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PLANNING STAFF REPORT AND RECOMMENDATION 

TO THE PLANNING COMMISSION 
 
 

SECTION I: GENERAL INFORMATION 
 
Report Date: September 3, 2020 
 
Hearing Date: September 14, 2020 
 
File Nos. Z0299-20-CP & Z0300-20-ZAP 
 
Proposal: Comprehensive Plan Map amendment to change the land use plan designation of the 
subject property from Medium Density Residential (MDR) to Light Industrial (LI), with a 
corresponding zone change of the subject property from Medium Density Residential (MR-1) to 
Light Industrial (LI)  

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

Applicant: Brooktraut Properties LLC 

Property Owner: Brooktraut Properties LLC 

Map and Tax Lot: T2S R2E Section 11D, Tax Lot 1601 W.M. 
 
Site Address: 16147 SE 135th Ave, Clackamas, OR 97015 

Total Area: Approximately 0.99 acres 

Location: On the west side of SE 135th Ave, approximately 1,580 feet south of the intersection 
of SE 135th Ave and Hwy 212/224 and approximately 1,170 feet northwest of the Clackamas 
River 

Current Comprehensive Plan Designation: Medium Density Residential (MDR) 
 
Current Zoning District: Medium Density Residential (MR-1) 
 
Citizens Planning Organization (CPO) for Area: Clackamas CPO (inactive) 
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Subject Property in Current Comprehensive Plan Map 4-6, North Urban Area Land Use Plan 

(Full Map in Exhibit 2) 
 

  

Subject 
Property 
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Subject Property in Current North Urban Area Zoning Map 

(Full Map in Exhibit 3) 
 

 

Subject 
Property 
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Subject Property, Highlighted Yellow, in Tax Map 22E11D 

(Full Tax Map in Exhibit 1) 
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2018 Aerial Views of Subject Property and Vicinity 

(Subject Property Outlined in Blue) 
 
 
 
 
 
 
 
 
 

 

 

 

S
E

 1
35

th A
v

e
 

TL 1602 
(Zoned MR-1) 

TL 1600 
(Zoned LI) 

TL 2204 
(Zoned LI) 

N 

N 



     

 
Land Use File # Z0299-20-CP & Z0300-20-ZAP  Page 6 of 25 

July 26, 2020, Existing Conditions Map (Site Plan)  

Submitted by Applicant 
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Potential Future Development Plans Submitted by Applicant 

Including Subject Property, as well as Tax Lots 1400 & 1500 (both already zoned LI and owned by applicant) 
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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 two conditions: 
 

1. Clackamas County Comprehensive Plan Map 4-6, North Urban Area Land Use Plan 
(Exhibit 2), and all other maps of the Comprehensive Plan that include the subject 
property (Tax Lot 22E11D-01601, with situs address 16147 SE 135th Ave), shall be 
amended to identify the subject property as having a Comprehensive Plan land use 
designation of Light Industrial (LI); 
 

2. The Clackamas County North Urban Area Zoning Map (Exhibit 3) shall be amended to 
identify the subject property as being in the Light Industrial (LI) zoning district. 

 
 
SECTION III: PROJECT OVERVIEW AND BACKGROUND 
 
This application requests that Clackamas County’s Comprehensive Plan land use plan 
designation of the subject property, as identified in Comprehensive Plan maps, be changed from 
Medium Density Residential (MDR) to Light Industrial (LI), and for the zoning district of the 
subject property to be changed concurrently from Medium Density Residential (MR-1) to Light 
Industrial (LI). 
 
The subject property is a roughly 0.99-acre rectangular legal lot of record with approximately 
130 feet of frontage on the west side of SE 135th Ave, a minor arterial. The property is flat, is 
outside of a mapped flood hazard area, and has no County-regulated waterbodies, mass-
movement or soil hazard areas, or historic landmarks. 
 
According to the Applicant’s existing conditions map and site plan and a transportation impact 
study included with the application, as well as available Assessment & Taxation Department 
records (Exhibit 5), the property currently has the following improvements:  
 

 A two-story 1,542-square-foot “stick-built” single-family dwelling built in 1946;  
 A 300-square-foot detached garage located north of the dwelling;  
 A 2,400-square-foot detached storage shed in the property’s southwest corner; and  
 Two small detached sheds. 

 
The Applicant owns the subject property and adjacent Tax Lot 1500 to the south (no situs 
address, approximately 1.4 acres), as well as Tax Lot 1400 (16213 SE 135th Ave, 0.97 acres) 
adjacent and to the south of Tax Lot 1500. These two other tax lots under common ownership 
(Tax Lots 1400 and 1500) used to also be zoned medium density residential, but were the subject 
of a similar combined Comprehensive Plan map amendment and zone change application (File 
Nos. Z0033-02-CP and Z0034-02-Z, Exhibit 6) that was approved in 2002 to change their plan 
designation and zoning district to light industrial. 
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The Applicant explains that this latest request to have the subject property’s Comprehensive Plan 
designation and zoning district changed to match those of Tax Lots 1400 and 1500 is necessary 
to site a new industrial building that would span all three tax lots. The Applicant states that the 
new building will be used to house a “statewide light industrial service business” providing 
“safety management services to public agencies for public infrastructure construction projects 
throughout the northwest”. 
 
To be sure, this application does not itself propose, nor would its approval authorize, any new 
development. ZDO Subsection 1102.01(A) requires that new development in an industrial 
zoning district, such as the proposed LI District, receive design review approval, which the 
Applicant has not yet applied for. The Applicant acknowledges in their application materials 
that, even if this Comprehensive Plan Map amendment and zone change application is approved, 
approval of their desired industrial building will require a separate design review application, 
with consideration of particular aspects such as building design, parking, and landscaping. 
 
As shown in Exhibit 4, the subject property, as well as all of its neighbors to the north, west, and 
across SE 135th Ave to the east, are already in an area that Metro has designated an “industrial 
area” that the Metro Functional Plan states is intended to provide and protect a supply of sites for 
employment by limiting the types and scale of non-industrial uses. Exhibit 4 further shows that 
the subject property is also directly adjacent to a section of the County that Metro classifies as a 
“regionally significant industrial area” (RSIA)1.  
 
The western lot line of the subject property is only about 70 feet from an actively-used 2.5-acre 
metal industrial building, which is itself surrounded by freight truck accesses, a large parking lot, 
and other multi-acre industrial buildings.  
 
Directly to the north and separated from the subject property by a row of trees are two 
residentially-zoned parcels (Tax Lots 22E11D-01602 and 22E11DB-00700) that are nonetheless 
developed with a number of large metal out-buildings and used for outdoor storage. Beyond 
those parcels toward the intersection of SE 135th Ave and Hwy 212/224 are other properties 
already zoned LI, as well as a commercial area developed with a vehicle service station, other 
auto-related businesses, a landscaping company, and a couple chain and fast-food restaurants. 
 
Across SE 135th Ave to the east and beyond a row of mature hedges is the southwest corner of 
the Shadowbrook Mobile Home Park, which is accessed not from SE 135th Ave but rather from 
Hwy 212/224 to the north. There is also an approximately 2.57-acre parcel (Tax Lot 22E11D-
00900) across the road that, despite being zoned medium density residential (MR-1), is currently 
developed with only one detached single-family dwelling. 
 

                                                 
1 RSIAs are those areas near the Metro region’s most significant transportation facilities for the movement of freight 
and other areas most suitable for movement and storage of goods. RSIAs are designated to: protect a supply of sites 
for employment by limiting the types and scale of non-industrial uses within them; provide the benefits of 
“clustering” to those industries that operate more productively and efficiently in proximity to one another; to protect 
the capacity and efficiency of the region’s transportation system for the movement of goods and services; and to 
encourage incompatible land uses to be located elsewhere. 
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The subject property is not visible from the Clackamas River, which is located more than a 
quarter mile to the southeast beyond vegetated open space. The Clackamas River is at least 60 
feet below the elevation of the subject property. 
 
 
SECTION IV: FINDINGS  
 
This application is subject to the following provisions: 
 

1. Statewide Planning Goals; 
2. Metro Urban Growth Functional Plan Titles 1 and 4; 
3. Clackamas County Comprehensive Plan; and 
4. Zoning and Development Ordinance (ZDO) Sections 202, 1202, and 1307. 

 
Planning Staff has reviewed these provisions in conjunction with this proposal and makes the 
following findings. ZDO Sections 202 and 1307 provide only definitions and procedural 
requirements that do not warrant separate written findings in this report. 
 
A. STATEWIDE PLANNING GOALS:  

 
Goal 1 – Citizen Involvement 
 

Statewide Planning 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 
zoning maps; even if approved, the County’s existing, State-acknowledged citizen 
involvement program would not change. 
 
Section 1307 of the ZDO contains adopted and State-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 Department of Land Conservation and Development (DLCD) as 
directed, to property owners within 300 feet of the subject property, to Metro and 
ODOT, and in the Oregonian. The proposal has also been advertised on County 
websites. 

 
Before the Board of County Commissioners (BCC) can decide on this application, 
there will have been at least two public hearings: one with the County’s Planning 
Commission and another with the BCC.  
 
The relevant requirements of Statewide Planning Goal 1 are satisfied. 
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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 4-06, 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. Part C of this 
section of this report, beginning on Page 20, outlines how this proposal is consistent 
with applicable policies of the County’s State-acknowledged comprehensive plan. 
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 requires the County to identify farmland, designate it as such on its 
Comprehensive Plan maps, and zone it exclusive farm use (EFU). 
 
The County has already satisfied these Goal 3 requirements. This application does not 
propose to change the Comprehensive Plan Map designation or zoning of any 
farmland, nor does it propose a change in any allowed land use in the EFU zoning 
district. The subject property is inside the Portland Metro Urban Growth Boundary 
(UGB) and is currently zoned for medium density residential development, not 
agriculture. 
 
The relevant requirements of Statewide Planning Goal 3 are satisfied. 

 
 
Goal 4 – Forest Lands 

 
Goal 4 requires the County to identify forest land, designate it as such on 
Comprehensive Plan maps, and zone it consistently with State rules. 
 
As with Goal 3 and its farmland, the County has already satisfied its Goal 4 
requirements for forest land. This application does not propose to change the 
Comprehensive Plan Map designation or zoning of any forest land, nor does it 
propose a change in any allowed land use in its forest zoning districts (i.e., Ag/Forest 
and Timber Districts).  
 
The relevant requirements of Statewide Planning Goal 4 are satisfied. 
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Goal 5 – Natural Resources, Scenic and Historic Areas, and Open Spaces 
 
Goal 5 requires the County to adopt programs that will protect an area’s natural 
resources and will 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.  
 
This proposal would not change the County’s adopted and acknowledged programs 
for the protection of such resources, nor would it change the County’s adopted and 
acknowledged historic resources inventory. As noted previously in this report, the 
subject property has no protected or inventoried historic resource and no County-
regulated water bodies or other natural resources, and approval of this application 
would not itself authorize any development. The application does not propose to 
reduce or otherwise modify the boundaries of any open space areas. 
 
The relevant requirements of Statewide Planning Goal 5 are satisfied. 

 
 
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 proposal in this application 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 subject property is already planned and zoned by the County for urban 
development. Parcels abutting the subject property to the west and south, and located 
just 650 feet to the north of the subject property, are currently planned and zoned 
specifically for light industrial uses. As mentioned earlier in this report and shown in 
Exhibit 4, the subject property itself is also already prioritized by Metro for industrial 
use as well.  
 
Among other land uses that may cause noticeable pollution or environmental 
disturbances, the proposed LI zoning for the subject property prohibits the following: 
 

 Electrical power production facilities; 
 Outdoor entertainment facilities, including race tracks; 
 Petroleum, coal, or other fuel storage, refining, reclaiming, distribution, or 

wholesale trade; 
 Retail auto repairing, overhauling, painting, washing, body and fender work, 

and reconditioning; and 
 Wrecking yards. 
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Per ZDO Section 602, the Applicant’s proposed LI zoning would also require a 
conditional use permit, issued only after a public hearing and only if certain criteria 
are met, for any composting facility, recycling center or transfer station, or surface 
mining of the subject property.  

 
Clackamas Water Environment Services (WES) is the surface water management 
authority for the subject property. The submitted application includes a Preliminary 
Statement of Feasibility in which WES has determined that adequate surface water 
treatment and conveyance is already available to serve future industrial development 
of the subject property, or could be made available through improvements completed 
by the developer or the system owner. The need for any specific stormwater 
management system improvements will be evaluated during the design review 
application process required ahead of any actual industrial development of the subject 
property. 

  
 The relevant requirements of Statewide Planning Goal 6 are satisfied. 

 
 

Goal 7 – Areas Subject to Natural Hazards 
 
Goal 7 requires the County to address Oregon’s natural hazards. This proposal would 
not change the County’s adopted and acknowledged Comprehensive Plan policies or 
implementing regulations regarding natural disasters and hazards, nor would it 
modify the mapping of any hazard. Even if the proposed map amendment and zone 
change is approved, development of the subject property will still be required to 
comply with the County’s existing hazard-related land use regulations.  

 
As noted previously though, the subject property is flat and has no mapped mass-
movement or soil hazard areas. The property is also not in a mapped flood hazard 
area. 

 
 The relevant requirements of Statewide Planning Goal 7 are satisfied. 
 
 
Goal 8 – Recreational Needs 

 
Goal 8 requires the County to plan for the recreational needs of its 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 relevant requirements of Statewide Planning Goal 8 are satisfied. 
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Goal 9 – Economic Development 
 
The purpose of Goal 9 planning is to provide adequate opportunities throughout 
Oregon for a variety of economic activities vital to the health, welfare, and prosperity 
of Oregonians. Goal 9 requires the County’s Comprehensive Plan for its urban areas 
to contain economic analyses and economic development policies. It also requires the 
Comprehensive Plan to provide “at least an adequate supply of sites of suitable sizes, 
types, locations, and service levels for a variety of industrial and commercial uses”. 
The County’s State-acknowledged Comprehensive Plan already contains the required 
economic analyses and development policies, which this application does not propose 
to change. This application does, however, propose to amend the Comprehensive Plan 
maps in order to increase the supply of sites for allowable industrial uses. 

 
Goal 9 is formally implemented by Oregon Administrative Rules (OAR) chapter 660, 
division 9. Rule 25 of division 9 requires the County to adopt measures adequate to 
address identified economic development needs and priorities, specifically including 
amendments to its Comprehensive Plan Map and zoning map, as necessary. The 
Applicant’s proposal would amend the Comprehensive Plan Map and zoning map to 
increase the County’s industrial land supply and would allow adjacent vacant 
properties to the south that are already zoned LI (Tax Lots 1400 and 1500) to be 
developed with the Applicant’s prospective industrial use. 
 
Neither Goal 9 nor OAR chapter 600, division 9 require the applicant to conduct an 
economic opportunity analysis (EOA) to justify their proposal, as the subject property 
is less than two acres in area and would not result in a reduction in employment 
(industrial or commercial) lands. 

 
 The relevant requirements of Statewide Planning Goal 9 are satisfied. 
 
 
Goal 10 – Housing 

 
The purpose of Goal 10 is to meet housing needs. It requires the County to prepare 
inventories of buildable residential lands, which the County has already done, but 
does not provide any specific requirements for evaluating applications to convert 
residential land to industrial land.  
 
Goal 10 does recommend that the County’s Comprehensive Plan (including its land 
use designation maps) “should be developed in a manner that insures the provision of 
appropriate types and amounts of land” within UGBs for housing; it also advises that 
areas planned for residential development “be necessary and suitable for housing 
needs of households of all income levels”. Staff makes the following findings 
regarding these Goal 10 recommendations. 
 
Under the density allowances for its current MR-1 zoning, the approximately 0.99-
acre subject property could be developed with at most 12 dwelling units, though the 
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need for on-site improvements associated with new residential development may 
result in less buildable area and therefore less possible dwelling units. Staff finds that 
the Applicant’s proposed reduction in the County’s urban residential land supply by 
approximately 0.99 acres and the potential for a loss of up to 11 net dwelling units is 
not a significant reduction and that the reduction will not cause the County to fall 
below any required minimum.  
 
A September 2019 regional housing study (Exhibit 8) did find that the County, 
overall, needs more housing of all types, but this study has not been formally adopted 
as any binding policy or set of rules. Importantly, the study also did not factor in the 
various commercial zones of the County where residential development is permitted 
and where multifamily developments have been approved. The study also did not 
consider recent changes in state law that make it easier to develop accessory dwelling 
units in urban areas and that will allow duplexes and cottage clusters outright in urban 
low density residential zoning districts.  
 
Even with the Applicant’s proposal approved, there will still be underdeveloped 
residential properties within the area that could, if compelled by the market, be 
redeveloped for new multifamily housing. For example, there are approximately 3.57 
acres of medium density residential land across 135th Ave that are currently only 
developed with two detached single-family dwellings, despite potentially being able 
to accommodate dozens of dwelling units under that present zoning. 
 
Staff finds that the subject property is less appropriate and less suitable for residential 
development than it is for industrial development. The noise, vibrations, traffic, and 
other impacts of the surrounding industrial land uses would reasonably conflict with 
residential uses, especially when those residential uses are right next door. As noted 
previously, the subject property borders industrial parcels to the west and south; 
indeed, the subject property is just 70 feet from a 2.5-acre industrial building and 
directly abuts a more than 900-acre “regionally significant” industrial complex. The 
two residentially-zone parcels to the north of the subject property are reportedly 
developed with industrial uses also, despite their current underlying zoning.  
 
The subject property is separated from other existing residential development to the 
east by a minor arterial used by industrial freight traffic and by mature vegetation, 
and the mobile home park to the east is not accessible from the same street as the 
subject property. The nearest public school to the subject property, Clackamas High 
School, is more than a mile away, uphill, and across a state highway; the nearest 
elementary schools are even further away. There are no Tri-Met bus lines along SE 
135th Ave or SE Jennifer St and the nearest MAX station is nearly three miles from 
the subject property.  
 
For these reasons, Staff finds that it is neither necessary nor suitable for the subject 
property to be prioritized for residential development over industrial development. 

 
 The relevant requirements of Statewide Planning Goal 10 are satisfied. 
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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. The applicable part of this Goal is under 
Guideline (A)(3), which requires adequate public facilities and services, such as 
sewer, water, and stormwater services, for urban land uses in urban areas. 

 
The applicant has provided Statements of Feasibility from the subject property’s 
sewer, water, and stormwater service providers. The statements attest that there are 
already adequate services available to the property to accommodate industrial uses, or 
that adequate services could be made available concurrent with future industrial 
development.  
 
No changes to adopted facilities plans or implementing regulations are proposed in 
this application. 

 
 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. It requires the County to create a transportation system plan 
(TSP) that takes into account all relevant modes of transportation.  
 
Goal 12 is implemented by Oregon Administrative Rules (OAR) chapter 660, 
division 12, commonly referred to as the “Transportation Planning Rule” (TPR). 
When an amendment to the County’s Comprehensive Plan maps or zoning map is 
proposed, rule 60 of the TPR requires an analysis of whether the proposed 
amendment would “significantly affect” an existing or planned transportation facility, 
and whether it is necessary to update transportation facility plans to accommodate 
such effects. The TPR defines what it means to “significantly affect” a transportation 
facility. 
 
The Applicant has provided a traffic impact study completed by a licensed engineer 
that addresses TPR requirements. It includes a comparison of the reasonable worst-
case traffic impacts caused by potential development under the property’s current 
MR-1 zoning to the reasonable worst-case traffic impacts under the proposed LI 
zoning. As explained previously in response to Goal 10, under the present zoning, the 
roughly 0.99-acre subject property could accommodate up to 12 dwelling units (but 
no detached single-family dwelling units, as MR-1 District does not permit new 
detached single-family dwellings). Of all the land uses that the proposed LI District 
would allow outright, the TIS identifies manufacturing as the use that would likely 
generate the most vehicle traffic. The TIS then compares the traffic volumes that 
would be generated by the 12 dwelling units to the traffic volumes generated by 
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manufacturing uses on the property, even though the Applicant here does not 
necessarily propose for the site to be used for manufacturing.  
 
The TIS estimates there would be just three additional PM peak hour trips under the 
proposed LI zoning over the existing MR-1 zoning designation at full residential 
build-out. The TIS concludes that the impacts of the Applicant’s proposal on the 
existing transportation system would be de minimus and that there is no need to 
consider system improvements. The County’s Transportation Engineering Division 
has reviewed this TIS and concurs with its findings (Exhibit 9). 
 
The required design review process ahead of any actual industrial development of the 
subject property will consider access, circulation, motor vehicle and bicycle parking, 
and the need for any frontage improvements.  

 
 The relevant requirements of Statewide Planning Goal 12 are satisfied. 
 

 
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 Applicant’s 
proposal 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 subject property is already inside of a UGB and is already planned to 
accommodate urban uses. The Applicant’s proposal would provide additional 
opportunities for urban employment directly adjacent to an RSIA on a property 
already assumed by Metro for industrial use. The application does not propose to 
expand or modify any UGB or to permit rural land uses inside the UGB. 

 
The relevant requirements of Statewide Planning Goal 14 are satisfied. 
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Goal 15 – Willamette River Greenway 
 
The purpose of Goal 15 is to protect, conserve, enhance, and maintain the natural, 
scenic, historical, agricultural, economic, and recreational qualities of lands along the 
Willamette River as the Willamette River Greenway. The subject property is nearly 
five miles from the Willamette River and is not located in the Willamette River 
Greenway. The Applicant’s proposal would not change any existing, State-
acknowledged County Comprehensive Plan policy or implementing regulation 
regarding the Willamette River Greenway. 

 
The relevant requirements of Statewide Planning Goal 15 are satisfied. 

 
 

Goal 16 – Estuarine Resources 
 
Goal 16 is not applicable to Clackamas County. 

 
 
Goal 17 – Coastal Shorelands 

 
Goal 17 is not applicable to Clackamas County. 

 
 
Goal 18 – Beaches and Dunes 

 
Goal 18 is not applicable to Clackamas County. 

 
 
Goal 19 – Ocean Resources 

 
Goal 19 is not applicable to Clackamas County. 

 
 

B. METRO URBAN GROWTH FUNCTIONAL PLAN:  
 
The Metro Urban Growth Functional Plan, adopted by the Metro Council in 1997, is a 
regional functional plan which contains requirements that are binding on cities and counties 
of the region, including Clackamas County. It also contains recommendations that are not 
binding. The requirements and recommendations include those for the County’s 
Comprehensive Plan and implementing ordinances.  
 
Below, Staff reviews the Applicant’s proposal to amend the Comprehensive Plan Map for 
consistency with relevant Function Plan policies. 
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Title 1 – Housing Capacity 
 
3.07.120(d)(1) of Title 1 of the Functional Plan provides that the County may reduce 
its minimum zoned housing capacity to allow an industrial use consistent with Tile 4 
of the Functional Plan, as proposed by the Applicant.  
 
3.07.120(e) of Title 1 also provides that the County may reduce the minimum zoned 
capacity of a single lot or parcel so long as the reduction has a “negligible effect” on 
the County’s overall minimum zoned residential capacity. Staff finds that the 
proposed reduction in the County’s overall residential capacity – approximately 0.99 
acres in terms of land supply, and a maximum net of 11 potential dwelling units – 
would indeed be negligible, particularly when considering the increases in 
opportunities for residential development that have been made since the Functional 
Plan, Metro 2040 Growth Concept, and the County’s implementing plans and 
regulations were first adopted. The County has increased opportunities for additional 
residential development since then by allowing residential development in certain 
formerly commercial-only areas and approving applications for increased residential 
density (i.e., for a zone change from R-10 to R-8.5) more often than applications for 
less density.  
 
This application satisfies the conditions of two separate opportunities provided by 
Title 1 for a reduction in the County’s minimum zoned housing capacity. 
 
The relevant requirements of Title 1 are satisfied. 

 
 
Title 4 – Industrial and Other Employment Areas 

 
Title 4 of the Functional Plan “seeks to provide and protect a supply of sites for 
employment by limiting the types and scale of non-industrial uses in Regionally 
Significant Industrial Areas (RSIAs), Industrial, and Employment Areas”, which are 
identified in Metro’s October 2014 Title 4 ‘Employment and Industrial Areas Map’ 
(Exhibit 4). Per 3.07.450(a) of Title 4, this map “is the official depiction of the 
boundaries of Regionally Significant Industrial Areas, Industrial Areas and 
Employment Areas”, as referred to in the Functional Plan. 
 
Despite The County’s present MR-1 zoning for the subject property, the property is 
identified on the Employment and Industrial Areas Map already as an Industrial Area; 
amending the County’s Comprehensive Plan Map and zoning map to LI, as proposed 
by the applicant, would more closely align the County’s maps with Metro’s for 
industrial area planning. 
 
Moreover, the proposed amendments could help to protect, and even support, the 
RSIA and other industrial property directly adjacent to the subject property, in three 
ways. First, the Applicant shows that it is necessary to rezone the property to LI in 
order to site a new building for an allowable industrial use that would span and be 



     

 
Land Use File # Z0299-20-CP & Z0300-20-ZAP  Page 20 of 25 

accessed by other properties already zoned LI. Second, the proposal would facilitate 
the kind of “clustering” of industrial uses intended for the neighboring industrial uses. 
Third, rezoning the subject property – located just 70 feet away from a 2.5-acre 
industrial building in an RSIA that is surrounded by freight truck operations – from 
MR-1 to LI would reduce the potential for conflict between residential and industrial 
land uses. 
 
The County has already adopted Comprehensive Plan policies and implementing land 
use regulations for its designated industrial areas consistent with requirements of Title 
4 of the Functional Plan, including allowable land uses, restrictions on certain 
commercial uses, and development standards for the LI District. This application does 
not propose to change any of those policies or regulations.  
 
Rather, the Applicant proposes to apply the policies and regulations for the LI District 
to the subject property. If this application were to be approved, all land uses and 
development would have to comply with existing LI District requirements. 
 
For these reasons, Staff finds that all relevant requirements of Title 4 are satisfied. 
 

 

C. CLACKAMAS COUNTY COMPREHENSIVE PLAN GOALS AND POLICES:  
 
The County’s Comprehensive Plan includes goals and policies that must be considered when 
evaluating a proposed change in Comprehensive Plan land use designation and implementing 
zoning district. In this section of the report and recommendation, Staff reviews each chapter 
of the Comprehensive Plan and provides written findings as to how the Applicant’s proposal 
is consistent with those chapters’ applicable goals and policies. 
 
Chapter 1 – Introduction 
 

Chapter 1 of the County’s Comprehensive Plan serves only as an introduction and 
does not warrant written findings. 

 
 
Chapter 2 – Citizen Involvement 
 

Chapter 2 of the Comprehensive Plan 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, including with notice to nearby property owners, 
relevant agencies, service providers, online, and in the Oregonian. 
 
This application is consistent with Comprehensive Plan Chapter 2. 
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Chapter 3 – Natural Resources and Energy 
 
The subject property is in a fully urbanized area and has no County-regulated water 
bodies, identified wetlands, or other significant natural features. It is not known to 
have any significant mineral or aggregate resources, is not in or adjacent to any 
protected open space, and is entirely flat. All future development will have to 
conform to the standards required of the LI District, as well as State and County laws 
related to noise, air quality, and waste management. 

 
This application is consistent with Comprehensive Plan Chapter 3. 

 
 
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.  
 
Policy 4.FF.1 states that the subject property may be designed/zoned LI if it meets 
each of these three criteria: 
 

 It has “excellent” access to the regional transportation network; 
 It has access to a street with at least a minor arterial classification; and 
 It is “large enough for several industries to cooperatively design an industrial 

park”. 
 
Staff finds that the Applicant’s proposal meets each of these criteria. The property is 
only about 1,500 feet south of Hwy 212/224, an important regional transport route; it 
has frontage on SE 135th Ave, which is a minor arterial; and, at one acre in size, is 
conceivably large enough for several industries, particularly in combination with the 
other adjacent underdeveloped industrial property under common ownership. In fact, 
as the Applicant explains, rezoning the subject property to LI is necessary to utilize 
neighboring property already zoned LI for their prospective light industrial uses. 
 
This application is consistent with Comprehensive Plan Chapter 4. 

 
 

Chapter 5 – Transportation System Plan 
 
As noted previously in this report, this application and its TIS have been reviewed by 
the County’s Transportation Engineering Division, and their staff has concurred with 
the TIS’s finding that industrial development of the property would have a minimal 
additional impact on the planned transportation system over the existing zoning and 
that no amendments to the TSP are necessary to accommodate the proposal. 
 
This application is consistent with Comprehensive Plan Chapter 5. 
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Chapter 6 – Housing 
 
The County is not required by Chapter 6 to keep this property zoned for residential 
use.  
 
Nonetheless, the Applicant explains that the property is currently only developed with 
one detached single-family dwelling and has the capacity for at most 12 total 
dwelling units under its present medium density residential designation and zoning. 
As the Applicant outlines with calculations, their proposed reduction in housing 
capacity and in the County’s overall residential land supply by approximately 0.99 
acres is comparatively insignificant.   
 
Further, and as explained earlier in this report, the subject property is less suitable for 
residential development than it is for industrial development, considering existing 
surrounding land uses, access to services, and site conditions. 
 
This application is consistent with Comprehensive Plan Chapter 6. 

 
 

Chapter 7 – Public Facilities and Services 
 
The Applicant has submitted Statements of Feasibility completed by the property’s 
water, sewer, and stormwater service providers attesting that they could serve light 
industrial development on the subject property. 
 
This application is consistent with Comprehensive Plan Chapter 7. 

 
 
Chapter 8 – Economics 

 
Chapter 8 of the Comprehensive Plan includes the following specific policies: 
 

 8.A.1: Protect established industrial and commercial areas from 
encroachment by incompatible land uses. 
 
This application does not propose to expand incompatible land uses in to 
established industrial or commercial areas. Rather, Staff finds that changing 
the Comprehensive Plan land use designation and implementing zoning 
district of the subject property to light industrial will help to protect adjacent 
established industrial areas from potentially incompatible residential land 
uses. As noted earlier in this report, the subject property abuts an RSIA and is 
only 70 feet from a 2.5-acre industrial building which is itself surrounded by 
freight truck accesses, a large parking lot, and other multi-acre industrial 
buildings. Additional residential use of the subject property under its present 
zoning could be disrupted by, or be disruptive to, these industrial uses, which 
could lead to land use conflicts. The Applicant’s proposal will also allow the 
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subject property to be used for industrial uses, rather than residential uses, as 
envisioned in Metro’s Title 4 map (Exhibit 4). 
 

 8.A.2: Encourage maintenance of sufficient vacant lands to provide room for 
the future expansion or relocation of the County's industry and business. 
 
The proposal will not reduce the supply of vacant land that could be used for 
future expansion or relocation of industry or businesses. Rather, it will 
provide more industrial land and allow adjacent parcels already zoned LI to be 
developed with expanded industrial uses. 
 

 8.B.6: Provide for a broad range of types and sizes of industrial and 
commercial development to provide a broad cross section of employment 
opportunities for residents. 
 
The Applicant explains that their request is necessary to construct a building 
that will house a company providing safety management services to public 
infrastructure projects in the Pacific Northwest. Staff has not identified any 
similar business in the area of the subject property, and the existing industrial 
buildings in the area are much larger than what is being considered by the 
Applicant. Staff finds that the prospective safety management services 
business itself could provide new types of employment opportunities to 
residents while also supporting public works projects that foster additional 
employment opportunities. 
 

 8.B.1: Provide sufficient industrial land of the types identified in the Industrial 
section of Chapter 4, Land Use. 
 
The application details how the proposal will provide additional industrial 
land that: has excellent access to the regional transportation network; has 
frontage on a minor arterial; is conceivably large enough to for several 
industries working cooperatively in an industrial park; and could be developed 
with light industrial uses according to the required development standards 
(i.e., for access, circulation, landscaping, etc.). 

 
This application is consistent with Comprehensive Plan Chapter 8. 

 
 

Chapter 9 – Open Space, Parks & Historic Sites 
 
The subject property is not in, nor does it abut, any designated open space area. There 
are no parks or protected historic sites on the property or on any adjacent property. 
Staff agrees with the Applicant that their requested amendment does not affect any 
open space, parks, or historic site. 
 
This application is consistent with Comprehensive Plan Chapter 9. 
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Chapter 10 – Community Plans and Design Plans 
 
The subject property is not in an area of the County with a particular community plan 
or design plan. 
 
This application is consistent with Comprehensive Plan Chapter 10. 

 
 
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 how the Applicant’s proposal is 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 300 of 
the proposed expansion area 20 days in advance, and notice published in the local 
newspaper at least 10 days in advance. ODOT, the City of Happy Valley, and other 
relevant agencies were duly notified. The Clackamas CPO is currently inactive.  
 
This application is being processed consistent with Comprehensive Plan Chapter 
11 and implementing regulations in ZDO Section 1307. 

 
 
D. ZONING AND DEVELOPMENT ORDINANCE (ZDO) CRITERIA:  

 
Section 1202, Zone Changes, of the County’s ZDO provides standards, criteria, and 
procedures under which a change to the zoning maps (i.e., a zone change from MR-1 to LI) 
may be approved. Subsections of Section 1202 relevant to this application are reviewed here 
below. 

 
1202.03 – GENERAL APPROVAL CRITERIA 
 

A zone change requires review as a Type III or IV application pursuant to Section 
1307, Procedures, and shall be subject to the following standards and criteria: 
 
A. The proposed zone change is consistent with the applicable goals and policies of 

the Comprehensive Plan. 
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B. If development under the proposed zoning district designation has a need for any 
of the following public services, the need can be accommodated with the 
implementation of the applicable service provider’s existing capital improvement 
plan:  sanitary sewer, surface water management, and water.  The cumulative 
impact of the proposed zone change and development of other properties under 
existing zoning designations shall be considered. 
 

C. The transportation system is adequate and will remain adequate with approval of 
the proposed zone change. […] 
 

D. Safety of the transportation system is adequate to serve the level of development 
anticipated by the proposed zone change. 

 
This application, which includes a proposed zone change from MR-1 to LI, is being reviewed 
and processed as a Type III application pursuant to ZDO Section 1307, Procedures. This 
report outlines how the proposal is consistent with applicable goals and policies of the 
County’s Comprehensive Plan.  
 
The prospective development of the subject property will need sanitary sewer, surface water 
management, and water services. The Applicant has provided a Preliminary Statement of 
Feasibility from the provider of each of these services attesting that the prospective 
development can be provided with the necessary services. 
 
ZDO Subsections 1202.03(C)(1)-(7) define what is meant by an “adequate” transportation 
system. The Applicant’s submitted TIS, which was completed by a licensed engineer, finds 
that the County’s existing and planned transportation system is adequate to serve the 
proposed zone change, and the County’s Transportation Engineering Division concurs. 
ODOT was provided notice of this application and has not opposed it for safety concerns or 
for any other reason. 

 
The relevant requirements of ZDO Subsection 1202.03 are satisfied. 

 
 



EXHIBIT LIST 
IN THE MATTER OF Z0299-20-CP & Z0300-20-ZAP (Brooktraut Properties LLC)

Ex. 
No. 

Date 
Received 

Author or Source Subject & Date of Document (if different 
than date received) 

1 07/29/2020 Brooktraut Properties 
LLC and Peter Fry 
(Applicant) 

Subject application, first received July 17, 
2020 but made complete on July 29, 2020, 
including: tax map; feasibility statements from 
Clackamas Water Environment Services and 
Clackamas River Water; a transportation 
impact study (TIS) completed by Clemow 
Associates LLC (erroneously dated 2018 
instead of 2020); pre-application conference 
guidance; property owner certification; 
responses to an Incomplete Application 
Notice; and a current conditions map 

2 09/02/2020 Clackamas County, 
DTD 

Current Clackamas County Comprehensive 
Plan Map 4-6, North Urban Area Land Use 
Plan, with subject property identified 

3 09/02/2020 Clackamas County, 
DTD 

Current Clackamas County Zoning Map, North 
Urban Area Zoning, with subject property 
identified 

4 09/02/2020 Metro Metro Functional Plan Title 4 Map, Industrial 
and Other Employment Areas

5 09/02/2020 Clackamas County, 
Assessor’s Office 

September 2, 2020, Property Account 
Summary for subject property 

6 09/02/2020 Clackamas County, 
DTD 

Record for Z0033-02-CP & Z0034-02-Z 

7 09/02/2020 Pamplin Media Group Affidavit of Publication notarized August 27, 
2020, for notice in newspaper 

8 09/02/2020 EcoNorthwest September 2019 “Clackamas County Regional 
Housing Needs Analysis Final Summary 
Report” 

9 07/07/2020 Christian Snuffin, 
Senior Traffic Engineer, 
Clackamas County 

July 7, 2020, email concurring with 
Applicant’s TIS 

10 09/01/2020 Gary Shepard and Dan 
Kaempff of Metro, and 
Glen Hamburg of 
Clackamas County 
(Planning Staff) 

August 31 and September 1, 2020, email 
correspondence concerning Metro’s future 
comments 
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150 Beavercreek Rd

Oregon City, OR 97045

503-655-8671

Property Account Summary
9/2/2020

Account Number 00481295 Property Address 16147 SE 135TH AVE , CLACKAMAS, OR 97015

General Information

Alternate Property # 22E11D 01601

Property Description
Section 11 Township 2S Range 2E Quarter D TAX 
LOT 01601

Property Category Land &/or Buildings
Status Active, Host Other Property, Locally Assessed
Tax Code Area 012-051
Remarks

Property Characteristics

Neighborhood 15431: Clackamas/Carver 100, 101
Land Class Category 101: Residential land improved
Building Class Category 13: Single family res, class 3
Year Built 1946
Acreage 0.99 
Change property ratio 1XX

Property Details

Living Area 
Sq Ft

Manf Struct 
Size

Year 
Built

Improvement 
Grade

Stories Bedrooms
Full 
Baths

Half 
Baths

1542 0 X 0 1946 35 1.0 2 2 0

Property Values

Value Type
Tax Year 

2019
Tax Year 

2018
Tax Year 

2017
Tax Year 

2016
Tax Year 

2015
AVR Total $249,256 $241,996 $234,948 $228,105 $221,461
Exempt
TVR Total $249,256 $241,996 $234,948 $228,105 $221,461
Real Mkt Land $218,931 $198,956 $184,574 $166,197 $133,436

9/2/2020http://ascendweb.clackamas.us/ascendweb/(S(0jok0i0wyuo4rmuidt24yzlu))/parcelinfo.aspx
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Real Mkt Bldg $132,130 $119,390 $116,120 $105,790 $100,130
Real Mkt Total $351,061 $318,346 $300,694 $271,987 $233,566
M5 Mkt Land $218,931 $198,956 $184,574 $166,197 $133,436
M5 Mkt Bldg $132,130 $119,390 $116,120 $105,790 $100,130
M5 SAV 
SAVL (MAV Use Portion)
MAV (Market Portion) $249,256 $241,996 $234,948 $228,105 $221,461
Mkt Exception 
AV Exception

Tax Rate

Description Rate
Total Rate 18.3261

Tax Balance

Related Properties
P2184062 is Located On this property starting 01/01/1980 until 01/01/2002
01229824 is Located On this property starting 01/01/1980 until 01/01/1999

Active Exemptions

No Exemptions Found

Events

Effective 
Date

Entry Date-
Time

Type Remarks

01/22/2020
02/10/2020 
12:38:00

Taxpayer Changed
Property Transfer Filing No.: 365710 01/22/2020 by 
SHAMMOND 

01/22/2020
02/10/2020 
12:38:00

Recording 
Processed

Property Transfer Filing No.: 365710, Warranty 
Deed, Recording No.: 2020-005093 01/22/2020 by 
SHAMMOND 

09/29/2014
09/30/2014 
16:27:00

Taxpayer Changed
Property Transfer Filing No.: 268429 09/29/2014 by 
AMANDAOLS 

09/29/2014
09/30/2014 
16:27:00

Recording 
Processed

Property Transfer Filing No.: 268429, Bargain & 
Sale, Recording No.: 2014-049542 09/29/2014 by 
AMANDAOLS 

06/05/2006
06/05/2006 
14:59:00

Annexation 
Completed For 
Property

Term Industrial Plan Area for 2006-07 pt 1-annexed 
by 012-051 for 2006-Revise TCA Membership by 
JENMAYO

06/06/2003
06/06/2003 
09:24:00

Seg/Merge 
Completed

Parent in Seg/Merge SM030685, Effective: 
01/02/2002 by LAURIEB

06/06/2003
06/06/2003 
09:23:00

Seg/Merge Initiated
SM030685 EFFECTIVE 2003-04: -0.01 AC TO 
ROAD BY 2002-081970; BEFORE 01/01/2003 by 
LAURIEB

05/07/2002
05/07/2002 
16:45:00

Annexation 
Completed For 
Property

Clack Ind Area UR Cleanup-annexed by UR 
CLACKAMAS COUNTY IA for 2002-Revise 
District Membership by JENMAYO

9/2/2020http://ascendweb.clackamas.us/ascendweb/(S(0jok0i0wyuo4rmuidt24yzlu))/parcelinfo.aspx
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05/23/2001 05/31/2001 
12:56:00

Recording 
Processed

Property Transfer Filing No.: 32886, Warranty Deed, 
Recording No.: 2001-038128 05/23/2001 by 
LYNNENEW

05/23/2001
05/31/2001 
12:56:00

Taxpayer Changed
Property Transfer Filing No.: 32886 05/23/2001 by 
LYNNENEW

07/01/1999
07/01/1999 
12:00:00

Ownership at 
Conversion

Bargain and Sale: 97-12309, 10/1/96, $ 189000

Receipts

Date
Receipt 
No.

Amount 
Applied

Amount 
Due

Tendered Change

11/15/2019 00:00:00 4704166 $4,495.41 $4,495.41 $4,360.55 $0.00
11/13/2018 00:00:00 4506397 $3,991.92 $3,991.92 $3,872.16 $0.00
11/15/2017 00:00:00 4328879 $3,861.70 $3,861.70 $3,745.85 $0.00
11/15/2016 00:00:00 4140504 $3,721.81 $3,721.81 $3,610.16 $0.00
11/13/2015 00:00:00 3942131 $3,514.02 $3,514.02 $3,408.60 $0.00

Sales History

Sale Date
Entry 
Date

Recording 
Date

Recording 
Number

Sale 
Amount

Excise 
Number

Deed 
Type

Grantee(Buyer)
Other 
Parcels

01/22/2020 02/10/2020 01/22/2020
2020-
005093 

$500,000.00 365710 
BROOKTRAUT 
PROPERTIES 
LLC

No

09/29/2014 09/30/2014 09/29/2014
2014-
049542 

$180,000.00 268429 
LANDCO 
DEVELOPMENT 
CORP

No

05/23/2001 05/31/2001 05/23/2001
2001-
038128 

$200,000.00 32886 
LANDRETH 
RODNEY

No

9/2/2020http://ascendweb.clackamas.us/ascendweb/(S(0jok0i0wyuo4rmuidt24yzlu))/parcelinfo.aspx
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Key Findings
The Clackamas County Housing Needs Analysis was developed to support the 
work of the Clackamas County Coordinating Committee (C4) and the Clackamas 
County Affordable Housing and Homelessness Policy Task Force. The Housing 
Needs Analysis presents data and analysis about housing affordability, changes 
in demographics, changes in the housing market, land supply, and other factors 
contributing to issues of housing affordability in the County.

 ■ Clackamas County is growing. Since 2000, the County grew  
by 56,576 people (14%), 22,949 households (15%), and 24,051 dwelling  
units (18%).

 ■ Demographics are changing across Clackamas County and the State.  
The largest age groups are the Baby Boomers and the Millennials. Growth of 
these groups is driving a need for smaller units to accommodate the increasing 
number of one- and two-person Baby Boomer households and Millennial (and 
younger) households that will have growing families over the next 20 years.

 ■ Housing stock across the county remained predominately single-family 
detached. As of 2012-2016, the County’s housing mix was 76% single-family 
detached, 20% multifamily, and 4% single-family attached (e.g. townhomes). 
Metro requires urban areas of Clackamas County and the cities within the 
Metro Urban Growth Boundary to plan for at least 50% of its housing stock to 
be multifamily or single-family attached. Clackamas County and most of the 
cities within the County will need to plan for a wider variety of housing types 
over the next 20 years. 

 ■ Housing affordability is a growing concern across the County and across 
the Portland Region. Clackamas County’s median household income was 
$68,915 in 2012-2016 – about $17,235 (33%) more than it was in 2000. 
Despite growing incomes, rates of cost-burdened households have increased 
faster. In 2000, the median home value was 3.7 times the median household 
income. By 2012-2016, the median home value is 4.6 times the median 
household income. 

 ■ A growing number of households are paying more than they can afford 
for housing. In 2000, 26% of households were cost burdened and by 2012-
2016, 34% of households were cost burdened. Renters struggle with housing 
affordability in particular. As of 2012-2016, 49% of renters were cost burdened, 
up from 39% in 2000. 

 ■ Housing prices are continuing to increase. From February 2015 to February 
2019, the median sales price grew by $136,655 (46%), to a median of about 
$435,000. 

 ■ Rental costs are also increasing. According to data from CoStar, multifamily 
rent in Clackamas County increased from an average of $855 in 2010 to 
$1,255 in 2018, an increase of nearly $400 or 47%.

The changes in demographics and increases in housing costs are driving  
need for more diverse housing types, including smaller single-family detached units, 
cottage housing, duplexes, triplexes, quad-plexes, townhouses, and all types of 
multifamily housing. 

Clackamas County  
is growing! 

From 2000 to 2012-2016, 
Clackamas County increased 

by 56,576 people (14%), 22,949 
households (15%), and 24,051 

dwelling units (18%).
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Unless otherwise specified, the 
source for data presented in this 
report is the U.S. Census American 
Community Survey. 

Introduction
Clackamas County embarked on discussions about housing affordability and 
approaches to foster the maintenance and development of affordable housing 
for all income levels. The Clackamas County Board of Commissioners formed 
the Clackamas County Affordable Housing and Homelessness Policy Task Force 
to research, recommend, and support new policies and strategies to address 
housing affordability and homelessness in Clackamas County.

The products of the Clackamas County HNA are:

 ■ Clackamas County Housing Needs Analysis report. The report presents 
information about buildable lands, demand for new housing, and housing 
affordability for unincorporated Clackamas County and participating cities 
(as described on the next page of this summary). The focus is on growth in 
Clackamas County and its cities over the 2019-2039 period. This report is 
nearly 500 pages long and presents extensive technical information about 
housing needs and residential land capacity.

 ■ Summary Report of Clackamas County Housing Needs Analysis. The 
Summary Report, which you are reading, focuses on issues of changing 
demographics and housing affordability for unincorporated Clackamas 
County and participating cities within the county. 

Clackamas County, with support from the Department of Land Conservation 
and Development and cities within the County, contracted with ECONorthwest 
to develop the HNA. The report is intended to support the work of the Task 
Force by presenting data and analysis about housing affordability, changes in 
demographics, changes in the housing market, land supply, and other factors 
contributing to issues of housing affordability. 

The focus of the HNA is on unincorporated Clackamas County, both areas 
within the Metro Urban Growth Boundary (UGB) and areas outside of any city’s 
UGB. The full HNA technical report presents extensive information about land 
sufficiency for unincorporated areas in Clackamas County, with emphasis on 
Clackamas County’s unincorporated areas within the Metro UGB. The map on 
the following page describes the geographies used in this analysis.

In addition, the HNA presents baseline housing needs analyses for participating 
cites in Clackamas County. The baseline housing needs analyses present 
assessments of housing needs and whether the cities can accommodate growth 
on existing lands in their UGB under current policies. The baseline HNAs are 
intended to provide information for future discussions of housing needs in the 
cities. They do not reflect potential changes in policies resulting from additional 
understanding of the conditions of the local housing market.

This report summarizes the results of the full HNA. It focuses on issues most 
directly related to meeting housing needs of current and new residents: changes 
in demographics and housing preferences, changes in the housing market, 
housing affordability, and a summary of land sufficiency. This report presents 
information for Clackamas County and all of the cities in the County, regardless 
of whether they participated in the full HNA. 

The Clackamas County  
HNA provides information 
to help the County 
and cities meet the 
requirements of Goal 10 to 
provide opportunities for 
development of housing  
that meets the needs  
of households at all  
income levels.

The Clackamas County HNA 
presents a full, adoption-ready 
housing needs analysis for Urban 
Unincorporated Clackamas County. 

The HNA presents a baseline 
housing needs analysis within 
the context of current policies for 
participating cities to support local 
discussions of housing needs.
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Geographies used  
in this analysis
The full Clackamas County Housing Needs Analysis focused on Urban 
Unincorporated Clackamas County (unincorporated areas within Metro’s UGB) 
and Rural Unincorporated Clackamas County (unincorporated areas outside 
of any city’s UGB). This analysis focused on growth and land sufficiency in 
these unincorporated areas of the County, determining whether the County has 
sufficient land to accommodate expected growth in unincorporated areas. 

The HNA considered housing needs in Clackamas County as a whole, presenting 
data for each of the cities in the County: Barlow, Canby, Estacada, Gladstone, 
Happy Valley, Johnson City, Lake Oswego, Milwaukie, Molalla, Oregon City, 
Rivergrove, Sandy, West Linn, and Wilsonville.

GEOGRAPHIES USED IN THE ANALYSIS 
Source: ECONorthwest. 

In the HNA report, 
ECONorthwest conducted 

baseline HNA’s for 
participating cities including 

the cities of: Estacada, 
Gladstone, Happy Valley, 

Molalla, Oregon City, West 
Linn, and Wilsonville. 

Other cities within Clackamas 
County did not participate in the 

HNA. While this Summary presents 
information about these cities, the 

full HNA report does not present 
a baseline HNA for the non-

participating cities.
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Factors Affecting 
Housing Need
Studies and data analysis have shown a clear linkage between demographic 
characteristics and housing choice, as shown in the exhibit below. 

KEY RELATIONSHIPS INCLUDE: 

 ■ Housing needs change over a person’s lifetime. 
 ■ Homeownership rates increase as income increases. 
 ■ Homeownership rates increase as age increases. 
 ■ Choice of single-family detached housing increases as income 

increases. 
 ■ Renters are much more likely to choose multifamily housing than 

single-family housing. 
 ■ Income is a strong determinant of homeownership and housing-type 

choice for all age categories. 
Population and housing characteristics are useful for better understanding the 
residents of Clackamas County. Population growth, age of residents, household 
size and composition, and home ownership provide useful context about how 
the characteristics of Clackamas’ households compare to the Portland Region 
(Clackamas, Washington, and Multnomah counties combined) and Oregon. 
Unless otherwise noted, all data in this document are from the U.S. Census 
2012-2016 American Community Survey. 

Family Single 
Young Adult

Young
Couple

Family with 1 Child

Older 
Couple

Family with 
3 Children

HOUSING LIFE CYCLE 
Source: ECONorthwest. 

The HNA focuses on  
key determinants of  
housing choice: income, age, 
and household composition.
As the adults in households age, 
income generally increases and 
their household composition 
changes. Incomes generally 
increase until retirement, allowing 
households to afford to spend more 
on housing as they age. At the 
same time, household composition 
changes, generally with addition 
of children for younger households 
and departure of children for older 
households. The changes in these 
three factors illustrate the housing 
life cycle that most households 
experience in one form or another. 
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Growth in population  
drives growth in housing.  

Clackamas County population is 
growing at about the same rate as 
the Portland Region and the State, 

adding nearly 140,600 people 
between 1990-2017. About 57% of 

Clackamas County’s growth was 
the result of people moving into 

Clackamas County from another 
part of Oregon, the U.S., or  

from outside of the U.S.

POPULATION, 2017
Source: Portland State University, Population Research Center

413,000
Clackamas County

4,141,100
Oregon

1,811,860
Portland Region  

AVERAGE POPULATION GROWTH PER YEAR, 1990-2017
Source: Portland State University, Population Research Center

  CLACKAMAS COUNTY  1.5%

  PORTLAND REGION  1.6%

  OREGON   1.4%

POPULATION BY CITY IN CLACKAMAS COUNTY, 2017
Source: Portland State University, Population Research Center (with the exception of Urban and 
Rural Unincorporated Clackamas County which used ACS 2012-2016 data). 

Population in urban unincorporated 
Clackamas County accounted 
for nearly 25% of the County’s 

population and rural unincorporated 
Clackamas County accounted for 

nearly 19% of the  
County’s population. 

135 500 565 3,280
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MEDIAN AGE, 2012-2016

PERCENT POPULATION 60 YEARS AND OLDER, 2012-2016

AGE STRUCTURE FOR CLACKAMAS COUNTY, 2012-2016The population in Clackamas 
County is getting older, 
consistent with state and 
national trends. 
 
The Millennial generation (born 
1980 to 2000) accounts for about 
24% of the population and the 
Baby Boomer generation (born 
1946 to 1964) accounts for a bit 
more than 25% of the population in 
Clackamas County.

Changes in the age 
composition will result in 
changes in housing need.  
 
Growth of households with 
people over 60 years old will 
drive need for smaller units for 
one- and two-person households 
and affordable to retirees. The 
Millennial generation and younger 
generations will form households 
over the next 20 years, driving 
need for housing large enough 
to accommodate families with 
children and affordable to  
younger households.

8 • ECONorthwest            

AGE DISTRIBUTION

EXHIBIT 8
Z0299-20-CP & Z0300-20-ZAP

(Brooktraut Properties LLC)
Page 8 of 22



HOUSEHOLD COMPOSITION, CLACKAMAS COUNTY, 2012-2016

Clackamas County on average has 
a higher share of family households 
with children and family households 
without children when compared to 

the Portland Region and State. 

Clackamas County has higher share of family households with children when compared to the State average. Ten cities 
have higher than average share of family households with children than the County average.

HOUSEHOLD COMPOSITION BY CITY IN CLACKAMAS COUNTY, 2012-2016

26%

28%

29%

37%

34%

40%

37%

38%

31%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Oregon

Portland Region

Clackamas County

Family Households with children Family households without children Nonfamily households
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Clackamas County is less 
ethnically diverse than the 
Portland Region and State. 
Barlow and Canby are the 
most ethnically diverse cities in 
Clackamas County. 

PERCENT OF POPULATION THAT IS 
HISPANIC OR LATINO BY CITY, 2012-2016

PERCENT OF POPULATION  
BY RACE, EXCLUDING WHITE ALONE BY CITY, 2012-2016

Clackamas County  
is less racially diverse  
when compared to the  
State average. 
Happy Valley and Rivergrove  
are more racially diverse when 
compared to the State and County 
average.  

Black

Asian

Two or More Races

Some Other Race Alone
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People over 60 years old are 
forecast to grow faster than 

other age groups.

People age 60 and older are 
forecast to increase from 26% 

of the population to 27% of the 
population between  

2020 and 2040.

The areas with the largest 
forecast for population 

growth are: 

Happy Valley (including Pleasant 
Valley/North Carver), Urban 

Unincorporated Clackamas County, 
and the City of Sandy. Johnson 

City is expected to decline  
by three people.

POPULATION FORECAST GROWTH 
OF NEW RESIDENTS BY CITY, 2019-2039  
Source: Portland State University, 
Population Research Center & Metro 2040 Household Distributed Forecast

PERCENT POPULATION AGE CHANGE  
FOR CLACKAMAS COUNTY, 2020-2040

Happy Valley & 

Pleasant  
Valley/North Carver

Urban Unincorporated

Sandy

Canby

Oregon City

Molalla 

Rural Unincorporated

Wilsonville

Lake Oswego

Milwaukie

West Linn

Estacada

Gladstone

Rivergrove

Barlow 

 Johnson City

24,000

18,400

6,803

6,410

5,416

  0            5,000        10,000       15,000       20,000      25,000      30,000

8,397

4,551

3,373

2,420

2,130

1,814

1,538

464

17

9

-3

New Residents
Estimate for Happy Valley and Pleasant Valley/North Carver is based on the forecast for new 
dwelling units in the area, assuming an average household size of 3.03 persons per household, 
consistent with Happy Valley’s average household size from the Census’ 2012-2016 American 
Community Survey.
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A majority, about 75%,  
of Clackamas County’s  
housing stock is single-family 
detached housing, more than  
the Portland region.

Housing Market
Analysis of historical development trends in Clackamas County and its cities 
provides insights into how the local housing market functions in the context of  
the Portland Region. This report groups housing into the three housing types 
shown below. 

SINGLE-FAMILY 
DETACHED 

(includes mobile and 
manufactured homes)

SINGLE-FAMILY 
ATTACHED 
(Townhouses)

MULTI-FAMILY
(Condos, apartments, duplexes)

SINGLE-FAMILY 
DETACHED

SINGLE-FAMILY 
ATTACHED

MULTI-FAMILY

MIX OF HOUSING TYPES BY CITY, 2012-2016

The majority of housing stock in all of the cities in the County is single-family detached housing, with the exception of 
Wilsonville’s housing stock that is comprised of 41% single-family, 51% multifamily, and 8% single-family attached housing.  

41%

61% 63% 65%
72% 74% 74% 75% 76% 78% 78% 78% 80%

9% 2%

7% 4% 4% 3%
9% 7% 6%

51%

29% 32% 32%

21% 20% 21% 20% 21%
13% 15% 14%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Wilsonville Lake Oswego Portland
Region

Milwaukie Canby Oregon City Gladstone Clackamas
County

Molalla Sandy Estacada West Linn Happy Valley

Single-Family Detached Single-Family Attached Multifamily

8%

5%

6%

22%
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HOMEOWNERSHIP RATES 
BY TYPE OF UNIT, CLACKAMAS COUNTY, 2012-2016

Clackamas County’s home 
ownership rates are  

higher when compared to  
the Portland Region.

A majority of Clackamas County 
renters live in multifamily housing 

and most homeowners live in 
single-family detached housing.

Clackamas County’s homeownership rates are higher when compared to the Portland region. Wilsonville has the lowest 
homeownership rate of about 44%.

HOMEOWNERSHIP RATES BY CITY, 2012-2016

94%

34%

4%

6%

2%

60%

0% 20% 40% 60% 80% 100%

Owner

Renter

Single-family detached Single-family attached Multifamily

SINGLE-FAMILY 
DETACHED

SINGLE-FAMILY 
ATTACHED

MULTI-FAMILY
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Renters are the  
most cost burdened.
Similar to the Portland region, 
more renter households are cost 
burdened and severely cost 
burdened than owner households 
in Clackamas County.

Housing Affordability
The term affordable housing refers to a household’s ability to find housing within 
its financial means. Housing affordability affects both higher- and lower- income 
households and is an important issue for Clackamas County and the Portland 
region. Low-income households have fewer resources available to pay for 
housing and have the most difficulty finding affordable housing. Key points about 
affordability in Clackamas County: 

 ■ A household would need to have a combined income of about $50,000 to 
afford the county’s average multifamily rent of $1,253. About 35% of the 
households in Clackamas County have income below this level.

 ■ A household would need to have income of at least $105,000 to afford 
the county’s median sales price of a home of $434,900. About 70% of 
Clackamas County’s households have income below this level.

 ■ Clackamas County currently has a deficit of thousands of housing units 
affordable to households earning between $10,000 and $35,000 per year. 
This results in many of these households living in housing they cannot afford.

PERCENT OF CLACKAMAS COUNTY’S HOUSEHOLDS THAT ARE COST 
BURDENED BY OWNERSHIP STATUS, 2012-2016

A household is considered 
cost burdened if they spend 
30% or more of their gross 
income on housing costs.
A household is severely cost 
burdened if they spend 50% or 
more of their gross income on 
housing costs. Housing costs 
include rent and selected utilities or 
mortgage, interest, property taxes, 
and selected utilities.
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Johnson City

Molalla

Milwaukie

Gladstone

Barlow

Oregon City

Clackamas Co.

Portland Reg.

Sandy

Oregon

Canby

Estacada

Wilsonville

Happy Valley

Lake Oswego

West Linn

Rivergrove
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PERCENT OF CLACKAMAS COUNTY’S HOUSEHOLDS  
THAT ARE COST BURDENED BY CITY, 2012-2016

MEDIAN HOUSEHOLD INCOME, 2012-2016

Gladstone, Milwaukie, 
Molalla, and Johnson City  

are the most cost burdened 
in the county. 

Gladstone, Milwaukie, Molalla, and 
Johnson City have the greatest 

share of households that are 
cost burdened and severely cost 
burdened in Clackamas County 

that total more than 30% of all 
households in each city. 

Rivergrove, Happy Valley, Lake Oswego, and West Linn have higher median household incomes than the County average. 
Barlow and Johnson City have the lowest median household incomes. 
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27%

21%

19%

18%

19%

18%

18%

16%

17%

21%

20%

17%

18%

15%

15%

11%

25%

8%

11%

12%

11%

9%

10%

10%

11%

11%

6%

7%

9%

8%

12%

11%

10%

Cost Burdened

Severely Cost Burdened

   Clackamas County Regional Housing Needs Analysis • 15

HOUSING AFFORDABILITY

EXHIBIT 8
Z0299-20-CP & Z0300-20-ZAP

(Brooktraut Properties LLC)
Page 15 of 22



$ 0             $100,000   $200,000       $300,000       $400,000         $500,000       $600,000      $700,000

Rivergrove 

West Linn

Lake Oswego

Canby

Happy Valley

Wilsonville

Clackamas Co.

Oregon City

Gladstone

Milwaukie

Oregon 

Sandy

Estacada

Molalla

$655,000

$552,500

$548,500

$472,500

$461,445

$454,500

$434,900

$423,500

$377,000

$369,500

$356,000

$342,700

$299,000

$290,000

Rivergrove 

Lake Oswego

West Linn

Happy Valley

Sandy

Wilsonville

Clackamas Co.

Oregon City

Gladstone

Milwaukie

Molalla

Oregon 

Canby

 Johnson City

Estacada

$1,667

$1,371

$1,315

$1,282

$1,136

$1,127

$1,091

$1,053

$1,053

$972

$957

$941

$935

$693

$648

$0             $200          $400         $600          $800        $1,000       $1,200       $1,400      $1,600       $1,800

MEDIAN HOUSING SALES PRICE BY CITY, FEBRUARY 2019 Source: Zillow
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FINANCIALLY ATTAINABLE HOUSING BY MEDIAN FAMILY INCOME, CLACKAMAS COUNTY, 2018

If your household earns....

Then you can afford....

$41,000 $65,000 $81,000 $98,000$24,000
(30% of MFI) (50% of MFI) (80% of MFI) (100% of MFI) (120% of MFI)

$600
monthly rent

$1,018

$123,000-
$144,000

monthly rent

OR

home sales price

$1,625

$228,000-
$260,000

monthly rent

OR

home sales price

$2,025

$284,000-
$324,000

monthly rent

OR

home sales price

$2,450

$343,000-
$392,000

monthly rent

OR

home sales price

Cashier
$25,930

Postal Carrier
$42,240

Nursing Assistant
$32,350

Police Officer
$73,400

Financial Analyst
$90,180

Teacher
$55,150

Electrial Engineer
$96,550

Landscape Architect
$62,860

Real Estate Manager
$81,830

The graphic below shows housing affordability by income, categorizing incomes by Clackamas County’s Median Family 
Income (MFI). The graphic shows the amount a household with the given income can afford to spend on housing, 
assuming the household spends no more than 30% of gross income on housing costs.

HOUSING AFFORDABILITY

SHARE OF CLACKAMAS COUNTY’S HOUSEHOLD BY MEDIAN FAMILY INCOME, 2012-2016
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49,342 HH

30,510 HH29,275 HH

19,705 HH
22.318HH

14.77% 13.01% 19.37% 20.19% 32.64%

Twenty-eight percent 
of Clackamas County 

households earn 50% of MFI 
or less, about $40,700 per 

year or less. 

They cannot afford a  
two-bedroom apartment at  

the county’s Fair Market  
Rent of $1,330.
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Housing Forecast  
and Land Sufficiency
The forecasts for new housing are based on the forecast for population growth 
(for geographies outside the Metro UGB) or household growth (for geographies 
in the Metro UGB).

FORECAST OF NEW HOUSING BY TYPE OF 
HOUSING, CITY,  AND UNINCORPORATED AREA, 2019-2039 

Housing Needs Analyses compare the capacity of vacant and partially vacant residential land (in terms of dwelling units) 
with demand for housing. Some jurisdictions do not have enough land (in all or some plan designations) to accommodate 
growth of single-family detached, single-family attached (townhouses), or multifamily housing. 

LAND CAPACITY AND SUFFICIENCY TO ACCOMMODATE GROWTH, 2019-2039

Jurisdiction
Capacity for new housing 
(dwelling units) on vacant 

residential land

Is there Enough Capacity  
to Accommodate the Housing 

Forecast?

What Plan Designations (if any)  
do not have Enough Capacity?

Gladstone  86 No, deficits of capacity  
in all plan designations

Low Density Residential 
Medium Density Residential 
High Density Residential

Wilsonville  336 Yes, in some plan designations but some 
designations have deficits of capacity

Residential Planned Development 
 4-5 DU/Acre and 6-7 DU/Acre

West Linn  341 No, deficits of capacity  
in all plan designations

Low Density Residential
Medium Density Residential 
Medium-High Density Residential

Molalla  422 No, deficits of capacity  
in all plan designations

Low Density Residential 
Medium Density Residential 
Medium-High Density Residential

Happy Valley, including 
Pleasant Valley/North 
Carver

 2,193 No, deficits of capacity 
in all plan designations

Very Low Density Residential 
Low Density Residential 
Medium Density Residential 
High Density Residential 
Mixed Use Residential

Estacada  2,261 Yes, in some plan designations but some 
designations have deficits of capacity Multiple Family Residential

Clackamas County Rural 
Unincorporated

 2,307 Yes, all plan designations  
have enough capacity N/A

Clackamas County Urban 
Unincorporated

 3,178 No, deficits of capacity  
in all plan designations

Low Density Residential 
Medium Density Residential 
Medium-High Density Residential 
High Density Residential

Oregon City  6,573 Yes, in some plan designations but some 
designations have deficits of capacity High Density Residential

Jurisdiction Single-family 
Detached

Single-family 
attached Multifamily Total

Gladstone  159  64  95  318 
Estacada  485  56  153  694 
West Linn  498  250  250  998 
Clackmas County Rural Unincorporated  1,813  19  38  1,870 
Molalla  1,327  306  409  2,042 
Wilsonville  1,238  248  990  2,476 
Oregon City  1,429  572  857  2,858 
Happy Valley, incl. Pleasant Valley/N. Carver  3,986  837  3,151  7,974 
Clackmas County Urban Unincorporated  4,087  817  3,271  8,175 
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HOUSING FORECAST AND LAND SUFFICIENCY, 2019-2029

Every city and urban 
unincorporated areas have 
plan designations where there 
is not enough capacity to 
accommodate the forecast of 
growth. 
The most common designations 
with deficits are medium- and  
high-density plan designations.
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Conclusions
The broad conclusions of the Clackamas County HNA are as follows. The full 
technical report provides more information about conclusions specific to Urban 
and Rural Unincorporated areas and for each participating city.

 ■ Population is expected to grow in unincorporated parts of the 
county and in most cities between 2019-2039. Population growth 
will increase demand for new housing. The places with the largest 
forecast for number of new dwellings (and population) are: Urban 
Unincorporated Clackamas County, Happy Valley, Sandy, Canby, 
Oregon City, Molalla, Urban Unincorporated Clackamas County, and 
Wilsonville. The places forecast to have the least growth are Johnson 
City, Barlow, and River Grove.

 ■ Demographic changes will also result in changes in the type 
of new housing needed. Key demographic changes in Clackamas 
County are the continued aging of the Baby Boomers and household 
formation of Millennials and younger households. 

 ● As the Baby Boomers continue to age, they will make a variety of 
housing choices. The majority of Baby Boomers are expected to 
remain in their homes as long as possible, downsizing or moving 
when illness or other issues cause them to move. Demand for 
specialized senior housing, such as age-restricted housing or 
housing in a continuum of care from independent living to nursing 
home care, may grow throughout the County.

 ● Millennials and younger age groups will be a key driver in demand 
for housing for families with children over the next 20 years. The 
ability to attract Millennials and younger populations will depend 
on the County’s availability of affordable renter and ownership 
housing. It may also depend on the location of new housing in 
Clackamas County as many Millennials prefer to live in more  
urban environments.

 ■ Households in Clackamas County, like those in the rest of the 
Portland Region, are struggling with decreasing affordable 
housing, as housing prices and rents increase faster than 
incomes. At least one-quarter of households in all cities (except 
Rivergrove) and unincorporated parts of the county are cost burdened, 
with 30% or more of households cost burdened in Gladstone, 
Milwaukie, Molalla, and Johnson City. Cost burden is higher among 
renters than homeowners. 
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 ■ Cities and the County (in unincorporated areas) need to identify 
opportunities to support development of housing that is affordable  
at all income levels. The HNA groups housing affordability into two 
broad groups:

 ● Housing that is affordable to extremely-low and very-low income 
households (i.e., those earning less than 50% of Median Family 
Income or $41,000 for a family of four). This grouping includes 
people experiencing homelessness. Housing for these households 
is generally developed with subsidy from the federal, state, and 
local governments. 

 ● Housing that is affordable to low-income and middle-income 
households (i.e., those earning between 50% and 120% of Median 
Family Income or $41,00 to $98,000 for a family of four). Housing 
in these income categories is frequently called “naturally occurring 
housing” or “workforce housing.”

 ● An important source of funding to support development of housing 
affordable to households earning less than 80% of Median Family 
Income (less than $65,000 for a family of four) is funding from the 
Metro Bond, which is expected to be used to develop about 2,500 
new units in Clackamas County. 

 ● Cities and the County will need to identify additional ways to 
support all types of housing development that is affordable to all 
income levels. Some approaches include: changes in zoning code 
to support affordable housing development, density bonuses for 
affordable housing development, use of surplus publicly-owned 
land for affordable housing development, property tax abatements, 
systems development charge waivers or changes in the way they 
are charged, and other tools.

 ■ The demographic changes and increasing housing affordability 
challenges will result in increased demand for a wider range 
of new housing. These types of housing include: small-lot single-
family detached housing, accessory dwelling units, cottage housing, 
townhouses, duplexes, triplexes and quad-plexes, smaller-scale 
multifamily housing such as garden apartments, and larger scale-
multifamily housing including multistory apartments and condos, and 
mixed-use developments. Cities and the County should plan for this 
wider range of housing types to meet future housing demand.

20 • ECONorthwest            

 CONCLUSIONS

EXHIBIT 8
Z0299-20-CP & Z0300-20-ZAP

(Brooktraut Properties LLC)
Page 20 of 22



 ■ The County and Cities will need to plan to comply with the 
requirements of House Bill (HB) 2001. HB 2001 was passed after 
the majority of work on the Clackamas County HNA was completed. 
It requires cities with population between 10,000 and 25,000 people 
to allow for development of a duplex on each lot zoned for residential 
use where single-family detached housing is allowed. Cities larger than 
25,000 and cities or counties within the Metro UGB must allow for: (1) 
development of a duplex on each lot zoned for residential use where 
single-family detached housing is allowed and (2) development of 
middle housing types (i.e., cottage clusters, duplexes, triplexes, quad-
plexes, and townhouses). in areas zoned for residential use that allow 
development of single-family dwellings. 

The State will develop a model code for complying with HB 2001 by 
December 31, 2020. Cities with population between 10,000 and 25,000 
have until June 20, 2021 to comply with HB 2001. Cities larger than 
25,000 and cities or counties within the Metro UGB have until June 20, 
2022 to comply with HB 2001.

 ■ The County and most cities have land deficits they should 
address. Within Urban Unincorporated areas, Clackamas County has 
a deficit of land in all plan designations to accommodate the forecast of 
population and housing growth. All of the cities that participated in the 
study had deficits of land in some plan designations, most frequently 
in medium and high density plan designations. The County and the 
cities will need to identify strategies to accommodate housing needs 
within their planning areas. These strategies may include: changes 
to the development code that allow for more efficiently use of land 
(resulting in increasing capacity for housing development), re-zoning 
and redesignating land (especially up-zoning lower density areas to 
medium and high density designations), planning for redevelopment 
that results in increases in density and housing capacity, supporting 
development of new multifamily development (especially affordable 
housing) using the tools described above, and other approaches to 
increasing the capacity of existing residential land. Some cities may 
need an expansion of their UGB (or the Metro UGB) to accommodate 
the forecasts of growth. 

 ■ The participating cities with baseline HNAs should use this 
opportunity to refine and finalize their HNAs. Then to develop 
strategies to meet unmet housing needs, both in terms of land and in 
terms of housing affordability.
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OREGON
KOIN Center

222 SW Columbia St., Suite 1600
Portland, OR 97201

503-222-6060

OREGON
The Washburne Building

72 W Broadway, Suite 206
Eugene, OR 97401

541-687-0051

WASHINGTON
Park Place

1200 6th Avenue, Suite 615
Seattle, WA 98101

206-823-3060

IDAHO
Eagles Center

223 North 6th Street, Suite 430
Boise, ID 83702
208-515-3353

www.ECONW.com
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Hamburg, Glen

From: Snuffin, Christian
Sent: Tuesday, July 7, 2020 4:39 PM
To: Chris Clemow
Cc: Hamburg, Glen
Subject: RE: Clackamas County File Number ZPAC0045-20 - Trautman Properties - TIS Scope of 

Work

Hi Chris, 
 
Thank you for providing me the opportunity to review the transportation impact study memo for the proposed 
Trautman comp plan amendment. I have reviewed the memo and concur with its findings that the zone change will have 
de minimus transportation system impacts and that no further intersection analysis will be needed for TPR compliance. 
 
A couple of minor comments: The address used for our office is incorrect. Also, is this a “scope of work” since the memo 
itself is sufficient? 
 
Glen Hamburg (copied) is the project planner for this application. 
 
Please feel free to contact me should you have any questions. Thanks again 
 
Christian Snuffin, PE, PTOE | Senior Traffic Engineer 
Transportation Safety | Clackamas County Department of Transportation and Development 

150 Beavercreek Road | Oregon City, OR 97045 |  503-742-4716 503-680-5623 

 
Note:  Due to COVID-19, the County’s offices are closed. I am working my regular hours but working remotely. 
 

From: Chris Clemow [mailto:cclemow@clemow-associates.com]  
Sent: Tuesday, July 7, 2020 4:05 PM 
To: Snuffin, Christian <CSnuffin@clackamas.us> 
Subject: Clackamas County File Number ZPAC0045-20 - Trautman Properties - TIS Scope of Work 
 

Warning: External email. Be cautious opening attachments and links. 

 
Christian,  
 
We are working on a project in Clackamas County that includes a zone change and a resulting small increase in 
potential site trip generation. As such, we have prepared the attached preliminary traffic analysis and proposed 
scope of work for County review and approval. 
 
I presume these materials should be sent to you, and they have been addressed accordingly. However, if they 
should be sent to someone else, please let me know. 
 
Thank you, 
Chris 
  
Christopher M. Clemow PE, PTOE  
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Transportation Engineer 
cclemow@clemow-associates.com 
541-579-8315 
PORTLAND | EUGENE | BEND 
 

 
Spam Email 
Phishing Email 
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Hamburg, Glen

From: Gary Shepherd <Gary.Shepherd@oregonmetro.gov>
Sent: Monday, August 31, 2020 2:05 PM
To: Hamburg, Glen
Subject: Re: 16147 SE 135th Ave Map Amendments

Warning: External email. Be cautious opening attachments and links. 

 
Thank you for asking - I will pass to those who review these in the first instance and see that they get back to 
you promptly.  Thanks again for the heads up!  Gary   
 
Gary Shepherd  
Senior Assistant Attorney 
Office of Metro Attorney 
600 NE Grand Avenue 
Portland, OR 97232 
503-806-1626 (cell) 
503-797-1600 (office - out currently) 
gary.shepherd@oregonmetro.gov 
 
Confidential Notice:  This email may contain confidential or privileged information.  If you receive this email in 
error, please do not read, disclose, copy, or distribute the email.  Instead, please notify me immediately by 
replying to this message and by calling 503-797-1600.  I also ask that you please delete the original 
message.  Thank you. 
 
 

From: Hamburg, Glen <GHamburg@clackamas.us> 
Sent: Monday, August 31, 2020 1:57 PM 
To: Gary Shepherd 
Cc: Land Use Notifications 
Subject: [External sender]16147 SE 135th Ave Map Amendments  
  
  
CAUTION: This email originated from an External source. Do not open links or attachments unless you know the content is safe. 
Hello Mr. Shepherd, 
  
I was hoping to confirm that Metro received a copy of the attached notice of upcoming land use hearings at Clackamas 
County, and to see if there were any questions or concerns about the proposal before finalizing the staff 
recommendation to our Planning Commission.  
  
The applicant’s proposal is a Comprehensive Plan Map amendment and concurrent zone change from medium density 
residential to light industrial, matching the zoning/land uses already around it. The subject property is 16147 SE 135th 
Ave (Tax Lot 22E11D-01601). An very similar proposal concerning adjacent properties to the south was approved by the 
County back in 2001. The subject property is already identified as on Metro’s Title 4 map as “industrial”.  
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I’ve attached a copy of the pending application, which includes a TIS. I’ll be sure to send you a copy of the full staff 
report and recommendation next week when it’s available. In the meantime, I can see that any comments Metro has are 
included with the record and addressed. 
  
All the best, 
  
Glen Hamburg 
Senior Planner 
Clackamas County Planning & Zoning 
150 Beavercreek Rd 
Oregon City, OR 97045 
  

     
  
The Clackamas County Department of Transportation and Development is dedicated to providing excellent customer service.  Please help us to serve you better by 
giving us your feedback.  We appreciate your comments and will use them to evaluate and improve the quality of our public service. 
  
  

 
Spam Email 
Phishing Email 
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Hamburg, Glen

From: Daniel Kaempff <Daniel.Kaempff@oregonmetro.gov>
Sent: Monday, August 31, 2020 3:58 PM
To: Hamburg, Glen
Cc: Jennifer Villarreal; Land Use Notifications
Subject: Re: 16147 SE 135th Ave Map Amendments

Warning: External email. Be cautious opening attachments and links. 

 
Hello Glen, 
 
Not sure if we've met, but I'm the Metro planning department liaison to Clackamas County. I'll review the full 
application and staff report when it's available next week. But based on what I'm seeing here, I don't 
anticipate there being any substantive comments. This looks pretty straightforward and as you point out, is 
consistent with the Title 4 map. 
 
Thanks, 
Dan 
 
Dan Kaempff, TDM-CP 
Principal Transportation Planner 
 
My gender pronouns: he/his/him 
Why include this? 
 
Metro | oregonmetro.gov 
600 NE Grand Ave 
Portland, OR 97232-2736 
 
Note: To help prevent the spread of COVID-19, Metro Regional Center is temporarily closed and I am working offsite. 

From: Land Use Notifications 
Sent: Monday, August 31, 2020 14:44 
To: Daniel Kaempff 
Cc: Land Use Notifications; Jennifer Villarreal 
Subject: RE: 16147 SE 135th Ave Map Amendments  
  
Hello Dan, 
Can you please respond? 
Thank you, 
Laura 
  

From: Hamburg, Glen [mailto:GHamburg@clackamas.us]  
Sent: Monday, August 31, 2020 1:58 PM 
To: Gary Shepherd <Gary.Shepherd@oregonmetro.gov> 
Cc: Land Use Notifications <landusenotifications@oregonmetro.gov> 
Subject: [External sender]16147 SE 135th Ave Map Amendments 
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CAUTION: This email originated from an External source. Do not open links or attachments unless you know the content is safe. 
Hello Mr. Shepherd, 
  
I was hoping to confirm that Metro received a copy of the attached notice of upcoming land use hearings at Clackamas 
County, and to see if there were any questions or concerns about the proposal before finalizing the staff 
recommendation to our Planning Commission.  
  
The applicant’s proposal is a Comprehensive Plan Map amendment and concurrent zone change from medium density 
residential to light industrial, matching the zoning/land uses already around it. The subject property is 16147 SE 135th 
Ave (Tax Lot 22E11D-01601). An very similar proposal concerning adjacent properties to the south was approved by the 
County back in 2001. The subject property is already identified as on Metro’s Title 4 map as “industrial”.  
  
I’ve attached a copy of the pending application, which includes a TIS. I’ll be sure to send you a copy of the full staff 
report and recommendation next week when it’s available. In the meantime, I can see that any comments Metro has are 
included with the record and addressed. 
  
All the best, 
  
Glen Hamburg 
Senior Planner 
Clackamas County Planning & Zoning 
150 Beavercreek Rd 
Oregon City, OR 97045 
  

     
  
The Clackamas County Department of Transportation and Development is dedicated to providing excellent customer service.  Please help us to serve you better by 
giving us your feedback.  We appreciate your comments and will use them to evaluate and improve the quality of our public service. 
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