; (b) unforeseen or differing conditions modify the scope
of work anticipated by AKS; (c) any law, ordinance, regulation or similar item changes after the date of the agreement and such change requires AKS to re-
perform any work; and (d) delay or other conduct by others impact AKS’s services; and/or {e) any other circumstance justifies an equitable adjustment to
the contract price. Unless otherwise agreed, additional charges shall be at AKS’s standard rates.

6. Cost Estimates: Any construction or development cost estimates provided by AKS are only estimates. AKS has no control over market conditions or
bidding procedures. AKS cannot warrant that bids or actual costs will not vary from estimates. AKS will not be liable to Client for any inaccurate cost
estimates, and Client assumes all risks associated with construction and development cost estimates that AKS provides to Client.

7. standard of Care: AKS shall only be responsible to the level of competency and the standards of care and skill maintained by similarly licensed
professionals providing similar services on projects of similar type, size and scope as a subject project, in the locale where the subject project is located, at
the time that AKS provides services. AKS shall not be liable to Client for any standard of care higher than such standard.

8. Termination: Without any liability to the other party, either Client or AKS may terminate this Agreement for any reason by giving 30 days written
notice to the other party. In such event, Client shall immediately pay AKS in full for all work performed prior to the effective date of termination. AKS need
not give 30-days’ notice if the reason for termination is client’s non-payment.

9. Limitation of Liability: In recognition of the fees charged by AKS, and the relative risks, rewards, and benefits of the project to AKS and Client, Client
agrees that AKS’s liability to Client relating to this Agreement and the services that AKS performs hereunder, for any cause or combination of causes, under
any theory of law, including tort (including negligence), contract or otherwise, shall be limited, in the aggregate, to the lesser of: (a) the amount of the fee
received by AKS in connection with the project; and (b) the remaining insurance coverage available to AKS (after deduction of any costs, claim payments or
other amounts that may have reduced policy limits). Client hereby expressly waives all claims of every nature against AKS that exceed these liability
limitations. Client had the opportunity to negotiate a higher limitation for a higher fee.

10. Release of Individuals: No member, employee or other representative of AKS shall have any personal liability to Client for any act or omission, whether
based on a claim of negligence or any other tort, or otherwise, arising out of or relating to this Agreement or the services that AKS performs hereunder, and
Client hereby releases all such individuals from all claims of every nature.

11. Consequential Damage Waiver: AKS and Client hereby waive all claims against each other for indirect and consequential damages that arise in any
manner out of this Agreement or the services performed hereunder. This mutual waiver includes a release of all claims for consequential damages, whether
based in tort, contract or otherwise, and includes, without limitation, a release of claims for economic losses such as rental expenses, losses of use, income,
profit, financing, business and reputation, and for loss of management or productivity.

12. Enforceability: If any provision contained in this Agreement (or any portion thereof) is held to be unenforceable by a court of competent jurisdiction,
the remaining provisions contained herein (and all parts thereof) shall remain unimpaired, in full force and effect. Each clause shall be enforced to the
greatest extent not prohibited by law, and shall be modified to enforce the expressed intent to the greatest extent allowed.

13. Assignment: This Agreement is not assignable by Client without the written consent of AKS.

14. Access; Client Cooperation: Client represents and warrants that it has unrestricted access to the site, and that AKS has access to the site, to the same degree
as Client. Client shall cooperate with AKS and timely provide AKS information that AKS requests.

15. Work Product: Calculations, drawings, and specifications prepared pursuant to this Agreement (“Work Product”), in any form, are instruments of
professional service intended for one-time use by Client only, for this project only. Work Product is and shall remain the property of AKS and its consultants.
Client may not use any Work Product on other projects without AKS’s express written permission. Client shali not obtain the right to use the Work Product,
even for one-time use on this project, unless all amounts due to AKS are paid in full. If Client is in possession of any Work Product and has not paid any
amount due to AKS, AKS may demand return of the Work Product, and may specifically enforce Client’s obligation to return the Work Product. Client agrees
that AKS shall not have waived its rights in any Work Product by virtue of submission to a public body, by dissemination of Work Product without copyright
designations or via any other conduct other than a written waiver signed by AKS.

15.1: If Client uses any Work Product without retaining AKS for any portion of the project (including construction phase) or any other project, then
Client releases AKS and AKS’s consultant(s) from all claims and causes of action that relate in any manner to the project and the Work Product. Client
recognizes, acknowledges and agrees that the design for a project can be a work in progress and that changes occur and information becomEBEXHBAT 1
even during construction, and that, unless AKS can stay involved in the project through completion, AKS should be relieved of liability azﬁ'ﬁgdltltiéphtp
services it provided for the project. Client agrees to indemnify and hold AKS harmless from and against any claims, demands, damages umtéof ™

every nature, to the extent caused by Client’s use of the Work Product (or Client’s allowing someone else to(AQh@d\/ng)&ltB%@mﬁﬁ
Page 7 of 174



of AKS. If this Agreement is terminated prior to completion of the project, for any reason other than AKS’s termination as a resuit of Client’s breach, then
Client may continue to use the Work Product prepared by AKS prior to the date of termination, pursuant to the license granted herein, but only if: (a) Client
pays AKS all amounts due to AKS; (b) Client removes all indicia of AKS’s involvement in the Project from such documents, including title blocks and stamps;
(c) Client retains another licensed design professional to review, approve and assume all responsibility for all design documents (the new design
professional shall stamp the Work Product and, if anything has been submitted to a jurisdiction prior to termination, then the new design professional shall
notify the jurisdiction that the new design professional is the new design professional of record).

15.2: If Client makes, authorizes or consents to changes to any Work Product, and such changes are not approved in writing by AKS, then such changes and
the results thereof are not the responsibility of AKS. In that case, Client releases AKS from any liability arising from construction, use or result of such
changes, and Client shall indemnify, defend and hold AKS harmless from and against any liabilities, costs, damages, demands, claims or other amounts to
the extent caused by such changes.

16. Indemnity: Client hereby agrees to defend, indemnify and hold AKS (and each of AKS’s owners, employees and agents) harmless from any claim,
demand, loss, damages and/or liability, including reasonable attorneys’ fees, to the extent such arises out of any acts by the Client, its agents, staff, and/or
other consultants or contractors that act at Client’s direction.

17. Work of Others: Client agrees that AKS shall not be responsible or liable for any work performed or services provided by anyone other than AKS and/or
AKS’s direct employees. If AKS assists Client with the coordination of other contractors and/or design professional and/or consultants, and/or AKS arranges
for the provision of services by others, such coordination and/or other efforts is done as a convenience to Client and does not make AKS liable for the
services provided by others. Client understands and expressly acknowledges that AKS does not provide geotechnical engineering, traffic engineering,
structural engineering, and electrical engineering services. Client acknowledges that AKS does not assume responsibility for determining, supervising,
implementing or controlling the means, methods, technique, sequencing or procedures of construction, or monitoring, evaluating or reporting job
conditions that relate to health, safety or welfare.

18. All Terms Material; Negotiation; Construction: All provisions herein are material to AKS’s agreement to provide services, and were expressly
negotiated by the parties. Client had the opportunity to negotiate each term hereof, and waives any argument that this Agreement should be construed
against the drafter.

19. Authorization to Proceed: Any request by Client for AKS to proceed with work shall constitute an express acceptance of all terms to this Agreement,
including these General Provisions.

20. Law/Venue: All claims that relate to this Agreement or the services provided hereunder shall be subject to Oregon law, and any litigation shall be filed
in Multnomah County, Oregon, except: (a) if any case involves a lien claim that must be litigated elsewhere as a matter of law, all issues may be litigated in
the same forum as the lien foreclosure; and (b) if all work performed hereunder occurred in Washington, disputes shall be subject to Washington law and
litigation shall be filed in Clark County, Washington.

21. Mediation: Client agrees to mediate any dispute between AKS and Client, at AKS’s request. The parties shall equally share the costs of mediation.

22. Notice of Claims: Client shall provide AKS immediate written notice of any facts that could potentially result in any potential claim against AKS. As a
condition precedent to any recovery from AKS, Client shall give AKS written notice of any claim or facts that could result in a claim not later than ten (10)
days after the date of the occurrence of the event causing the potential claim. Client’s failure to provide such notice shall constitute waiver of such claim.
23. No Third-Party Beneficiaries: Client and AKS are the only beneficiaries of this Agreement; no term herein is intended to benefit any third party.

24. Time Limitation/Accrual: Any claim or cause of action by Client against AKS arising out of or relating to this Agreement or the services performed
hereunder (under any theory of law) must be initiated within two (2) years of the earlier of the date: (a) of AKS's last invoice; (b) of substantial completion;
(c) of abandonment; (d) that Client knew or should have known of the damages claimed; and (e) that Client knew or should have known the facts giving rise
to the claim. For purposes of this provision, AKS statements shall not constitute invoices; the “last invoice” shall be the last invoice that reflects new charges
not previously charged for base contract work. A signed certificate of substantial completion shall be conclusive evidence of the date of substantial
completion. If no certificate of substantial completion is executed, substantial completion shall be the earliest of the date that (a) the project is fit for its
intended purpose; (b) the project is utilized for its intended purpose; and (c) a certificate of occupancy (permanent or temporary) is issued for any portion
of the Project.

25. Integration; Amendments: This Agreement represents the entire and integrated agreement between Client and AKS, and supersedes all prior and
contemporaneous negotiations, representations or agreements, either written or oral. This Agreement may be amended only by written instrument signed
by the party against which such amendment if asserted.

26. Binding Nature; Survival: This Agreement shall be binding on the parties and their respective successors, heirs and permitted assigns. Each of Client’s
principals agrees to be bound by the terms hereof, to the same extent as Client. Any clauses intended to survive termination or expiration of this Agreement
(including without limitation indemnity, waivers, limitations, and dispute resolution clauses) shall survive termination or expiration.

27. Waiver: No failure on the part of either party to exercise its rights under this Agreement shall be considered a waiver, release or relinquishment of any
rights or powers conferred under this Agreement.

28. Unmanned Aerial Systems (UAS): AKS may utilize UAS to compile aerial photography of the project site before, during, and after construction. Client
hereby grants AKS permission to operate the UAS over the project site. Client represents that all persons, vessels, vehicles, and structures related to the
project are considered participants consenting to be involved with any UAS operations by AKS, and that Client has authority to grant these rights and to
make these representations. Client shall defend, indemnify and hold AKS harmless from any breach of these representations, and from any claims or
demands against AKS arising from any allegation of trespass, non-consent, or any other issues arising out of AKS’s UAS operations (except to the extent that
AKS causes property damage or personal injury that arises out of AKS’s negligence).

29. Electronic Media: Client may only rely on printed Work Product, with AKS’s wet stamp. Any files provided to Client in electronic format are for
convenience only, and should not be relied upon as final documents. Any use of electronic files shall be at the user’s sole risk. AKS makes no representation
as to the accuracy or completeness of electronic documents, or as to the compatibility, usability or readability of such files.

30. Court Materials: If AKS receives a subpoena or is otherwise required to produce documents, provide testimony, or otherwise get involved in a court
case that relates to your project (and to which AKS is not a party), the Client will pay all time and costs incurred for such matters at AKS’ current staff billing
rates.

EXHIBIT 1
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Condominium Surveying Services

ENGINEERING & FORESTRY

.
.3

New Construction EXPERIENCE

Conversions For all types of condominium projects
Miedlice - r'1ew const.ruction or conversign - AKS
brings the right tools to the project.
Townhomes AKS understands the complexities of
condominium surveys and the variations
of unit and common element definitions.
Airspace Lease Our broad experience from high-rise
Trelsms towers to duplex buildings provides you
with confidence that your project will be
Mid-rise surveyed correctly and within your project
time schedule.

Industrial/Commercial

High-rise

Amendments Conversion Shoebox Condominium
Portland, Oregon

KNOWLEDGE

AKS blends our comprehension of
condominium statutes with our survey
experience to provide you with accurate
and efficient service. Our survey team
knows the requirements of both Chapter
100 ( Oregon) and Chapter 64.34
{Washington). Our expertise allows us to
understand the condominium as defined
by you in the declaration, and efficiently
obtain measurements of the various
condominium elements.

Conversion Industrial Condominium
Tualatin, Oregon

New Construction High-rise Condominiums
Portland, Oregon

i LN TEALE ) E) L

=




New Construction Townhome Condominiurr. New Construction Townhome Condominit New Construction Mid-rise Condominium
Portland, Oregon Portland, Oregon Portland, Oregon

COMMUNICATION

AKS understands a successful condominium
project is a team effort between you, your
condominium attorney, and surveyor. The
condominium elements as envisioned

by you and defined in the attorney’s
declaration are graphically depicted by AKS
in the condominium survey. For larger and
complex condominium surveys, AKS will
organize a team meeting early in document
preparation to review condominium element
definitions, and team members will reach ; ] T
a consensus in project understanding. We - LTy L — Limited Comman Elements
work closely with your title company and = T
communicate the plat review status and
applicable redline comments to allow other
team members to fulfill their roles in a timely

General Commeon Elements

Variable Property
Nonwithdrawable Property

Declaration

'1! [ ]
manner. | _i 1] Bylaws
LT
- Staged
LT i _g
- nit
LT
_ Residential
Retail
Parking
Storage
Conversion High-rise Condominium Associationiat UntOwWNas
Portland, Oregon ssociation of Unit Owners
New Construction Mid-rise Condominium Allocation of
Portland, Oregon Undivided Interests

AKS Engineering & Forestry, LLC is a Northwest based,
locally owned multi-disciplinary consulting firm that

has been providing professional civil engineering, land
surveying, land use planning, landscape architecture,
natural resources, arborist, water rights, flood elevation
surveying and permitting, and forestry and forest
engineering services to a broad range of clients since 1996

EXHIBIT 1
AKS has Professional Land Surveyors licgpsed in QR, WA,

CA, ID, MT, WY, €O, UT, and MA.
(Allied Homes & Development)
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City of Sandy
Urban Growth Boundary Amendment

Date: January 2020

Submitted to: City of Sandy
Planning Department
39250 Pioneer Boulevard
Sandy, OR 97055

Applicant: Allied Homes & Development
12042 SE Sunnyside Road, Suite 706
Clackamas, OR 97015

AKS Job Number: 7107

ENGINEERING & FORESTRY

12965 SW Herman Road, Suite 100
Tualatin, OR 97062

(503) 563-F6m|BIT 1
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Land Use Application for an
Urban Growth Boundary Amendment

Submitted to:

Applicant:

Property Owners:

Applicant’s Consultant:

Applicant’s Legal Counsel:

Site Location:

City of Sandy

Planning Department
39250 Pioneer Boulevard
Sandy, OR 97055

Allied Homes & Development
12042 SE Sunnyside Road, Suite 706
Clackamas, OR 97015

Lawrence Pullen
36940 Deming Road
Sandy, OR 97055

Richard Pullen
36969 Deming Road
Sandy, OR 97055

Sherrene TenEyck
37020 SE Deming Road
Sandy, OR 97055

AKS Engineering & Forestry, LLC
12965 SW Herman Road, Suite 100
Tualatin, OR 97062

Contact: Chris Goodell, AICP, LEED*?
Email: chrisg@aks-eng.com
Phone: (503) 563-6151

Schwabe, Williamson & Wyatt
Pacwest Center 1211 SW 5™ Avenue, Suite 190
Portland, OR 97204

Contact: Michael Robinson
Email: mrobinson@schwabe.com
Phone: (503) 796-3756

North of Highway 211 and south of Ponder Lane A

EXHIBIT 1
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AKS Sandy Urban Growth Boundary Amendment (Allied Homes &DaveR3Bment)

Land Use Application
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Clackamas County 2 4E 23, Tax Lot 701

Assessor’s Map:
Site Size: +14.24 acres
Land Use District: Exclusive Farm Use (EFU)
EXHIBIT 1
Z0004-20-CP
AKS Sandy Urban Growth Boundary Amendment (Allied Homes &’IB@VélBgment)
Land Use Application
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L Executive Summary
The City of Sandy is currently processing a land use application for the Bailey Meadows subdivision (local

file No. 19-023 SUB/VAR/TREE). Bailey Meadows is located in the southwestern portion of the City, near
Oregon Route 211 (OR 211) and SE Ponder Lane. A condition of approval is anticipated to be included in
the City’s Notice of Decision that would cause submittal of an application for an amendment to the City’s
UGB. This application, if approved, would permit the construction of Gunderson Road (a Minor Arterial
roadway per City of Sandy’s Transportation System Plan) and provide an additional means of access to
Bailey Meadows. The purpose of this application is to fulfill this forthcoming condition of approval.
Additionally, the Applicant is willing to dedicate a portion of the subject site for parkland.

The alignment for the Gunderson Road extension, as discussed above, falls within property (Clackamas
County Assessor’s Map 2 4E 23 Tax Lot 701) that is located outside of Sandy’s City limits and UGB. This
property is currently designated Exclusive Farm Use (EFU) by Clackamas County, but is within the City of
Sandy’s Urban Reserve Area (URA). The portion of the property that is planned to be included within the
amended UGB is limited to areas necessary to construct the Gunderson Road extension, including land
for the roadway, associated storm drainage improvements, accompanying utilities, grading, etc. and
additional area for parkland dedication.

Based upon the Urban Growth Management Agreement between the City of Sandy and Clackamas
County, this UGB amendment application is subject to a coordinated City-County effort. Although it is
understood that the City will hold hearings for the application prior to the County doing so, the application
is being submitted to both jurisdictions for review at the same time.

IL Site Description/Setting
The property (Tax Lot 701) included in this application has a total area of £14.30 acres, though only the

acreage required for the road right-of-way and associated improvements and parkland dedication are
planned to be incorporated within the Sandy UGB. Tax Lot 701 is located outside of, but adjacent to the
UGB, immediately south of the active Bailey Meadows Subdivision application (City of Sandy Local Case
File No. 19-023 SUB/VAR/TREE), northwest of OR 211, and west of the intersection of SE Ponder Lane and
OR 211.

The property is fairly flat with wooded areas on the northwest half and pasture on the eastern half. The
property does not contain structures and access is served from OR 211 on the south side of the site.

III.  Applicable Review Criteria
The Oregon Statewide Planning Goals, Oregon Administrative Rules, and Oregon Revised Statutes are

relevant to the UGB Amendment application. Therefore, the responses are applicable for review by both
the City of Sandy and Clackamas County.

The Sandy Comprehensive Plan Goals and Policies and the Clackamas County Comprehensive Plan Goals
and Policies are applicable to the City and County jurisdictions respectively. If any of the findings for these
items are needed for responses to other jurisdictions (e.g., City, County;ODOT, DLCD, or LCDC), they will
be referenced specifically. This limitation applies to this complete application narrative. ..

EXHIBIT 1
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OREGON STATEWIDE PLANNING GOALS AND GUIDELINES (The Goals)

The following Oregon Statewide Planning Goals are applicable to this action:

¢  Goal 1 - Citizen Involvement

e Goal 2 —Land Use Planning

¢  Goal 6 — Air, Land, and Water Resources Quality
e Goal 8 — Recreational Needs

¢  Goal 11 — Public Facilities and Services

¢  Goal 12 — Transportation

¢  Goal 14 - Urbanization

Goals 3 (Agricultural Lands) and 4 (Forest Lands) are not applicable to UGB amendments pursuant to
Oregon Administrative Rule (OAR) 660-024-0020(1)(b) and have been omitted for brevity.

Goal 5 (Natural Resources, Scenic and Historic Ateas, and Open Spaces) is not applicable, pursuant to OAR
660-023-0250(3)(a)-(c), because there are no identified Goal 5 resources on the property, and has been
omitted for brevity.

Goal 7 (Areas Subject to Natural Hazards) is not applicable and has been omitted because the subject site
does not contain mapped areas of steep slopes 25 percent or greater or other known hazard areas.

Goals 9 (Economic Development) and 10 (Housing) are not applicable because the proposed
comprehensive plan amendments allow for a public transportation facility and are not associated with
employment lands or residential development.

Goal 13 (Energy Conservation) is not applicable because the amendment does not affect the City or County
goals or policies governing energy conservation.

Goals 15 (Willamette River Greenway), 16 (Estuarine Resources), 17 (Coastal Shorelands), 18 (Beaches and
Dunes), and 19 (Ocean Resources) are not applicable because the subject site does not contaln lands
described in those goals. Thus, the approval criteria have been omitted for brevity.

Goal 1 (Citizen Involvement)

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

Response: Goal 1 calls for the opportunity for citizens to be involved in all phases of the planning
process. The City of Sandy has an established citizen involvement program. The
application will be processed according to Chapter 17.12 of the LDC, which involves public
notification, public hearings, and decision appeal procedures, as established in City of
Sandy LQC Section 17.12.30 and 17.12.40.

Clackamas County maintains a Committee for Citizen Involvement with membership that
includes:representatives of Community Planning Organizations. The application will be
processed in accordance with Section 1307 of the Clackamas County Zeming and

EXHIBIT 1
Z0004-20-CP
AKS Sandy Urban Growth Boundary Amendment (Allied Homes &MDaveélIBment)
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Development Ordinance (ZDO) which involves public notification, public hearings, and
decision appeal procedures. Therefore, the application is consistent with Goal 1.

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.

Response: This application will be processed by the City through a Quasi-Judicial Type IV procedure
in accordance with LDC Chapter 17.12. The City and County have acknowledged
comprehensive plans and land use development (zoning) codes that implement the
irrespective comprehensive plans. The City will review and process this application
consistent with the procedures detailed in the LDC. The County will review and process
this application consistent with the process detailed in Section 1307 of the Clackamas
County ZDO.

This application provides an adequate factual basis for the City and County to approve
the application because it describes the current and planned future site characteristics
and applies the relevant approval criteria to those characteristics. Therefore, following
this process will ensure consistency with Statewide Planning Goal 2.

Goal 6 (Air, Water and Land Resources Quality)

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

Response: Goal 6 is implemented by Comprehensive Plan policies to protect air, land, and water
resource quality. Generally, these policies rely on coordination with the Department of
Environmental Quality (DEQ) for their implementation. Specific standards related to the
project include requirements for addressing stormwater runoff, grading, and erosion
control standards related to a minor public facility (i.e. Gunderson Road) and
requirements related to site planning for parkland dedication will be addressed in the
future. The property planned to be brought into the UGB is within the City’s existing
Urban Reserve Area and will retain its’ existing zoning until annexed into the City in the
future. Thus, the application is consistent with Goal 6.

Goal 8 (Recreational Needs)

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

Response: Goal 8 is implemented by Comprehensive Plan policies pertaining to parks, open space,
and recreation facilities. The City’s Comprehensive Plan with respect to Goal 8, its parks
master plan, and its development regulations governing recreational needs (e.g., park
dedication/fee in-lieu-of requirements, open space provisions, etc.} are supported by this
application. The subject property is providing land to be brought within the UGB to
dedicate as parkland and satisfy the recreational needs of citizens in the area. Although ¢ ¢
Bailey Meadows Subdivision provides for and meets SDC criteria for on-site needs, in this
case the City amd Applicant agree to an off-site improvement. The site-specific location:f plica
for the off-site exterision of Gunderson Road and parkland improvements are outside the = ~~
UGB, as described in this written document, and require a UGB amendment to allow an
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urban facility to be built on land currently within the County’s jurisdiction. The planned
parkland dedication provided by this application will benefit the City and its residents.
Therefore, Goal 8 is satisfied.

Goal 11 (Public Facilities and Services)

Response:

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

The subject property is currently located outside the UGB and the City limits. Since the
purpose of the amendment is to permit construction of a road, public facilities, water,
and/or sanitary sewer service are not required. The property is planned for the extension
of a public road and will include necessary stormwater infrastructure. Additionally, the
Applicant is willing to dedicate area for a park facility to satisfy needs of the residents in
the general vicinity. This application will not impact urban services or utilities and will
serve the transportation system in the area consistent with the Sandy TSP. Therefore, this
application is consistent with Goal 11.

Goal 12 (Transpottation)

Response:

To provide and encoutage a safe, convenient and economic transportation system.

A portion of the subject property is planned to be used as a public transportation facility,
connecting to the transportation system north of the site. The UGB Amendment &
Gunderson Road Connection Traffic Impact Analysis (TIA) prepared by Lancaster
Engineering is included in Exhibit F that documents compliance with Goal 12 and
applicable State, County, and City transportation-related requirements. Please refer to
the TIA for further information. The intended street and connectivity improvements
encourage a safe, convenient, and economic transportation system. Therefore, this
application is consistent with Goal 12.

Goal 14 (Utbanization)

Response:

To provide for an ordetly and efficient transition from rural to urban land use, to accommodate
utban population and urban employment inside urban growth boundaries, to ensure efficient
use of land, and to provide for livable communities.

Tax Lot 701 is located within the URA and is currently designated with Clackamas County
EFU zoning designation. An application for annexation to the City of Sandy will be
processed separately and include a comprehensive plan amendment to apply City zoning
to allow creation of the public transportation and parkland facilities. The subject
application accommodates urban population within the UGB by providing an efficient
transportation network per the Sandy TSP and does not involve new commercial,
industrial, or agricultural uses. Additionally, the Applicant is providing area for parkland
to dedicate to the City and enhance the lives of the residents in the vicinity. The Applicant
plans to obtain City Low-Density Residential (LDR) Comprehensive Plan and Single-Family
Residential (SFR) Zoning designations for the property to permit both the minor public
facility uses. Interim use and dgyglopment, prior to annexation, is not associated with this
application. Therefore, the appiiéation is consistent with Goal 14.
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FINDINGS FOR TRANSPORTATION PLANNING RULE COMPLIANCE

Response: OAR 660, Division 12, is the Oregon Transportation Planning Rule (the TPR) adopted by
the Land Conservation and Development Commission (LCDC). The TPR implements Goal
12, Transportation, and is an independent approval standard in addition to Goal 12 for
map amendments. OAR 660-012-0060(1) and (2) apply to amendments to acknowledged
maps, as is the case with this application.

The TPR requires a two-step analysis. First, under OAR 660-012-0060(1), the Applicant
must determine if the application has a “significant affect,” as that term is defined in OAR
660-012-0060(1). The City may rely on transportation improvements found in
transportation system plans, as allowed by OAR 660-012-0060(3)(a), (b), and (c), to show
that failing intersections will not be made worse or intersections not now failing will not
fail. If there is a “significant affect,” then the Applicant must demonstrate appropriate
mitigation under OAR 660-012-0060(2), et seq.

OREGON ADMINISTRATIVE RULES
Chapter 660 Division 12 TRANSPORTATION PLANNING
660-012-0060 Plan and Land Use Regulation Amendments

@ If an amendment to a functional plan, an acknowledged comprehensive plan, or a land
use tegulation (including a zoning map) would significantly affect an existing or
planned transportation facility, then the local government must put in place measures
as provided in section (2) of this rule, unless the amendment is allowed under section
3), (9) ot (10) of this rule. A plan or land use regulation amendment significantly
affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation
facility (exclusive of correction of map errors in an adopted plan);

(b) Change standards implementing a functional classification system; or

(© Result in any of the effects listed in paragraphs (A) through (C) of this
subsection based un projected conditions measured at the end of the planning
period identified in the adopted TSP. As part of evaluating projected
conditions, the amount of traffic projected to be generated within the area of
the amendment may be reduced if the amendment includes an enforceable,
ongoing requirement that would demonstrably limit traffic generation,
including, but not limited to, transportation demand management. This
reduction may diminish ot completely eliminate the significant effect of the

amendment.

A) Types or levels of travel or access that are inconsistent with the
functional classification of an existing or planned transportation
facility;

®) Degrade the performance of an existing or planned transportation

facility such that it would not meet the performance standards
identified in the TSP or comprehensive plan; or

© Degtrade the performance of an existing or planned transportation
facility that is otherwise projected to not meet the performance
3 standards identified in the TSP or comprehensive plan.

v

Response: The analysis provided by Lancaster Engineering found that this amendment would not
“significantly affect” an existing or planned transportation facility. In fact, the purpose of
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Response:

the application is to implement the City’s adopted TSP, by providing for the completion
of Gunderson Road, a planned City Minor Arterial roadway. Please refer to the TIA (Exhibit
A) for further information. Therefore, the criteria are met.

@

If a local government determines that there would be a significant effect, then the local
government must ensure that allowed land uses are consistent with the identified
function, capacity, and performance standards of the facility measured at the end of
the planning period identified in the adopted TSP through one or a combination of
the temedies listed in (a) through (e) below, unless the amendment meets the
balancing test in subsection (2)(e) of this section or qualifies for partial mitigation in
section (11) of this rule. A local government using subsection (2)(e), section (3), section
(10) ot section (11) to approve an amendment recognizes that additional motor vehicle
traffic congestion may result and that other facility providers would not be expected to
provide additional capacity for motor vehicles in response to this congestion.

(a) Adopting measures that demonstrate allowed land uses are consistent with
the planned function, capacity, and performance standards of the
transportation facility.

(b) Amending the TSP or comprehensive plan to provide transportation facilities,
imptovements or services adequate to support the proposed land uses
consistent with the tequirements of this division; such amendments shall
include a funding plan or mechanism consistent with section (4) or include
an amendment to the transportation finance plan so that the facility,
improvement, or service will be provided by the end of the planning period.

© Amending the TSP to modify the planned function, capacity or performance
standatds of the transportation facility.

(d) Providing other measures as a condition of development or through a
development agteement or similar funding method, including, but not limited
to, transportation system management measures or minor transportation
improvements. Local governments shall, as part of the amendment, specify
when measutes ot improvements provided pursuant to this subsection will be
provided.

(e) Providing improvements that would benefit modes other than the
significantly affected mode, improvements to facilities other than the
significantly affected facility, or improvements at other locations, if:

A) The provider of the significantly affected facility provides a written
statement that the system-wide benefits are sufficient to balance the
significant effect, even though the improvements would not result in
consistency for all performance standards;

B) The providers of facilities being improved at other locations provide
written statements of approval; and

© The local jurisdictions where facilities ate being improved provide
written statements of approval.

Since a “significant affect” is not found, this section does not apply. Please refer to the
TIA (Exhibit A) for further information. Therefore, the criteria are met.

6)

Notwithstanding sections (1) and (2) of this rule, a local government may approve an
amendment that would significantly affect an existing transportation facility without
assuring that the allowed land uses are consistent with the function, capacity and
petformance standards of the facility where:

(a) In the absence of the amendment, planned transportation facilities,

improvements and setvices as set forth in section (4) of this rule would BXbHBIT 1
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adequate to achieve consistency with the identified function, capacity ot
petformance standard for that facility by the end of the planning period
identified in the adopted TSP;

(b) Development resulting from the amendment will, at 2 minimum, mitigate the
impacts of the amendment in a manner that avoids further degradation to the
petformance of the facility by the time of the development through one or a
combination of transportation improvements or measures;

(©) The amendment does not involve property located in an interchange area as
defined in paragraph (4)(d)(C); and

(d) For affected state highways, ODOT provides a written statement that the
proposed funding and timing for the identified mitigation improvements ot
measures are, at a minimum, sufficient to avoid further degradation to the
petformance of the affected state highway. However, if a local government
provides the appropriate ODOT regional office with written notice of a
ptoposed amendment in a manner that provides ODOT reasonable
oppottunity to submit a written statement into the record of the local
government proceeding, and ODOT does not provide a written statement,
then the local government may proceed with applying subsections (a) through
(c) of this section.

Response: Since a “significant affect” is not found, this section does not apply. Please refer to the
TIA (Exhibit A) for further information. Therefore, the criteria are met.

@) Determinations under sections (1)—(3) of this rule shall be coordinated with affected
transpottation facility and service providers and other affected local governments.

(a) In determining whether an amendment has a significant effect on an existing
ot planned transportation facility under subsection (1)(c) of this rule, local
governments shall rely on existing transportation facilities and services and
on the planned transportation facilities, improvements and services set forth
in subsections (b) and (c) below.

(b) Outside of intetstate interchange ateas, the following are considered planned
facilities, improvements and services:

@A) Transportation facilities, improvements ot setvices that are funded
for construction or implementation in the Statewide Transportation
Improvement Program or a locally or regionally adopted
transportation improvement program or capital improvement plan ot
program of a transportation service provider.

(B) Transportation facilities, improvements or services that are
authorized in a local transportation system plan and for which a
funding plan or mechanism is in place or approved. These include,
but are not limited to, transportation facilities, improvements or
services for which: transportation systems development charge
revenues are being collected; a local improvement district or
reimbutsement district has been established or will be established
prior to development; a development agreement has been adopted;
ot conditions of approval to fund the improvement have been
adopted.

© Transportation facilities, improvements or services in a metropolitan
planning otganization (MPO) area that ate part of the area's
federally-approved, financially constrained regional transportation
system plan.

EXHIBIT 1
Z0004-20-CP
AKS Sandy Urban Growth Boundary Amendment (Allied Homes &MevaBfment)

Land Use Application PaggagiQOf 174



D) Improvements to state highways that are included as planned
imptovements in a regional or local transportation system plan or
comptehensive plan when ODOT provides a written statement that
the improvements are teasonably likely to be provided by the end of
the planning period.

E) Improvements to regional and local roads, streets or other
transportation facilities or setvices that are included as planned
improvements in a regional ot local transportation system plan ot
comptehensive plan when the local government(s) or transportation
service provider(s) responsible for the facility, improvement or
service provides a written statement that the facility, improvement or
service is reasonably likely to be provided by the end of the planning
period.

Response: The subject site is located outside of interstate interchange areas. Therefore, these
criteria apply. That said, the amendment is sought to implement a portion of the City’s
adopted TSP (e.g. Gunderson Road). The amendment has no other purpose and does not
include re-designation/amendments that serve another purpose than those already
considered as part of the City’s TSP.

(c) Within interstate interchange areas, the improvements included in (b)(A)—(C)
are considered planned facilities, improvements and services, except where:

A) ODOT provides a wtitten statement that the proposed funding and
timing of mitigation measures are sufficient to avoid a significant
adverse impact on the Interstate Highway system, then local
governments may also rely on the improvements identified in
patagraphs (b)(D) and (E) of this section; or

®B) Thete is an adopted interchange area management plan, then local
governments may also tely on the improvements identified in that
plan and which are also identified in paragraphs (b)(D) and (E) of
this section.

Response: The subject site is located outside of interstate interchange areas. Therefore, the above
criteria are not applicable.

(e) For putposes of this section, a written statement provided pursuant to
paragraphs (b)(D), (b)(E) ot (c)(A) provided by ODOT, a local government
or transportation facility provider, as appropriate, shall be conclusive in
determining whether a transportation facility, improvement or service is a
planned transportation facility, improvement or service. In the absence of a
written statement, a local government can only rely upon planned
transportation facilities, improvements and services identified in paragraphs
(b)(A)—(C) to determine whether there is a significant effect that requires
application of the remedies in section (2).

Response: This section of the TPR requires coordination with affected transportations service
providers. The Oregon Department of Transportation (ODOT) provides the road that
serves the subject property. The subject property (Tax Lot 701) is within unincorporated
Clackamas County and served by OR 211. Additionally, OR 211 is functionallymiassified as
a Major Arterial in both the City and County TSPs but is under the jurisdiction of the State
of Oregon. The Applicant met with City, County, and ODOT staff priorto’sulgmitting this
application to discuss the effects of the application on their respective roads. The City will
ensure coordination of the application with Clackamas County, as required byE@RSIBIT 1
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Response:

197.015, by providing the County with timely notice of this application, allowing the
County to comment on the application, and including the County’s comments in the
decision, as is reasonable. The City will also coordinate with ODOT and TriMet as
applicable. Therefore, the criteria of OAR 660-012-0060 (4) are met.

) The presence of a transportation facility or improvement shall not be a basis for an
exception to allow tesidential, commercial, institutional or industrial development on
rural lands under this division or OAR 660-004-0022 and 660-004-0028.

The application is to include land within the UGB to allow the siting of a public
transportation facility and dedication of parkland. This project does not involve an
exception to allow residential, commercial, institutional, or industrial development on
rural lands. The criterion is not applicable.

) In determining whether proposed land uses would affect or be consistent with
planned transportation facilities as provided in sections (1) and (2), local governments
shall give full credit for potential reduction in vehicle trips for uses located in mixed-
use, pedestrian-friendly centers, and neighbothoods as provided in subsections (a)—
(d) below;

(a) Absent adopted local standatds or detailed information about the vehicle trip
reduction benefits of mixed-use, pedestrian-friendly development, local
governments shall assume that uses located within a mixed-use, pedestrian-
friendly centet, ot neighbothood, will generate 10% fewer daily and peak hour
trips than ate specified in available published estimates, such as those
provided by the Institute of Transportation Engineers (ITE) Trip Generation
Manual that do not specifically account for the effects of mixed-use,
pedestrian-friendly development. The 10% reduction allowed for by this
section shall be available only if uses which rely solely on auto trips, such as
gas stations, car washes, storage facilities, and motels are prohibited;

(b) Local governments shall use detailed or local information about the trip
reduction benefits of mixed-use, pedestrian-friendly development where such
information is available and presented to the local government. Local
governments may, based on such information, allow reductions greater than
the 10% reduction required in subsection (a) above;

©) Whete a local government assumes or estimates lower vehicle trip generation
as provided in subsection (a) or (b) above, it shall assure through conditions
of apptoval, site plans, or approval standards that subsequent development
approvals support the development of a mixed-use, pedestrian-friendly center
or neighborhood and provide for on-site bike and pedestrian connectivity and
access to transit as provided for in OAR 660-012-0045(3) and (4). The provision
of on-site bike and pedestrian connectivity and access to transit may be
accomplished through application of acknowledged ordinance provisions
which comply with 660-012-0045(3) and (4) ot through conditions of approval
or findings adopted with the plan amendment that assure compliance with
these rule requirements at the time of development approval; and

(d) The purpose of this section is to provide an incentive for the designation and
implementation of pedestrian-friendly, mixed-use centers and neighborhoods

- {by;lowering the regulatory barriers to plan amendments which accomplish

this type of development. The actual trip reduction benefits of mixed-use,
pedestrian-friendly development will vary from case to case and may be
somewhat higher or lower than presumed putsuant to subsection (a) above.

The Commission concludes that this assumption is warranted given general
information about the expected effects of mixed-use, pedestrian-fn'Ee
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Response:

development and its intent to encourage changes to plans and development
patterns. Nothing in this section is intended to affect the application of
provisions in local plans or ordinances which provide for the calculation or
assessment of systems development charges or in preparing conformity
determinations required under the federal Clean Air Act.

The analysis provided by Lancaster Engineering does not rely upon credit for potential
reductions in vehicle trips as described in this section. Therefore, these criteria do not
apply.

Chapter 660 Division 14 APPLICATION OF THE STATEWIDE PLANNING GOALS TO NEWLY

INCORPORATED CITIES, ANNEXATION, AND URBAN DEVELOPMENT
ON RURAL LANDS

660-014-0060 Annexations of Lands Subject to an Acknowledged Comprehensive Plan

Response:

A city annexation made in compliance with a comprehensive plan acknowledged
putsuant to ORS 197.251(1) or 197.625 shall be considered by the commission to have
been made in accordance with the goals unless the acknowledged comprehensive plan
and implementing otdinances do not control the annexation.
This application includes an analysis of compliance with the goals and policies of the City
of Sandy Comprehensive Land Use Plan (adopted October 20, 1997). Therefore, a City
annexation for the subject property should be considered by the commission to have
been made in accordance with the goals. The criterion is met.

Chapter 660 Division 24 URBAN GROWTH BOUNDARIES
660-024-0000  Purpose and Applicability

@ The rules in this division clarify procedures and requirements of Goal 14 regarding a
local government adoption ot amendment of an urban growth boundary (UGB). The
rules in this division do not apply to the simplified UGB process under OAR chapter
660, division 38.

@) The rules ia this division interpret Goal 14 as amended by the Land Conservation and
Development Commission (LCDC or commission) on or after April 28, 2005, and are
not applicable to plan amendments or land use decisions governed by previous
vetsions of Goal 14 still in effect.

A3) The rules in this division adopted on Octobet 5, 2006, are effective April 5, 2007. The
rules in this division amended on Match 20, 2008, are effective April 18, 2008. The rules
in this division adopted March 13, 2009, and amendments to rules in this division
adopted on that date, are effective April 16, 2009, except as follows:

(a) A local government may choose to not apply this division to a plan
amendment concerning the evaluation ot amendment of a UGB, regardless
of the date of that amendment, if the local government initiated the evaluation
or amendment of the UGB prior to April 5, 2007;

(b) For putposes of this rule, "initiated" means that the local government either:

@A) Issued the public notice specified in OAR 660-018-0020 for the
proposed plan amendment concerning the evaluation or amendment
of the UGB; or

3B) Received LCDC apptoval of a periodic review work program that
includes a wotk task to evaluate the UGB land supply or amend the
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Response:

(©) A local government choice whether to apply this division must include the
entite division and may not differ with respect to individual rules in the
division.

@ The rules in this division adopted on December 4, 2015, are effective January 1, 2016,
except that a local government may choose to not apply the amendments to rules in
this division adopted December 4, 2015 to a plan amendment conceming the
amendment of a UGB, regardless of the date of that amendment, if the local
government initiated the amendment of the UGB prior to January 1, 2016.

The purpose of this division applies to the subject amendment of the UGB, which complies
with the dates listed above.

660-624-0040 Land Need

Response:

Response:

3) A local government may teview and amend the UGB in consideration of one category
of land need (for example, housing need) without a simultaneous review and
amendment in consideration of other categories of land need (for example,
employment need).

This UGB amendment satisfies one need, public facilities (e.g. Gunderson Road and
parkland dedication). Accordingly, other needs are not considered.

(7) The determination of 20-year land needs for transportation and public facilities for an urban
area must comply with applicable requirements of Goals 11 and 12, rules in OAR
chapter 660, divisions 11 and 12, and public facilities requirements in ORS 197.712 and
197.768. The determination of school facility needs must also comply with 195.110 and
197.296 for local governments specified in those statutes.

This UGB amendment satisfies one need, public facilities (e.g. Gunderson Road and
parkland dedication). Accordingly, other needs are not considered.

660-024-0050 Land Inventory and Response to Deficiency

Response:

(4} When evaluating ot amending a UGB, a local government must inventory land inside
the UGB to determine whether there is adequate development capacity to
accommodate 20-year needs determined in OAR 660-024-0040. For residential land,
the buildable land inventory must include vacant and redevelopable land, and be
conducted in accordance with OAR 660-007-0045 or 660-008-0010, whichever is
applicable, and ORS 197.296 for local governments subject to that statute. For
employment land, the inventory must include suitable vacant and developed land
designated for industrial or other employment use, and must be conducted in
accordance with OAR 660-009-0015.

This application involves a City of Sandy UGB Amendment to provide a public
transportation facility (i.e. Gunderson Road) as illustrated in the Sandy TSP and to
dedicate land to provide a park. The conceptual alignhment of Gunderson Road shown in
the Sandy TSP is on property not currently within the UGB; thus, the UGB amendment is
needed to provide an efficient transportation network and serve residential lands already
previously brought into the UGB. The subject property, Tax Lot 701, is the most feasible
location where the extension of the transportation network and connection to OR 211
can be made safely. Please see the supplemental materials and TIA for further detailed
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Response:

Response:. ., ;.

information. Additionally, please refer to the narrative responses which address OAR 660-
024-0050(6) and (7) and OAR 660-024-0065(3).

2) As safe harbots, a local government, except a city with a population over 25,000 or a
metropolitan service district described in ORS 197.015(13), may use the following assumptions
to inventory the capacity of buildable lands to accommodate housing needs:

(a) The infill potential of developed residential lots or parcels of one-half acte or
mote may be determined by subtracting one-quatter acre (10,890 square feet)
for the existing dwelling and assuming that the remainder is buildable land;

(b) Existing lots of less than one-half acre that are currently occupied by a
tesidence may be assumed to be fully developed.

A3) As safe harbors when inventorying land to accommodate industrial and other
employment needs, a local government may assume that a lot or parcel is vacant if it
is:

(a) Equal to or larger than one-half acre, if the lot or parcel does not contain a
permanent building; or

(b) Equal to or larger than five acres, if less than one-half acre of the lot or parcel
is occupied by a permanent building.

*) If the inventory demonstrates that the development capacity of land inside the UGB is
inadequate to accommodate the estimated 20-year needs determined under OAR 660-
024-0040, the local government must amend the plan to satisfy the need deficiency,
either by increasing the development capacity of land already inside the city or by
expanding the UGB, or both, and in accordance with ORS 197.296 where applicable.
Prior to expanding the UGB, a local government must demonstrate that the estimated
needs cannot reasonably be accommodated on land already inside the UGB. If the
local government determines there is a need to expand the UGB, changes to the UGB
must be determined by evaluating alternative boundary locations consistent with Goal
14 and applicable rules at OAR 660-024-0060 or 660-024-0065 and 660-024-0067.

On February 6, 2017 the City of Sandy adopted the Urban Growth Boundary Expansion

-Analysis, Final Report. The analysis concluded the existing UGB did not contain sufficient

residential lands to meel Lhe City’s housing needs to 2034 and subsequently annexed in
property north of Tax Lot 701. To satisfy the needs of lands previously brought into the
UGB, according to 660-024-050(4) above, the local government must amend the plan to
satisfy the need by amending the UGB when applicable. Therefore, this application
involves a Sandy UGB Amendment to respond to a public transportation facility need.
Changes to the Sandy UGB are made consistent with Goal 14 and OAR 660-024-0065 and
660-024-0067, as addressed in this written document. OAR 660-024-0060 is not
applicable to this application because the property is not within the Portland Metro UGB.
5) In evaluating an amendment of a UGB submitted under ORS 197.626, the director or
the commission may determine that a difference between the estimated 20-year needs
determined under OAR 660-024-0040 and the amount of land and development
capacity added to the UGB by the submitted amendment is unlikely to significantly
affect land supply ot tesource land protection, and as a result, may determine that the
proposed amendment complies with section (4) of this rule.
ORS 197.626 is not applicable to the UGB amendment becausethe amendment is not by
a metropolitan service district, does not add more than 50 acres within the UGB, does not
designate new lands as an urban reserve, does not amend the boundary of urban reserve
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Response:

Response:

Response:

by a metropolitan service district, or designate or amend rural reserves. Therefore, the
above criterion is not applicable to the application.

6) When land is added to the UGB, the local government must assign appropriate urban
plan designations to the added land, consistent with the need determination and the
requitements of section (7) of this rule, if applicable. The local government must also
apply approptiate zoning to the added land consistent with the plan designation or
may maintain the land as urbanizable land until the land is rezoned for the planned
urban uses, either by retaining the zoning that was assigned prior to inclusion in the
boundary or by applying other interim zoning that maintains the land's potential for
planned urban development. The requirements of ORS 197.296 regarding planning
and zoning also apply when local governments specified in that statute add land to the
UGB.

The land involved within the amendment area is anticipated to be designated Low Density
Residential (LDR), but to retain Clackamas County zoning until annexed into the City of
Sandy.

@) Lands included within a UGB putsuant to OAR 660-024-0065(3) to provide for a
particulat industrial use, ot a particular public facility, must be planned and zoned for
the intended use and must temain planned and zoned for that use unless the city
removes the land from the UGB.

The lands brought into the UGB are within the City’s existing URA and will retain their
existing Clackamas County zoning until annexed into the City in the future. Upon
annexation and the application of City zoning designations to those lands, the land is
intended to be converted for use as a public transportation facility and parkland and
remain as such.

®) As a safe hatbor regarding requirements concerning “efficiency,” a local government

that chooses to use the density and mix safe hatbors in OAR 660-024-0040(8) is deemed
to have met the Goal 14 efficiency requirements under:

(a) Sections (1) and (4) of this-rule regarding evaluation of the development
capacity of residential land inside the UGB to accommodate the estimated 20-
year needs; and

(b) Goal 14 regarding a demonstration that residential needs cannot be
reasonably accommodated on residential land already inside the UGB, but
not with respect to:

Q) A demonstration that residential needs cannot be reasonably
accommodated by rezoning non-residential land, and

®) Compliance with Goal 14 Boundary Location factors.

The density and mix safe harbors standards in OAR 660-024-0040(8) are not applicable to
this application. The criteria do not apply.

660-024-0065 Establishment of Study Area to Evaluate Land for Inclusion in the UGB

@) When consideting a UGB amendment to accommodate a need deficit idéntified in
OAR 660-024-0050(4), a city outside of Metro must determine which land to add to the
UGB by evaluating alternative locations within a “study atea” established purshant to
this:kule. To establish the study area, the city must first identify a “preliminary study
area” which shall not include land within a different UGB ot the corporate limits of a
city within a different UGB. The preliminary study area shall include: EXHIBIT 1
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Response:

Response:

(@) All 1ands in the city’s acknowledged urban reserve, if any;
(b) All lands that are within the following distance from the acknowledged UGB:
A) For cities with a UGB population less than 10,000: one-half mile;
(B) For cities with a UGB population equal to ot greater than 10,000: one
mile;

(©) All exception areas contiguous to an exception area that includes land within
the distance specified in subsection (b) and that are within the following
distance from the acknowledged UGB:

A) For cities with a UGB population less than 10,000: one mile;

®3B) For cities with a UGB population equal to or greater than 10,000: one
and one-half miles;

(d) At the discretion of the city, the preliminary study atea may include land that
is beyond the distance specified in subsections (b) and (c).

) A city that initiated the evaluation or amendment of its UGB prior to January 1, 2016,
may choose to identify a pteliminary study area applying the standard in this section
rather than section (1). For such cities, the preliminary study area shall consist of:

(a) All land adjacent to the acknowledged UGB, including all land in the vicinity
of the UGB that has a reasonable potential to satisfy the identified need
deficiency, and

(b) All land in the city’s acknowledged urban resetve established under OAR
chapter 660, division 21, if applicable.

This application involves a UGB Amendment to accommodate a need deficit identified in
OAR 660-024-0050(4), as described above. Additionally, the purpose is to provide a
specific public transportation facility and the location must be compliant with the Sandy
TSP. Therefore, the above criteria are not applicable. Please see the following narrative
response addressing OAR 660-024-0065(3).

3) When the ptimary purpose for expansion of the UGB is to accommodate a patticular
industrial use that requites specific site characteristics, or to accommodate 2 public
facility that tequires specific site characteristics, and the site characteristics may be
found in only a small number of locations, the preliminary study area may be limited
to those locations within the distance described in section (1) or (2), whichever is
appropriate, that have or could be improved to provide the required site
characteristics. For purposes of this section:

(a) The definition of “site characteristics” in OAR 660-009-0005(11) applies for
putposes of identifying a particular industrial use.

(b) A “public facility” may include a facility necessary for public sewet, watet,
storm watet, transportation, patks, schools, or fire protection. Site
characteristics may include but are not limited to size, topography and
proximity.
The primary purpose of this UGB Amendment application is to accommodate Gunderson
Road, a future minor arterial roadway depicted in the Sandy TSP. Additionally, onic . <&
February 6, 2017 the City of Sandy adopted the Urban Growth Boundary Expansion
Analysis, Final Report. The analysis contains “Map #9 — Transportation System Plan andon T-e ar

Street Stubs” which includes the Gunderson Road extension to OR 211. R |
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To provide this public transportation facility improvement, the road should be extended
to match the conceptual alignment in the Sandy TSP. In doing so, the road extension
requires use of the subject property due to the specific location dictated in the Sandy TSP.
Due to geometrical issues, safety concerns, and potential for transportation hazards, the
alignment illustrated in the Sandy TSP is not practicable for construction. This application
provides for a solution to extend Gunderson Road and fulfill the anticipated condition of
approval associated with Bailey Meadows Subdivision. The location shown in the
Supplemental Materials of Exhibit G can be improved to provide the required site
characteristics and execute the extension of the transportation network to satisfy the
needs of citizens in the general area. Please see the TIA and Supplemental Materials of
Exhibit G for further details.

660-024-0067 Evaluation of Land in the Study Atea fot Inclusion in the UGB; Priorities

@ A city considering a UGB amendment must decide which land to add to the UGB by
evaluating all land in the study area determined under OAR 660-024-0065, as follows:

(a) Beginning with the highest priority category of land described in section (2),
the city must apply section (5) to determine which land in that priority
category is suitable to satisfy the need deficiency determined under OAR 660-
024-0050 and select fot inclusion in the UGB as much of the land as necessary
to satisfy the need.

(b) If the amount of suitable land in the first priority category is not sufficient to
satisfy all the identified need deficiency, the city must apply section (5) to
determine which land in the next priority is suitable and select for inclusion
in the UGB as much of the suitable land in that priority as necessary to satisfy
the need. The city must proceed in this manner until all the land need is
satisfied, except as provided in OAR 660-024-0065(9).

(©) If the amount of suitable land in a particular priority category in section (2)
exceeds the amount necessary to satisfy the need deficiency, the city must
choose which land in that priority to include in the UGB by applying the
criteria in section (7) of this rule.

(d) In evaluating the sufficiency of land to satisfy a need under this section, the
city may use the factors identified in sections (5) and (6) of this rule to reduce
the fotecast development capacity of the land to meet the need.

(e Land that is determined to not be suitable under section (5) of this rule to
satisfy the need deficiency determined under OAR 660-024-0050 is not
requited to be selected for inclusion in the UGB unless its inclusion is
necessary to serve other higher priority lands.

) Priority of Land for inclusion in a UGB:

(a) First Priority is utban resetve, exception land, and nonresource land. Lands
in the study area that meet the description in paragraphs (A) through (C) of
this subsection ate of equal (first) priority:

A) Land designated as an urban tesetve under OAR chapter 660,
division 21, in an acknowledged comprehensive plan;

(B) Land that is subject to an acknowledged exception under ORS

197.732; and
© Land that is nonresource land. EXHIBIT 1
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Response: The land to be brought within the UGB is within the City of Sandy’s Adopted URA.
Therefore, the land is first priority for inclusion in a UGB. The criteria are met.

(b) Second Priotity is matginal land: land within the study area that is designated
as matginal land under ORS 197.247 (1991 Edition) in the acknowledged
comprehensive plan.

(©) Third Priotity is forest ot farm land that is not predominantly high-value farm
land: land within the study atea that is designated for forest or agriculture uses
in the acknowledged comptehensive plan and that is not predominantly high-
value farmland as defined in ORS 195.300, ot that does not consist
ptedominantly of ptime or unique soils, as determined by the United States
Department of Agriculture Natural Resources Conservation Service (USDA
NRCS). In selecting which lands to include to satisfy the need, the city must
use the agricultural Jand capability classification system or the cubic foot site
class system, as apptopriate for the acknowledged comprehensive plan
designation, to select lower capability or cubic foot site class lands first.

(d) Fourth Priority is agricultural land that is predominantly high-value farmland:
land within the study area that is designated as agricultural land in an
acknowledged comprehensive plan and is predominantly high-value
fatmland as defined in ORS 195.300. A city may not select land that is
predominantly made up of prime or unique farm soils, as defined by the
USDA NRCS, unless there is an insufficient amount of other land to satisfy
its land need. In selecting which lands to include to satisfy the need, the city
must use the agricultural land capability classification system to select lower
capability lands first.

Response: The land to be brought within the UGB is within the City of Sandy’s URA and is therefore
first priority for inclusion. Therefore, second, third, and fourth priority lands are not under
consideration.

SANDY COMPREHENSIVE PLAN GOALS AND POLICIES

Goal 1 - Citizen Involvement

POLICY 1: The City of Sandy shall maintain a citizen involvement program to allow opportunity
for citizen involvement in the ongoing planning process.

POLICY 2: Comprehensive Plan changes shall include the opportunity for participation of citizens
affected by the change.

POLICY 4: The City shall disseminate information and public notice to the residents of the Sandy
area concerning on-going planning activities and pending actions.

Response: The City of Sandy has an established citizen involvement program. The application will be
processed according to Chapter 17.12 of the LDC, which involves public naotification,
public hearings, and decision appeal procedures, as established in City of Sandy LDC
Section 17.12.30 and 17.12.40. Therefore, the application is consistent with Goal 1.

Goal 2 — Land Use Planning
POLICY 2: Changes to the Comprehensive Plan Map shall be consistent with the policies of the

Comprehensive Plan, state law, and intergovernmental agreements.
Response: Changes to the Comprehensive Plan Map are consistent.with SDC Chapter 17.12 and the
' applicable policies of the Comprehensive Plan, as detailed in this written narrative.
Consistency with applicable State statute and rules and the Urban Growth Management
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Agreement (UGMA) between City of Sandy and Clackamas County have been addressed
in this document. The amendment is Therefore, Policy 2 above is met.

POLICY 10: Due to the demand which new development places upon the community’s
infrastructure, the city may impose off-site improvement requirements necessitated by
a development. Each development shall provide for all onsite needs, and in ateas
which represent a critical link in the facility and service delivery systems, the city may
requite the ovet-sizing of these systems. The City may negotiate late-comer fees or
other arrangements to compensate developers for over-sizing of facilities.

Response: The Applicant is submitting this application to satisfy an anticipated condition of approval
associated with City of Sandy Local File No. 19-023 SUB/VAR/TREE. Although Bailey
Meadows Subdivision provides for and meets SDC criteria for on-site needs, in this case
the City and Applicant agree to an off-site improvement requirement (i.e., Gunderson
Road extension and parkland dedication). The off-site extension of Gunderson Road and
improvements are outside the UGB, as described in this written document, and require a
UGB amendment to allow an urban facility to be built on land currently within the
County’s jurisdiction. The policy above is understood and met by this application
submittal.

POLICY 14: Proposed plan elements such as parks, roadways, schools, etc., are intended to be
conceptual. Actual locations and quantities should be determined through the
development process.

Response: The alignment of the extension of Gunderson Road to OR 211, a proposed plan element
in the City’s TSP, is conceptual. The actual location should be determined through the
development process, as outlined above. To provide this public transportation facility
improvement, the road should be extended to match the conceptual alignment in the
Sandy TSP. However, due to geometrical issues, safety concerns, and potential for
transportation hazards, the alignment illustrated in the Sandy TSP is not practicable for
construction. This application provides for a solution to extend Gunderson Road and
determine the actual functionable location through site analysis and development
review. The location shown in the Supplemental Materials of Exhibit G can be improved
to provide the required site characteristics and execute the extension of the
transportation network to satisfy the needs of citizens in the general area. Please see the
TIA and Supplemental Materials of Exhibit G for further details.

Additionally, according to the Sandy Parks Master Plan adopted May 15, 1997, there is
not a conceptual location for a park on or near the subject site. Therefore, the location
for the improvement should be determined through the development process. Though
parkland dedication is not required of the Bailey Meadows Subdivision application, the
Applicant is providing it and it must be brought within the Sandy UGB and annexed to
allow for it. Policy 14 above is met.

Goal 5 — Natural Resources Var
Response: _ Goal 5 is not applicable to the decision. The decision does not affect a.Goal 5 resource

under OAR 660-023-0250(3)(a)-(c) because: e
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a) The decision does not “create or amend” a resource list or a portion of an
acknowledged plan or land use regulation adopted in order to protect a significant
Goal 5 resource or to address specific requirements of Goal 5.”

b) The decision does not “allow” new uses that could be conflicting uses with a particular
significant Goal 5 resource site on an acknowledged resource list.”

c) While the decision “amends an acknowledged UGB” no “factual information [was]
submitted demonstrating that a resource site, or the impact areas of such a site, is
included in the amended UGB area.”

Goal 6 — Ait, Water, and Land Resources Quality

POLICY 4: Reduce congestion and delay on major streets to lessen localized pollution impacts of
automobile travel through methods such as signal timing, access management,
intetsection improvements, etc.

Response: The City’s Comprehensive Plan with respect to Goal 6 and its development regulations
governing land, air, and water quality are not affected by the decision. The intent of
extending Gunderson Road to OR 211 is to enhance neighborhood circulation, thereby
reducing congestion and delay in the area. This mitigates localized pollution impacts of
vehicle activity in the area.

Goal 7 — Areas Subject to Natural Hazards

Response: The City’s Comprehensive Plan, with respect to Goal 7 and its development regulations
governing natural hazards, is not affected by the decision. The subject site does not
contain mapped areas of steep slopes 25 percent or greater or other known hazard areas.

Goal 8 — Recreational Needs

POLICY 1: Ensute that new residential development contributes equitably to patk land
acquisition, development, and maintenance.

POLICY 2: Establish methods to maintain and enhance the quality and quantity of parks, open
space, and recreational facilities and services. Ensure that these facilities and services
serve the diverse recreational needs and intetests of area residents and are accessible
to all members of the community.

POLICY 10: The conceptual location of community and neighborhood parks and areas of open
space have been indicated on the City of Sandy Land Use Map. Actual park locations
may be determined based on more site-specific information.

Response: According to the Sandy Parks Master Plan adopted May 15, 1997, there is not a
' conceptual location for a park on or near the subject site. Therefore, the location for the
improvement should be determined through the development process. Though parkland
dedication is not required of the Bailey Meadows Subdivision application, the Applicant
is providing it and it must be brought within the Sandy UGB and annexed to allow for it.

Goal 8 above is met.

Goal 9 — Economic Development ] 5

Response: The City’s Comprehensive Plan with respect to Goal 9 anmitsemploymenttlands are not
affected by the decision. .
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Goal 10 -~ Housing

Response: The subject property associated with this application to be incorporated within the UGB
will be strictly for the purpose of constructing a public transportation facility and
providing land for a park, and is not planned to include land for residential use. Therefore,
the City’s Comprehensive Plan with respect to Goal 10 and residential land is not affected
by the decision.

Goal 11 — Public Facilities and Services

Response: The City’s Comprehensive Plan contains an acknowledged Goal 11 element that includes
policies to ensure sufficient and adequate public services are available (or will be available
as appropriate) to serve lands within the UGB. The property north of the subject site,
Bailey Meadows Subdivision, was found to be sufficiently served by public services at the
time it was annexed into the City in June 2017. This application involves amending the
City’s UGB to permit the extension of a public transportation facility (i.e., Gunderson
Road) to allow for a future connection to OR 211. If approved, the extension is intended
as an additional access to the subdivision and to distribute traffic from local streets to the
surrounding area. The extension is not required for subdivision approval. Although
providing parkland on the northeast portion of Tax Lot 701 will enhance quality of life for
the residents in the area, it is not required for subdivision approval. Goal 11 is satisfied.

POLICY 3: Consider the needs of emergency service providers in the review of all development.
Patticular attention should be paid to:

a) Street and driveway layout and site design features that ensure emergency
vehicle access and building identification.

b) Fite hydrant locations and fire flow.
c) Security through appropriate lighting and landscape design.
Response: Policy 3 above, regarding emergency service provider access, is discussed in detail under

Goal 12, Policy 2.

Goal 12 — Transportation

POLICY 1: Suppott a pattern of connected streets, sidewalks, and bicycle routes to: a) provide safe
and convenient options for cars, bikes, and pedestrians; b) create a logical,
recognizable pattern of circulation; and, c) spread traffic over local streets so that
collector and arterial streets are not overburdened.

Response: This application involves the extension of a public transportation facility (i.e., Gunderson
Road) to allow Bailey Meadows Subdivision a future connection to OR 211, as illustrated
in the City of Sandy TSP. If approved, the extension is intended as an additional access to
the subdivision and to distribute traffic from local streets to the surrounding area. The
extension is planned to support a pattern of connected streets as stated above but is not
required for subdivision approval.

POLICY 2: Work with fire district, police, and other emergency setvice providers to ensure that

. adeﬂuate emergency access is possible on all streets.
| einnk :

Response: Appendix D, Section D107 of the Oregon Fire Code addresses standards regarding fire
apparatus access roads for one or two-family developments. As discussed in the Bailey

L ki
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Meadows Subdivision application (City of Sandy Local File No. 19-023 SUB/VAR/TREE), the
subdivision currently provides two separate and approved fire apparatus access roads
(Melissa Avenue and SE Ponder Lane) and shall meet the requirements of Section D104.3.

The extension of Gunderson Road would provide an additional access to the subdivision.
Therefore, if approved, the Gunderson Road extension will provide the secondary access
to the subdivision and SE Ponder Lane will not be utilized to serve as an emergency access
as described above.

Additionally, the nature of Policy 2 above requires coordination of the application by the
City with affected governmental entities. Coordination requires notice of an application,
an opportunity for an affected governmental entity to comment on the application, and
the City’s incorporation of the comments to a reasonable extent. The City can find that
coordination of this application will be accomplished in two ways: by the Applicant prior
to application submittal, and by the City in the review process for the application. Goal
12, Policy 2 is satisfied.

POLICY 21: Work with ODOT to determine locations for necessary traffic control signals.
Proposed locations for future traffic signals have been determined for the downtown
area in the City of Sandy Transportation System Plan. Other locations need to be
determined in otder to improve the safety and convenience of pedestrians, bicycles,
and automobiles. The location of traffic sigtials should be cousistent with the sticet

network indicated in the Comprehensive Plan Map and current traffic engineering
standards.

POLICY 22: Submit notice of development proposals impacting Highways 26 and 211 to ODOT for
teview and comment.
Response: The above criteria applies to City processes for noticing and coordinating with ODOT, as
applicable. The standards above apply as the project plans to extend Gunderson Road to
OR 211. Direct action by the Applicant will be taken as applicable. Policy 21 and 22 can be
satisfied.

Goal 13 — Energy Conservation

Response: The City’s Comprehensive Plan with respect to Goal 13 and its standards governing energy
conservation are not affected by the decision.

Goal 14 — Urbanization

POLICY ©: Maintain an urban growth boundary with sufficient residential, commercial,
industrial, and public use lands necessary to support forecast population and
employment for a 20-yeat horizon. The City will evaluate and update the 20- year land
supply at each periodic review plan update.

Response: This application to amend the City UGB is necessary to provide a public transportation
facility (i.e., Gunderson Road) to support residential land north of the project site which
was included within the UGB and subsequently annexed in 2017. Additionally, this

application provides parkland dedication which will benefit residential lands in thee '+ k
vicinity. As described above, the City is required to maintain a UGB with sufficient.
residential lands, as,addressed in the February 2017 City of Sandy Urban Growth iy
Boundary Expansion Analysis. This application will provide a public road as illustrated in
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the Sandy TSP that aligns with the existing transportation network in the area and
implement a connection to OR 211.

POLICY 2: Utban growth should be directed in a generally contiguous manner consistent with
the city's ability to economically maintain and extend public services and facilities.
POLICY 3: The City of Sandy shall encourage the development of land according to the following
ptiorities:
a) Vacant, buildable lands or underutilized lands located within developed or

developing areas.

b) Lands contiguous to development areas where services can be easily and
economically extended.

c) Lands which ate significantly separated from developing areas by vacant land,
or areas which would place an undue butden on the city's infrastructure.

Response: The project site is currently vacant, with pasture and vegetated areas. As stated above,
urban growth should be directed in a contiguous manner and the planned Gunderson
Road extension will facilitate growth north of the project site while having no impact on
urban services or utilities. Per Goal 14, Policy 3(b) above, the City shall encourage the
development of land which is contiguous to development areas where services can be
easily and economically extended. The extension of Gunderson Road will provide access
and distribute traffic from local streets to the surrounding area and provide parkland
dedication, a benefit to lands north of the project site and those within the City limits.

POLICY 4: An Urban Growth Boundary (UGB) and Urban Reserve Area (URA) shall be jointly
adopted by the City of Sandy and Clackamas County. Procedures for coordinated
management of the unincorporated lands within the UGB and URA shall be specified
in an intergovernmental agreement adopted by the Sandy City Council and the
Clackamas County Board of Commissioners.

Response: The property involved in this application, Tax Lot 701, is associated with an UGMA, as it is
within the Sandy Adopted URA. The applicable elements are addressed within this written
narrative.

POLICY 6: Designated URA lands will be considered for inclusion within the UGB on a phased
basis, ptimary at petiodic review. Legislative amendments to the UGB shall be large
enough to facilitate cohesive neighborhood framework planning and efficient
provision of public facilities. Property owners will also have the opportunity to request
that land within the designated URA be included within the Sandy UGB, based on the

criteria outlined in LCDC Goal 14 and the Urban Growth Management Agreement
with Clackamas County.

Response: This application involves a property owner’s (i.e., the Applicant’s) request that Tax Lot
701, land within the designated Sandy URA, be included with the Sandy UGB. The
applicable criteria, including Land Conservation and Development Commission (LCDC)
Goal 14 noted above, have been addressed in this written document. Policy 6 is relevant
and satisfied.

POLICY 7: The City of Sandy shall ‘have the lead role in designating planned land uses and
densities for incotporated and unincorporated lands within the UGB and the URA.

The Comprehensive Plan shall constitute the comprehensive plan for all land within
the Urban Growth Boundary and Urban Reserve Area.
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Response: The subject application involves property which is located within the URA. This written
document contains analysis of the City’s comprehensive plan goals and policies associated
with the property. Therefore, Policy 7 is applicable.

POLICY 8: The City of Sandy shall have the lead role in coordinating public facility planning
(streets, sanitary and stotm sewers, water, parks and open space, schools) within the
UGB and the URA.

Response: Tax Lot 701 is located within the Sandy Adopted URA. Therefore, Policy 8 is applicable,
and the City of Sandy shall have the lead role in coordinating this application for the
planned public transportation facilities and parkland.

POLICY 9: County zoning shall apply to unincorporated lands within the UGB and URA until
annexation to the City of Sandy.

Response: Tax Lot 701 is located within the Sandy Adopted URA and is currently designated with

Clackamas County EFU zoning. An application for annexation and a comprehensive plan
amendment is necessary to apply City zoning to allow for the public transportation
facilities and parkland. Policy 9 is applicable and satisfied.

POLICY 11: Clackamas County shall have the lead role in processing land use and development

Response:

applications for unincotporated lands within the UGB and URA.

Tax Lot 701 is located within the Sandy Adopted URA. Therefore, Policy 11 is applicable,
and the City of Sandy shall coordinate with Clackamas County in processing the subject
land use and development application for unincorporated lands within the URA.

POLICY 12: The City of Sandy will support development within the areas outside the city limits but

Response:

within the Sandy Urban Growth Boundary or Urban Reserve Area based on the
following standatds and restrictions:

a) County zoning in effect at the time of adoption of the Urban Reserve Area will
be frozen until the unincorporated land is included within the UGB and
annexed for urban development.

b) New commmercial and industtial uses will generally be discouraged outside the
City limits and within the UGB or within the Urban Reserve Area.

c) Agricultural and forest uses will be allowed in accotdance with Clackamas
County zoning.

d) The City and County shall coordinate plans for interim rural residential
development within the designated Utban Reserve Area. The following
sttategies will be used to ensure that interim rural development does not
inhibit long-term urbanization of lands within the Sandy UGB and Utban
Reserve Area:

1) shadow plats

2) cluster development

3) redevelopment plans

4) non-remonstrance agreements or deed restrictions for annexation

and provision of urban facilities

Tax Lot 701 is located within the Sandy Adopted URA ard is currently designated with
Clackamas County EFU zoning. An application for annexation and a comprehensive plan
amendment is necessary to apply City zoning allowing this urban developmentE(j'(ﬁlBlT 1

AKS

Z20004-20-C
LUUUS=LVU= P

Sandy Urban Growth Boundary Amendment (Allied Homes &rbevepment)
Land Use Application Pad’égﬁé“of 174



creation of a public transportation facility and parkland). Therefore, the subject
application does not involve new commercial, industrial, or agricultural uses. The
Applicant understands that City Low-Density Residential (LDR) Comprehensive Plan and
Single-Family Residential (SFR) Zoning designations are intended for the property. Interim
use and development, prior to annexation, is not associated with this application. The
application complies with the applicable components of Policy 12 above.

CLACKAMAS COUNTY COMPREHENSIVE PLAN GOALS AND POLICIES
GOALS
The overall goals of the plan are:

=  Balance public and ptivate interests and adopt a coordinated set of goals and
policies to guide future development in Clackamas County.

= Identify the most apptoptiate land uses for individual sites by evaluating site
characteristics in light of matket demand, human needs, technology, and
state, regional, and County goals.

* Provide for growth in areas where public facilities can economically be
provided to support growth.

= Create development opportunities most compatible with the fiscal and
financial capacity of the County and its residents.

Response: This application balances public and private interests by complying with goals and policies
in the Clackamas County Comprehensive Plan. The primary purpose of this application is
to facilitate a transportation need in the area by extending Gunderson Road to provide a
connection to OR 211, as illustrated in the Sandy TSP. Additionally, the Applicant plans to
provide area for parkland. The project site is relatively flat with no existing improvements
which makes it an appropriate site to facilitate the City’s transportation vision. To
distribute traffic from local streets to arterials and collectors, the extension of this public
facility can economically be provided to support growth north of the subject site. The
overall goals of the plan are incorporated into this UGB Amendment.

Chapter 4: LAND USE

URBANIZATION
URBANIZATION GOALS
= Clearly distinguish Urban and Urban Reserve areas from non-urban areas.
= Encoutage development in areas where adequate public services and facilities
can be provided in an orderly and economic way.
= Insute an adequate supply of land to meet immediate and future urban needs.
=  Provide for an orderly and efficient transition to utban land use.
= Distinguish lands immediately available for urban uses from Future Urban
areas within Utban Growth Boundaries.
Response: The subject property is within the Sandy Urban Reserve Area. This application supports
A oap =g deyelopment in an area of the City where a public transportation facility has been deemed

necessary to accommodate planned growth. Tax Lot 701 is relatively flat and unimproved,
allowing the extension of Gunderson Road to be provided in an economic wa\éand
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facilitate the needs of urban residential housing north of the site. This application
provides for an efficient transition to urban land use because the portion of land to be
annexed is the necessary area for the improvement and land will not be annexed to allow
or develop homes. The area for parkland dedication will enhance the lives of local
residents. The subject site will be available for urban uses, specifically both minor public
facilities, after annexation.

4.A. General Urbanization Policies

4.A.2 Coordinate with affected cities in designating urban areas outside of Metro.
Land designated as a Rural Reserve, as shown on Map 4-9, shall not be
designated as an Utban Reserve ot added to an urban growth boundary. The
following areas may be designated as Urban:

4.A.2.3. Land to which public facilities and services can be provided in an
otrderly and economic way.

Response: The subject property is not designated as a Rural Reserve on Map 4-9. Tax Lot 701 is
planned to provide a public transportation facility to meet the needs of the surrounding
area.

4,A.3 Land use planning for urban areas shall integrate all applicable policies found
throughout the Plan including the following:

4.A.3.1. Locate land uses of higher density or intensity tn increase the effectiveness of
transpottation and other public facility investments.

Response: The purpose of this application is to allow the extension of a public transportation facility
(e.g. Gunderson Road) thereby providing the improvement illustrated in the Sandy TSP
and to provide land for a park. Therefore, the application will increase effectiveness of
the City’s transportation network.
4A.4 Establish Utban Growth Management Areas and Urban Growth Management

Agreements to clarify planning responsibilities between the County and cities for areas
of mutual interest.

Response: The Urban Growth Management Agreement (UGMA) between Clackamas County and the
City of Sandy coordinates the development and amendment of comprehensive plans and
implementing measures affecting the City’s urban growth. The document is addressed in
this written document and is included as Exhibit H.

4.E. Urban Reserve Area Policies

4.E.1. The following policies apply to Utban Resetve areas established pursuant to OAR 660,
Division 21:

4E.1.1 Clackamas County shall recommend to Metro land in Clackamas County
which should be designated Urban Reserve, when Urban Reserve
amendments to the Region 2040 Urban Growth Management Functional Plan
are consideted by Metro. The cities of Sandy, Molalla, Estacada and Canby,
in cootdination with Clackamas County, may designate and adopt other
urban reserve ateas in a manner consistent with OAR 660-021-0000.

Response: The )Urbap Growth Management Agreement (UGMA) between Clackamas County and the

Clty of Sandy coordinates the development and amendment of comprehensivesplans and
implementing measures affecting the City’s urban growth. The document is addressed in

this written narrative and is included as Exhibit H. EXHIBIT 1
Z0004-20-CP
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Response:

Response:

4.E.1.5 Lands within a designated Urban Reserve atea shall continue to be planned
and zoned fot rural uses in a manner that ensures a range of opportunities for
the otdetly, economic and efficient provision of urban services when these
lands are included in the Utban Growth Boundary. Planning and zoning shall
be done in a manner consistent with OAR 660-021-0000 and the Metro Code,
in areas where Metro has jurisdiction.
Tax Lot 701 is located within the Sandy Adopted URA and is currently designated with
Clackamas County EFU zoning. An application for annexation to the City of Sandy will be
processed separately and include a comprehensive plan amendment to apply City zoning
to allow for the urban development (i.e., creation of a minor public transportation facility
and parkland). The Applicant plans to obtain City Low-Density Residential (LDR)
Comprehensive Plan and Single-Family Residential (SFR) Zoning designations for the
property. Interim use and development, prior to annexation, is not associated with this
application

4.E.2. 'The following policies apply to Urban Reserve areas established pursuant to OAR 660,
Division 27, as shown on Map 4-9:

4.E.2.3 The County shall not amend the Comprehensive Plan or Zoning and
Development Ordinance ot the Comprehensive Plan Map or zoning
designations:

a. To allow within Urban Resetve areas, new uses that were not allowed
on the date the Urban Reserve areas were designated, except those
uses authorized by amendments to the Oregon Revised Statutes or
Oregon Administrative Rules enacted after designation of Utban
Reserve areas.

b. To allow within Utban Resetve areas, the creation of new lots ot
patcels smaller than allowed on the date Urtban Reserve areas were
designated, except as authotized by amendments to the Oregon
Revised Statutes or Oregon Administrative Rules enacted after
designation of Utban Reserve areas.

Tax Lot 701 is located within the Sandy Adopted URA and is currently designated with
Clackamas County EFU zoning. An application for annexation to the City of Sandy will be
processed separately and include a comprehensive plan amendment to apply City zoning
to allow for the urban development (i.e., creation of a minor public transportation facility
and parkland). The Applicant plans to obtain City Low-Density Residential (LDR)
Comprehensive Plan and Single-Family Residential (SFR) Zoning designations for the
property. Interim use and development, prior to annexation, is not associated with this
application. This application will not allow new uses that were not allowed on the date
the URA was designated or allow the creation of new lots.

URBAN GROWTH MANAGEMENT AGREEMENT BETWEEN CITY OF SANDY AND

CLACKAMAS COUNTY

IV. Boundaries

A. The Urban Growth Boundary (UGB) and Urban Growth Area (UGA) shall be as shown on
map Attachment-“A*™to this agreement. I

EXHIBIT 1
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Response:

B. The Urban Reserve Atea (URA) shall be established as shown on map Attachment “A” to
this Agreement. The URA shall establish the planned limits of the City’s urban growth for
the mutually cootdinated population and employment growth for a 30 to 50-yeat
timeframe.

C. Amendments to the City’s and County’s Comprehensive Plans which modify the Urban
Growth Boundary or Urban Resetve Area shall be deemed incorporated into this
agreement. Any amendment proposed to the City’s UGB or URA shall be a cootdinated
city-county effort with adoption by both city and county. The county shall not consider
adoption of any City UGB or URA amendment unless adopted by the city first. The city
shall be responsible for initiating all legislative documents.

This application involves an amendment to the City’s UGB and should be a coordinated
city-county effort with adoption by both the City of Sandy and Clackamas County. As
stated above, the City is responsible for initiating the legisiative amendments.

V. Cootdination and Planning

Response:

Response:

A. The City comptehensive plan shall establish urban comprehensive plan land use
designations and densities for all incorporated and unincorporated lands within the Utban
Growth Boundaty and Urban Reserve Areas.

B. The City shall have the lead tole on all utban legislative and quasi-judicial plan
amendments within the City’s UGB and URA, with notice to the County. Proposed
amendments to the comprehensive plan may be made at any time, whether initiated by the
city ot in response to a development application. The city may hear and act on
comprehensive plan and zone change applications prior to annexation, although such
actions will not be effective until the effective date of annexation.

C. After annexation to the City, the County zoning districts will continue to apply in
accordance with the provisions of ORS 215.130 until the City applies its own land use plan
and/ot zoning designations.

An application for annexation to the City of Sandy will be processed separately and

include a comprehensive plan amendment to apply City zoning to allow for the urban

development (i.e., creation of a minor public transportation facility and parkland). The

Applicant plans to obtain City Low-Density Residential (LDR) Comprehensive Plan and

Single-Family Residential (SFR) Zoning designations for the property. Interim use and

development, prior to annexation, is not associated with this application.

D. The City shall be tesponsible for public facilities planning with the County.

E. The City shall be responsible for prepating and adopting a local transportation systemn plan
for all lands within the City’s UGB and URA. As required by OAR 660, Division 12, the City
shall coordinate its transportation planning with the County, affected state agencies,
special districts and affected ptivate transportation service providers.

The Sandy TSP provides

F. Where applications are made for a use of property under the same ownership that is divided
by the City limit boundary, the City shall be responsible for processing both the City and
County applications. Except as otherwise provided in this Agreement, the application for
the County portion of the property shall be evaluated pursuant to City Code procedures,
but applying the applicable substantive provisions of the County’s Comprehensive Plan
and Zoning and Development Ordinance.

VI. Zoning and Development Proposals in Unincorporated UGA and URA

EXHIBIT 1
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B. Land use applications for the following permits within the unincorporated UGB or URA
shall be forwarded to the City priot to a County Decision. These applications shall include:

1. Comptehensive plan and zone changes
2. Subdivisions and partitions
3. Conditional use permits

4. Design review applications for new commercial or industrial buildings, and
communication towets. Any city comments shall be made within 14 days.
Response: This UGB Amendment application involves a comprehensive plan and zone change for a
property within the unincorporated UGB and URA and is therefore submitted to the City
prior to a County decision.

V. Conclusion
The required findings have been made and this written narrative and accompanying documentation

demonstrate that the application is consistent with the applicable provisions of the Oregon Statewide
Planning Goals, Oregon Administrative Rules, Oregon Revised Statutes, City of Sandy Comprehensive Plan,
and Clackamas County Comprehensive Plan. The City and County can rely upon this information in their
approval of this application.

EXHIBIT 1
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JOE B. PHILLIPS ;

F

§

Grantor, conveys and warrants to: E
LAWRENCE L. PULLEN and RICHARD L. PULLEN and MARK »n. TEN REYCK §

f

Grantee, the following described real property free of encumbrances except as ¢
specifically set forth herein: 4

1

PLEASE SEE ATTACHED DESCRIPTION SHEET é

1

This instrument will not allow use of the property described in this instrument in i

violation of applicable land use laws and regulations. Before signing or accepting this
instrument, the persan acquiring fee title to the property should check with the
appropriate city or county planning department to verify approved uses.

ENCUMBRANCES ¢

NONE

The true consideration for this conveyance is $40,090.00. ’
Dated this 1993; if a corporate grantor, it has caused its

name to be rd of directors.

1 O&8/O8

STATE OF OREGON, . )
County of Clackamas )ss.

. 1993, )

iR are st Lt ¥ e

TR

Personally appeared the above named JOE
B. PHILLIPS nnd acknowlerdged the foregoing
instrument to be his/her/their veluuntary act
and deed,

IO

GUICAGD TINE INSuRANGE COMPANY

Befare met?

PIVES SR St L

e e e
REchryionres

tary Publ c r regon
My commission expires: 3-2-24

After recording return and
send tax statements to:

LAWRENCE L. PULLEN
36940 SE Deming

Escrow No. 2300-00570-LF - Order No. 108108
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A portion o Sout t one-quarter of the Northeast one-quarter of
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24E23 00200

Leslie Geren

37721 SE Ponder Ln
ndy, OR 97055

24E23 00501
Nancy Bennett
19225 SE Arletha Ct
Sandy, OR 97055

24E23 00515
William Fisher
19251 SE Arletha Ct
Sandy, OR 97055

24E23 00700

Calvin & Teresa Mckinnis
37551 SE Highway 211
Sandy, OR 97055

24E23 00803

Grant Sturm

647 E Historic Columbia River Hwy
Troutdale, OR 97060

.£23 00807
Sherrene Teneyck
37020 Deming Rd
Sandy, OR 97055

24E23 01100
Richard Pullen
36940 Deming Rd
Sandy, OR 97055

24E23 00201
Paul Klahn

Po Box 671
Sandy, OR 97055

24E23 00502

Broek Boaz & Brian Galovin
244 Plant Ln SE

Salem, OR 97317

24E23 00518

Garrett & Meri Lang
37730 SE Highway 211
Sandy, OR 97055

24E23 00701
Lawrence Pullen
36940 Deming Rd
Sandy, OR 97055

24E23 00805

Sherrene Teneyck
37020 Deming Rd
Sandy, OR 97055

24E23 00900

Eyck Ten & Richard Pullen
37020 Deming Rd

Sandy, OR 97055

24E23 01800

University Developments Llc
17150 University Ave STE 200
Sandy, OR 97055

24E23 00202
Lucille Tiscus

37777 SE Ponder Ln
Sandy, OR 97055

24E23 00514

Robert & Barbara Johnson
19555 SE Arletha Ct
Sandy, OR 97055

24E23 00600

Robert & Shana Foster
21442 S Parkview Ln
Estacada, OR 97023

24E23 00800

Grant Sturm

647 E Historic Columbia River Hwy
Troutdale, OR 97060

24E23 00806

Sherrene Teneyck
37020 Deming Rd
Sandy, OR 97055

24E23 00901

Sherrene Teneyck
37020 Deming Rd
Sandy, OR 97055

24E23 01804

Sixth Generation Properties Llc
Po Box 1750

Oregon City, OR 97045
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Technical Memorandum
LANCASTER

To: Cody Bjugan, Allied Homes & Development ENGINEERING
321 SW 4th Ave., Suite 400
Portland, OR 97204

phone: 503.248.0313

fax: 503.248.9251
lancasterengineering.com

From: Jessica Hijar

Date: January 6, 2020

Subject: UGB Amendment & Gunderson Road Connection

Traffic Impact Analysis, Addendum #1

This memorandum is written as an addendum to the Bailey Meadows Subdivision Traffic Impact Analysis
prepared by Lancaster Engineering dated June 20, 2019. Specifically, analysis is provided regarding the
potential new roadway connection to Highway 211. The current planning effort includes a connection of
Gundetson Road to Highway 211 as considered in the City of Sandy’s Transportation System Plan (TSP).

In addition, this memorandum addresses the Transportation Planning Rule and associated approval criteria
relative to the proposed Urban Growth Boundary (UGB) amendment, comprehensive plan and zone map
amendments, and annexation applications. All of these are necessary to accommodate a connection of
Gunderson Road to Highway 211.

Future Roadway Connection

The planned connection of Gunderson Road to Highway 211 will provide an additional route into and out of
the Bailey Meadows subdivision as well as the existing neighborhood to the north. This will reduce reliance
on Melissa Avenue, which will provide access to the Bailey Meadows subdivision via Dubarko Road. The
planned intersection of Gunderson Road at Highway 211 will be a three-legged intersection that is stop-
controlled for the SE Gunderson Road approach. Future development on the south side of Highway 211
could extend the street to the east, to eventually connect with Cascadia Village Drive, as shown in the TSP.
The existing characteristics of the subject roadways are shown in Table 1. The existing and future intersection
configurations are shown in Figure 1 on page two.

Table 1: Vicinity Roadway Characteristics

Highway 211 ODOT  District Highway  45-55mph ~ No  No  Dartial

posted
Gunderson Road (planned) City of Sandy Future Minor Not Posted  Partial Partial Yes
Arterial
EXHIBIT 1
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January 6, 2020
Page 3 of 14

Trip Distribution

The Gunderson connection to Highway 211 is expected to serve trips to and from the Bailey Meadows
subdivision, as well as trips from the existing neighbothood north of Bailey Meadows, which currently uses
only Melissa Avenue. Based on travel time studies, it is not expected that traffic from outside the immediate
area (such as residents in Bornstedt Village ot Cascadia Village) would use the new Gunderson Road
connection as a bypass route. Those ttips would have to use Gunderson Road, three different streets within
Bailey Meadows, Melissa Avenue, and Dubarko Road. This would be a very citcuitous route and would not
be faster that existing travel routes serving these neighborhoods.

Bailey Meadows Trips

The overall directional distribution of site trips to and from Bailey Meadows was based on the the original
TIS, but trip routing was modified to reflect the new street connection.

To & From the East

It is expected that the 15 percent of site trips in the TIS previously assigned to Dubatko Road to the east will
all use the new Gunderson Road connection. Turning left onto Highway 211 at the new intersection will have
significantly lower delay than turning left or crossing Highway 211 at Dubatko Road.

Contribution: 15% via Gunderson

To & From the South

A total of 10 percent of the trips are expected to be to and from the south, and all these trips will use the
Gunderson Road connection to Highway 211, since that will be a much more direct route.

Contribution: 10% via Gunderson

To & From the West

Trips to and from the west (30%) were assigned primatily to 36224 Avenue, as this is the quickest route to
shopping destinations as well as Highway 26 west of Sandy. Travel time studies show that the route using
Dubarko Road to 36204 Avenue is identical in time to the route using Highway 211 to 36274 Avenue.
Therefote, the 30% was split evenly via Melissa Avenue to the north and Gunderson Road to the south.

Contribution: 15% via Gunderson
The total percentage of site trips using Gunderson Road is 40 percent, or 3¥8 of thessite's 944 trips per day.
EXHIBIT 1
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Rerouted Existing Trips

Since 40 percent of the Bailey Meadows trips are expected to use the Gunderson Road connection to
Highway 211, it is expected that a similar, although slightly lower percentage of the existing neighbothood
traffic would also use Gunderson. Since the existing neighbothood is north of the project site, the use of
Gunderson could decrease from 40 percent to approximately 30 percent. As shown in the TIS, the existing
traffic volume on Melissa Avenue was measured to be 1160 vehicles per day.

In total, 30 percent of the existing 1160 average daily traffic (ADT) on Melissa Avenue would reroute via
Gunderson Road, ot 348 trips per day.

In summaty, the table below shows the total daily traffic volumes to the north (via Melissa Avenue) and to
the south (via Gunderson Road) with the future street connection in place.

Table 2: Trip Distribution Summary

Existing neighbothood traffic w/ Gunderson 812 348
Bailey Meadows site trips with Gunderson 566 378
Total Daily Volume with Gunderson 1378 726

The updated trip distribution and assignment duting the morning and evening peak houts ate shown in
Figure 2 on page five.
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Traffic Volumes

Existing Conditions

Twenty-four-hour speed data was collected on Highway 211 near the intersection with Ponder Lane on
December 4t 2018. The morning and evening peak hours of traffic occurred between 7:00 AM and 8:00 AM
and between 4:00 PM and 5:00 PM, respectively.

Since Highway 211 is under the jutisdiction of ODOT, highway traffic volumes wete seasonally adjusted to
reflect the 30% highest hour per methodologies in ODOT’s Analysis Procedures Manual (APM). Based on the
commuter seasonal trend in ODOT’s 2018 Seasonal Trend Table, a seasonal factor of 1.122 was calculated
and applied to through volumes on Highway 211.

Buildout Conditions

A compounded growth rate of two percent pet year was used to estimate growth on all streets under the City
of Sandy jurisdiction as desctibed within the 'TTS. Growth rates for traffic volumes on Highway 211 wete
derived using ODOT’s 2037 Future Volume Tables in accordance with the APM. Using data corresponding
to mileposts 3.75 and 5.07, a linear growth rate of 2.8 percent was calculated and applied to through volumes
on the highway. Traffic volumes wete projected over a period of four years in order to estimate the year 2022
buildout traffic volumes (traffic count data was collected in 2018).

The year 2022 buildout scenatio was updated to include a redistribution of existing trips that are likely to use
the new Highway 211 roadway connection. Finally, site trips generated by the Bailey Meadows subdivision,
discussed previously within the Trip Distribution section, were added to the projected year 2022 volumes in
otder to obtain the year 2022 buildout traffic volumes.

The year 2022 buildout traffic volumes are shown in Figure 3 on page seven.
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Preliminary Traffic Signal Warrants

Preliminary traffic signal watrants were examined for all study intersections based on methodologies in the
Manual on Uniform Traffic Control Devices' (MUTCD) and the Analysis Procedures Manual. Watrant 1, Ejgh#
Hour Vebicular Volumes, was used from the MUTCD. Wattants were evaluated based on the common
assumption that traffic counted during the evening peak hour represents ten percent of the AADT and that
the eighth-highest hour is 5.6 petcent of the daily traffic. Volumes were used for the evening peak hout under
the year 2022 buildout scenario.

For the intersection under ODOT jutisdiction, the APM dictates that minot-street right turns are only used if
the volume exceeds 85 percent of the lane capacity, and even then, only the increment of volume in excess of
85 percent can be used. In this case, none of the right turns can be used for the purpose of the signal warrant
analysis.

Due to insufficient minor street volumes, traffic signal warrants are not met at the intersection of SE
Gunderson Road at Highway 211 under year 2022 buildout scenario.

Left-Turn Lane Warrants

Left-turn lane warrants were examined at the planned intersection of Highway 211 at SE Gunderson Road. A
left-turn refuge is primatily a safety consideration for the major-street approach, removing left-turning
vehicles from the through traffic stream.

Warrants were examined based on the design curves developed by the Texas Transportation Institute, as
adopted by the APM. This methodology evaluates the need for a left-turn lane based on the number of left-
turning vehicles, the number of travel lanes, the number of advancing and opposing vehicles, and the

roadway travel speed.

A left-tutn lane is warranted at the intersection of SE Gunderson Road at Highway 211 under the year 2022
buildout scenario and it is rtecommended that a left-turn lane be constructed as patt of the intersection
improvements.

Q

1 Federal Highway Administration (FTA), Ametican Traffic Safety Services Association (ATSSA), Institute of
Transportation Engineers (ITE), Ametican Association of State Highway and Transportation Officials (AASHTOE
Manual of Uniform Traffic Control Devices for Streets and Highways (MUTCD), 2009 Edition, 2010 XHIBIT 1
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Operational Analysis

A capacity analysis was conducted for the study intersection per the unsignalized intersection analysis
methodologies in the Highway Capacity Manual (HCM). Intersections are generally evaluated based on the
average control delay expetienced by vehicles and are assigned a grade according to their operation. The level
of service (LOS) of an intersection can range from LOS A, which indicates very little or no delay expetienced
by vehicles, to LOS F, which indicates a high degree of congestion and delay. The volume-to-capacity (v/c)
ratio is a measure that compatres the traffic volumes (demand) against the available capacity of an intersection.

The City of Sandy’s TSP states that both signalized and unsignalized intersections are required to operate at
LOS D or bettet.

The applicable minimum operational standards for ODOT facilities are established under the Oregon
Highway Plan and ate based on the classification of the roadway and its v/c ratio. District highways located
outside the Urban Growth Boundary and within an unincotporated community has a peak hour v/c ratio
target of 0.80.

Table 3: Intersection Capacity Analysis Summary

= - — — = - - - - - = = -= ==
i
I

SE 1;62‘1‘1 Drive at Dubarko Road

Year 2022 Buildout Conditions 13 B 0.24 19 C 0.36
Ruben Lane at Dubarko Road

Year 2022 Buildout Conditions 10 A 0.03 12 B 0.21
Dubarko Road at Melissa Avenue

Year 2022 Buildout Conditions 9 A 0.13 10 B 0.09
Dubarko Road at Bluff Road

Year 2022 Buildout Conditions 8 A 0.16 8 A 0.15
Highway 211 at SE Gunderson Road

Year 2022 Buildout Conditions 11 B 0.08 13 B 0.08

All intersections ate projected to opetate within the City of Sandy and ODOT’s operational standards undet
all analysis scenarios.

L

2 Transportation Research Board, Highway Capacity Manual, 6* Edition, 2016, EXHIBIT 1
Z0004-20-CP
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The City of Sandy TSP shows a planning-level depiction of the Gunderson Road extension that was outside
of the UGB at the time the TSP was adopted but is within the curtent UGB. This is shown below in Figure 4.

T

SANDY HEIGHTS ST \

ARLETHACT

i

VILLAGE BLVD
S—g

Figure 4: Alignment from Sandy TSP

Howevet, upon closet investigation and
engineeting analysis, it was determined that
the alignment shown on the TSP was not
feasible for construction of an intersection
with Highway 211, primarily due to poot
sight distance, the need for a perpendicular
intetsection, and a vety steep superelevated
roadway section.

Looking to the nottheast from the TSP-
identified location, sight distance is limited
by both horizontal and vertical curves on
Highway 211. In addition, sight distance
from the future fourth leg of the
intersection would be particulatly poor. At

the TSP-identified location, the highway was designed for moving traffic, not for accommodation of an
intersection. Due to the high design speed and the horizontal curve, superelevation (the banking of the

roadway around the cutve) is very steep.
This facilitates through traffic on the
highway, but makes an intersection at this
location problematic, due to difficult
turning and crossing movements across
the steep curve.

Need for UGB Expansion

The nearest suitable intersection location
was found to be farther to the southwest,
at the location cutrently proposed for a
UGB amendment. From this location, it
is far enough from the horizontal and
vertical curves to the notrtheast to have
adequate sight distance and far enough
southwest of the curve to not be in a
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Figure 5: Planned Alignment
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superelevated roadway section. However, this alignment is outside of the current UGB of the City of Sandy,
as shown in Figure 5. As such, 2 UGB amendment is proposed to accommodate the road extension.

With the ptoposed UGB amendment, thete will be a triangle-shaped remnant piece of propetty that will also
be brought into the UGB. This remnant is approximately 2.38 acres in size and is proposed to be dedicated as
a public neighborhood park. This will be a small, passive-use neighborhood patk that will be used ptimarily
by the residents in the area. Ttips to and from the patk will be primarily pedestrian and bicycle trips and no
separate parking lot is planned.

Oregon Administrative Rules

The proposed UGB amendment, comprehensive plan and zone map amendments, and annexation
applications trigget the need to address the Transportation Planning Rule (TPR) and associated ctitetia from
the Oregon Administrative Rules. These are addressed below.

OAR 660-012-0060 Transportation Planning Rule

The primary purpose of the TPR is to account for the potential transportation impacts associated with any
amendments to adopted plans and land use regulations. The TPR is quoted in #alics below, with a response
immediately following each section.

1. Ifan amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation (including a
Qoning map) wowld significantly affect an excisting or planned transportation facility, then the local government must
put in place measures as provided in section (2) of this rule, unless the amendment is allowed under section (3), (9) or
(10) of this rule. A plan or land use regulation amendment significantly affects a transportation facility if it would:

(a) Change the functional classification of an existing or planned transportation facility (exclusive of correction of map ervors in
an adopted plan);

Response: The proposed UGB amendment, comprehensive plan and zone map amendment, and
annexation will not change the functonal classification of any transportation facilities. In fact, it
will implement planned roadway connections in the TSP.

(8) Change standards implementing a functional classification systems; or

Response: The standards that implement the functonal classification system are contained in the TSP and
will not change as part of this proposal.

(c) Result in any of the effects listed in paragraphs, (A) through (C) of this subsection based on projected conditions measured at
the end of the planning period identified in the adopred TSP. As part of evaluating projected conditions, the amount of traffic
projected to be generated within the area of the amendment may be reduced if the amendment includes an enforceable, ongoing

EXHIBIT 1

Z0004-20-CP
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requirement that would demonstrably limit traffic generation, including, but not limited to, transportation demand
management. This reduction may dintinish or completely eliminate the significant effect of the amendment.

(A) Types or levels of travel or access that are inconsistent with the functional classification of an existing or planned
transportation facility;

(B) Degrade the performance of an excisting or planned transportation facility such that it would not meet the performance
standards identified in the TSP or comprehensive plan; or

C) Degrade the performance of an excisting or planned transportation facility that is otherwise projected to not meet the
74 bz ig or p P iy proy
petformance standards identified in the TSP or comprebensive plan.

Response: The proposed UGB amendment and associated plan amendments will facilitate the Gunderson
Road connection and will not tesult in developable property that will increase trip generation. In
fact, by facilitating an important street connection it is implementing the City of Sandy TSP, will
improve connectivity for the neighborhood, and will improve performance of the surrounding
transportation system. The proposal will not result in a significant effect as defined by the TPR
and no mitigations are necessary.

OAR 660-024-0065 Establishment of Study Area to Evaluate Land for Inclusion in the UGB

This section of the OAR is specific to UGB expansions and speaks to public facilities (such as transportation
facilities) that requite specific site characteristics. The OAR is quoted in #alics below, with a response
immediately following each section.

3. When the primary purpose for expansion of the UGB is to accommodate a particular industrial use that requires
specific site characteristics, or to accommodate a public facility that requires specific site characteristics, and the site
characteristics may be found in only a small number of locations, the preliminary study area may be limited to those
Jocations within the distance described in section (1) or (2), whichever is appropriate, that have or conld be improved to
provide the required site characteristics. For purposes of this section:

(a) The definition of “Site characteristics” in OAR 660-009-0005(11) applies for purposes of identifying a
particular industrial use.

Response: In OAR 660-009-0005(11), “Site Characteristics” ate defined by visibility, proximity to a
patticular transportation facility, and major transportation routes. In this case, the “site” for the
UGB amendment is vety natrowly defined and the location between the subdivision and
Highway 211 is dictated by engineeting standards that must be satisfied for a safe and efficient

intersection location.

() A “public facility” may include a facility necessary for public sewer, water, storm water, transportation, parks,
schools, or fire protection. Site characteristics may include but are not limited to size, topography and proximity.

EXHIBIT 1
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Response:  Since the ptimary purpose of the proposed UGB amendment is to accommodate the extension
of Gunderson Road to Highway 211, it is by definition a “public facility”. Site characteristics
such as topography ate what have dictated the need for the intetsection in the location as
proposed. Additionally, the applicant is providing area for a neighborhood park, a minot public
facility.

Summary & Conclusions

The proposed UGB amendment, comprehensive plan and zone map amendments, and annexation will
implement the City of Sandy TSP and result in improved operation at the study area toadways and
intersections. The connection will improve conditions for the existing neighborhood to the north of the
Bailey Meadows subdivision by providing another means of vehicular access to the area.

EXHIBIT 1
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Traffic Signal Warrant Analysis

Project: 18197 - Ponder Subdivision
Date: 1/6/2020
Scenario: Year 2022 Buildout Conditions - Evening Peak Hour
Major Street: Highway 211 Minor Street: SE Gunderson Road
Number of Lanes: 1 Number of Lanes: 1
PM Peak PM Peak
Hour Volumes: 675 Hour Volumes: 22
Warrant Used:
X 100 percent of standard warrants used

70 percent of standard warrants used due to 85th percentile speed in excess
of 40 mph or isolated community with population less than 10,000.

Number of Lanes for Moving ADT on Major St. ADT on Minor St.
Traffic on Each Approach: (total of both approaches) (higher-volume approach)
WARRANT 1, CONDITION A 100% 70% 100% 70%
Major St. Minor St. Warrants Warrants Warrants Warrants
1 1 8,850 6,200 2,650 1,850
2 or more 1 10600 | 7400 | 2650 | 1850 |
2 or more 2 or more 10,600 7,400 3,650 2,500
1 2 or more 8,850 6,200 3,650 2,500
WARRANT 1, CONDITION B
1 1 13,300 9,300 1,350 950
2 or more 1 15900 | 11,100 | 1,350 | 950 |
2 or more 2 or more 15,900 11,100 1,750 1,250
1 2 or more 13,300 9,300 1,750 1,250

Note: ADT volumes assume 8th highest hour is 5.6% of the daily volume

Approach Minimum Is Signal
Volumes Volumes Warrant Met?
Warrant 1
Condition A: Minimum Vehicular Volume
Major Street 6,750 8,850
Minor Street* 220 2,650 No
Condition B: Interruption of Continuous Traffic
Major Street 6,750 13,300
Minor Street* 220 1,350 No
Combination Warrant
Major Street 6,750 10,640 t
Minor Street* 220 2,120 No
* Minor street right-turning traffic volumes reduced by 85% of the turn lane capacity. EXHIBIT 1

Z0004-20-CP
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Project: Bailey Meadows Subdivision
Intersection Highway 211 at SE Gunderson Road
Date: 1/6/2020

Scenario: 2022 Buildout conditions

Speed? 45 mph
PM Peak Hour

Left-Turn Volume 26

Approaching DHV 250
# of Advancing Through Lanes 1

Opposing DHV 399
# of Opposing Through Lanes 1

O+ADHV 649

Lane Needed? Yes

Left-Turn Lane Criterion
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Left-Turn Valume
{Vehicles per Design Hour)
Source: Oregon DOT Analyss Pracedures Manual 2008
*(Advancing Vol # of Advancing Through Lanes)+
(Opposing Vol! # of Opposing Through Lanes)

Note: The criterion is not met from zero to ten left tum vehicles per hour, but careful consideration should be -

given to installing a left tu due in tial for acc the hi While the- !
tum volumes are low, the e sa d pacts may nsta of turn. The
final determination will be based on a field study.
EXHIBIT 1
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Lanes, Volumes, Timings

1. SE 362nd Drive & Dubarko Road 12/13/2019
AR BV
Lane Configurations b T» b 4
Traffic Volume (vph) 9 109 385 9 31 132
Future Volume (vph) 9 109 385 9 31 132
Ideal Flow (vphp!) 1900 1900 1900 1900 1900 1900
Storage Length (ft) 0 0 0 115
Storage Lanes 1 0 0 1
Taper Length (ft) 25 25
Lane Util. Factor 100 100 100 100 100 1.00
Frt 0.876 0.997
Flt Protected 0.996 0.950
Satd. Flow {prot) 1641 0 1857 0 1703 1792
Flt Permitted 0.996 0.950
Satd. Flow (perm) 1641 0 1857 0 1703 1792
Link Speed (mph) 25 35 35
Link Distance (ft) 435 701 662
Travel Time (s) 119 13.7 12.9
Peak Hour Factor 085 08 085 08 085 085
Heavy Vehicles (%) 1% 1% 2% 2% 6% 6%
Adj. Flow (vph) 11 128 453 11 36 155
Shared Lane Traffic (%)
Lane Group Flow (vph) 139 0 464 0 36 155
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left  Right Left Left
Median Width(ft) 12 12 12
Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16
Two way Left Turn Lane
Headway Factor 100 100 100 100 1.00 1.00
Turning Speed (mph) 15 9 9 15

Sign Cantrol Stop Free Free

Area Type: Other

Control Type: Unsignalized

Intersection Capacity Utilization 39.7% ICU Level of Service A
Analysis Period (min) 15

Ponder Subdivision 05/27/2019 Year 2022 Buildout AM Synchis-A0RERdT 1
Z0004P2g¢-CP
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HCM 6th TWSC T
1: SE 362nd Drive & Dubarko Road ’ 12/13/2019

Int Delay, s/veh 27

Movemet  WBL WBR NBT NBR SBL SBT
Lane Configurations ¥ T L T
Traffic Vol, veh/h 9 109 38 9 31 132
Future Vol, veh/h 9 109 385 9 3 132
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 115 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 8 85 8 8
Heavy Vehicles, % 1 1 2 2 6 6
Mvmt Flow 11 128 453 11 36 155

Conflicting Flow All 686 459 0 0 464 0

Stage 1 459 - - - E
Stage 2 227 - = - = 5
Critical Hdwy 641 6.21 - - 416 -

Critical Hdwy Stg 1 5.41 - - - - -
Critical Hdwy Stg 2 5.41 - . -
Follow-up Hdwy 3.509 3.309 - - 2.254 -

Pot Cap-1 Maneuver 415 604 - - 1077 -
Stage 1 638 - - - - -
Stage 2 813 - - - - -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 401 604 - - 1077 -

Mov Cap-2 Maneuver 401 - - - - -
Stage 1 617 - - - - -
Stage 2 813 - - - - -

HCM Control Delay, s  13.1 0 1.6
HCM LOS B

Capacity (vehth) P 582 1077 -

HCM Lane V/C Ratio - -0239 003 -
HCM Control Delay (s) - - 131 85 -
HCM Lane LOS - - B A -
HCM 95th %tile Q(veh) SO e
Ponder Subdivision 05/27/2019 Year 2022 Buildout AM synchic X RELE 1

Z0004F3gsCP
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Lanes, Volumes, Timings

2: Dubarko Road & Ruben Lane

ah

12/13/2019

an ﬁgurations

Traffic Volume (vph) 20
Future Volume (vph) 20
Ideal Flow (vphpl) 1900
Lane Util. Factor 1.00
Frt

FIt Protected

Satd. Flow (prot) 0
Fit Permitted

Satd. Flow (perm) 0
Link Speed (mph)

Link Distance (ft)

Travel Time (s)

Peak Hour. Factor 0.89
Heavy Vehicles (%) 6%
Adj. Flow (vph) 22
Shared Lane Traffic (%)

Lane Group Flow (vph) 0
Enter Blocked Intersection No
Lane Alignment Left
Median Width(ft)

Link Offset(ft)

Crosswalk Width(ft)

Two way Left Turn Lane

Headway Factor 1.00
Tuming Speed (mph) 15

Sign Control

Area Type: Other
Control Type: Unsignalized
Intersection Capacity Utilization 27.4%
Analysis Period (min) 15

1900
1.00

0.978
1753
0.978
1753

Y4

25
560
156.3
0.89
6%
27

49

No
Left

1.00

Free

1712

633
17.3
0.89
2%
83

209
No
Left
16
1.00

Free

112
112
1900
1.00

0.89
2%
126

No
Right

1.00

1900

1.00
0.959
0.966
1558
0.966
1558

ac
£9

"7
19.6
0.89
13%

16

23
No
Left
12

16

1.00
15
Stop

0.89
13%

No
Right

1.00

ICU Level of Service A

Ponder Subdivision 05/27/2019 Year 2022 Buildout AM

Synchgm@&ﬂ- 1
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HCM 6th TWSC
2: Dubarko Road & Ruben Lane 12/13/2019

Int Delay, s/veh 14

Movement EBL EBT WBT WBR sBL s8R =~~~
Lane Configurations I B b
Traffic Vol, veh/h 20 24 74 12 14 6
Future Vo, veh/h 20 24 74 112 14 6
Conflicting Peds, #hr 0 0 0 0 0 0
Sign Contral Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # - 0 0 - 0 -
Grade, % - 0 0 - 0 -
Peak Hour Factor 80 83 89 89 89 89
Heavy Vehicles, % 6 6 2 Z 13 13
Mvmt Flow 2 27 83 126 16 7

|

Conflicting Flow All 209 - 0 217 146
Stage 1 - ol - 146 -
Stage 2 - - - - -

Critical Hdwy 4.16 - - - 653 6.33

Critical Hdwy Stg 1 - - - - 553 -

Critical Hdwy Stg 2 - - - - 553 -

Follow-up Hdwy 2.254 - - - 3.617 3.417

Pot Cap-1 Maneuver 1338 - - - 747 873
Stage 1 - - - - 855 -
Stage 2 - - - - 925 -

Platoon blocked, % - - -

Mov Cap-1 Maneuver 1338 - - - 734 873

Mov Cap-2 Maneuver - - - - 734 -
Stage 1 - - - - 840 -
Stage 2 - - - - 925 -

HCM Control Delay, s 35 ' 08
HCM LOS A

7

CaCeh) 1338

HCM Lane V/C Ratio 0017 - - - 0029
HCM Control Delay (s) 7.7 0 - - 98
HCM Lane LOS A A - - A
HCM 95th %tile Q(veh) o0
Ponder Subdivision 05/27/2019 Year 2022 Buildout AM Synchis-rdrRERdE 1
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Lanes, Volumes, Timings
3: Melissa Avenue & Dubarko Road

12/13/2019

Lane Configurations
Traffic Volume (vph)
Future Volume (vph)
Ideal Flow (vphp!)

Lane Util. Factor

Frt

Flt Protected

Satd. Flow (prot)

Fit Permitted

Satd. Flow (perm)

Link Speed (mph)

Link Distance (ft)

Travel Time (s)

Peak Hour Factor
Heavy Vehicles (%)

Adj. Flow (vph)

Shared Lane Traffic (%)
Lane Group Flow (vph)
Enter Blocked Intersection
Lane Alignment

Median Width(ft)

Link Offset(ft)
Crosswalk Width(ft)
Two way Left Tum Lane
Headway Factor
Turning Speed (mph)
Sign Control

ea T:
Control Type: Unsignalized

Intersection Capacity Utilization 21.9%

Analysis Period (min) 15

—

8
8
1900
1.00
0.932

1451

1451

25
1479
40.3
0.79
22%

10

20
No
Left

~

0.79
22%
10

No
Right

e

18
18
1900
1.00

0.79
2%
23

No

Left

1.00
15

1900
1.00

0.985
1835
0.985
1835

2K
Ly

1123
30.6
0.79
2%
52

75
No
Left

1900
1.00
0.952
0.969
1718
0.969
1718

98
2y

1279
34.9
0.79
2%
77

119
No
Left
12

16
1.00

15
Stop

1900
1.00

0.79
2%
42

No
Right

1.00

ICU Level of Service A

Ponder Subdivision 05/27/2019 Year 2022 Buildout AM
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HCM 6th TWSC
3: Melissa Avenue & Dubarko Road 12/13/2019

Int Delay, siveh 6

Lane Configurations T 4 %

Traffic Vol, veh/h 8 8 18 4 61 33
Future Val, veh/h 8 8 18 41 61 33
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 79 19 79 79 79 79
Heavy Vehicles, % 22 22 2 2 2 2
Mvmt Flow 10 10 23 52 71 42

Conflicting Flow All 0 0 20 0 113 15
Stage 1 - - - - 15 -
Stage 2 - - - - 08 -

Critical Hdwy - - 412 - 642 622

Critical Hdwy Stg 1 - - - - 542 -

Critical Hdwy Stg 2 - - - - 542 -

Follow-up Hdwy - - 2218 - 3518 3.318

Pot Cap-1 Maneuver - - 1596 - 884 1065
Stage 1 - - - - 1008 -
Stage 2 - - - - 926 -

Platoon blocked, % - & =

Mov Cap-1 Maneuver - - 1596 - 871 1065

Mov Cap-2 Maneuver - - - - 8N -
Stage 1 - - - - 993 -
Stage 2 - - - - 926 -

HCM Control Delay,s 0 22 " 04
HCM LOS A

Capacity (vehh) e - - 1508 -

HCM Lane V/C Ratio 0128 - - 0014 -
HCM Control Delay (s) 9.4 - - 73 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) TR
Ponder Subdivision 05/27/2019 Year 2022 Buildout AM Synchre-A0RERId 1
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Lanes, Volumes, Timings
4: Dubarko Road & Bluff Road 12/13/2019

—- N ¢ T N 7

Ln Configurations ) : o - .

Traffic Volume (vph) 41 0 19 17 40 60
Future Volume (vph) 41 0 19 17 40 60
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Lane Util. Factor 100 100 100 100 100 1.00
Frt 0.919

Flt Protected 0974 0.980

Satd. Flow (prot) 1696 0 0 1698 1645 0
Fit Permitted 0974 0.980

Satd. Fiow (perm) 1696 0 0 1698 1645 0
Link Speed (mph) 25 25 25

Link Distance (ft) 750 780 615

Travel Time (s) 205 213 168

Peak Hour Factor 070 070 070 070 070 0.70
Heavy Vehicles (%) 12% 12% 9% 9% 4% 4%
Adj. Flow (vph) 59 0 27 24 57 86
Shared Lane Traffic (%)

Lane Group Flow (vph) 59 0 0 51 143 0
Enter Blocked Intersection No No No No No No
Lane Alignment Left Right Left Left Left Right
Median Width(ft) 0 0 12

Link Offset(ft) 0 0 0
Crosswalk Width(ft) 16 16 16

Two way Left Turn Lane

Headway Factor 100 100 100 100 100 1.00
Turning Speed (mph) 9 15 15 9

Sign Control Stop Stop  Stop

Nt

Area Type: Other

Control Type: Unsignalized

Intersection Capacity Utilization 21.2% ICU Level of Service A
Analysis Period (min) 15

Ponder Subdivision 05/27/2019 Year 2022 Buildout AM SynchigA0RERdE 1
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HCM 6th AWSC w 3oy
4: Dubarko Ro