
Exhibit No. Date Received Document Date Who Submitted Brief Summary of Comments

1 02/10/2017 02/10/2017 Jenny Weller, email Expresses concerns about high growth in Stafford Hamlet area

2 02/23/2017 02/23/2017 Mike Stewart, email Expresses concern that animosity at 3/23/17 Stafford Forum led to an environment that not 

everyone was comfortable to speak up

3 02/27/2017 02/27/2017 Lauren Hughes, email Expresses concern that the county and Metro are moving forward without listening to cities and 

Hamlet

4 02/27/2017 02/27/2017 CJ Kroll, email Opposes Urban Reserve designation of Stafford Hamlet

5 02/27/2017 02/27/2017 Kirk Morganson, email Supports "Stafford Compromise"

6 02/28/2017 02/28/2017 Kelly Bartholomew, email Expresses concern about the community ramifications of urbanizing the Stafford area, including 

traffic, crime, air quality and water

7 03/01/2017 03/01/2017 Walt Gamble, email Encourages Commissioner to consider the Stafford Hamlet's plan

8 03/01/2017 03/01/2017 Carol Reinmiller Wants the Stafford Hamlet to remain as it is now

9 03/02/2017 03/02/2017 Patrick Thurston, email Expresses concern about increased traffic and the cots of  utility infrastructure

10 02/23/2017 02/23/2017 Judy Large, Kirk Morganson, Megan Burt, comment 

forms provided at 2/23/17 Stafford Forum

Three comment forms received after 2/23/17 meeting, generally supporting the Stafford Hamlet 

plan

11 03/03/2017 02/25/2017 Stacey Krish, email Opposes urban development in Stafford, support rural reserve in Stafford

12 03/03/2017 03/01/2017 Rich Cook, letter via email Expresses concern about process and communication between county and Stafford community, 

relating to the Hamlets plan and the forthcoming IGA with the county and Metro 

13 03/06/2017 03/06/2017 Paul Starr, letter Opposes development in the Stafford Hamlet

14 03/06/2017 03/06/2017 Eileen Starr, letter Expresses concern with current levels of traffic. Supports Stafford Compromise

15 03/13/2017 03/12/2017 Herb Koss, letter via email Letter discussing elements of Stafford Land Owners Association (SLOA) plan for Stafford area. 

Supports legislative resolution for area

16 03/20/2017 03/20/2017 Jan Castle, letter via email McVey-South Shore Neighborhood Association in Lake Oswego is concerned about traffic impacts of 

development.  Requests the IGA be signed by the cities (5-party IGA)

17 03/14/2017 03/14/2017 Kelly Bartholomew, email Elaborates on concerns about urban reserve designation of Stafford, including whether traffic issues 

are resolved, quality of life, air quality, water and additional court proceedings 
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18 03/21/2017 03/21/2017 Michael Salch, document vial email Presentation that discusses traffic concerns, cut-through traffic in the Stafford area. Recommends 

the county contract a traffic study for Stafford and neighboring areas

19 04/03/2017 03/23/2017 Mike Stewart, email Supports urban reserves.  Includes map of "willing" property owners in the Stafford area.

TESTIMONY RECEIVED AFTER BCC PACKET SUBMITTED AND POSTED (4/3/2017)

20 04/10/2017 04/07/2017 Darren Sheets, email Wants community to remain rural - be designated rural reserve; cites traffic concerns

21 04/10/2017 04/02/2017 Ann Culter, letter via email Opposes Urban Reserve designation of Stafford Hamlet area; notes numbers of residents voting for 

undesignated and Stafford Hamlet plan  

22 04/10/2017 04/09/2017 Liz Rogers, email Supports urban reserve for Stafford Hamlet area

23 04/10/2017 04/09/2017 Kathy Hanavan, email Opposed to Stafford Hamlet area being in the urban growth boundary; cites traffic concerns. Not 

opposed to development in Borland area

24 04/10/2017 04/10/2017 Jay Minor, email with attachments Request to enter the Stafford Hamlet Values and Vision Statement  (2009); Stafford Hamlet 

Community Vision Plan  (2015); and the 2010 Reserves IGA between the County and Metro into the 

record

25 04/11/2017 04/10/2017 Steve & Monica Cox, email Opposed to adding a large number of new residents to Stafford area

26 04/11/2017 04/11/2017 Kelly O'Neill Jr, Planning & Building Director,

City of Sandy, email with attachments

City requests the record include the 1998 and 2011 IGAs between the city and county, relating to the 

desire of the city to maintain a rural buffer from the Portland metro area

27 04/11/2017 04/11/2017 Don & Elaine Young, email Supports Stafford Hamlet Plan; opposes decisions so far by BCC and Metro

28 04/12/2017 04/11/2017 Lauren Hughes, email Opposed to Metro and County moving forward with urbanization of Stafford area; cites natural area 

and traffic concerns

29 04/12/2017 04/11/2017 Bonnie Combs, email Opposed to urbanizing Stafford; cites agricultural identity and traffic concerns

30 04/12/2017 04/11/2017 Thane Eddington, email Supports Stafford Compromise and working together with County, Metro, cities and citizens in area

31 04/12/2017 04/11/2017 Steven DeLugach, email Opposed to including Stafford in urban reserve; cites concerns for wildlife and quality of life

32 04/12/2017 04/11/2017 Heather Burden, email Supports Stafford Compromise; cites infrastructure, wildlife, and quality of life concerns

33 04/12/2017 04/11/2017 Mike Stewart, email Support urban reserve designation for Stafford area; feels it will help economic future of county

34 04/12/2017 04/11/2017 Mark Stevens, letter via email Supports urban reserve designation; feels measured growth in Stafford area is practical and timely

35 04/12/2017 04/11/2017 Richard Bohrer, email Opposed to urbanization in Stafford; cites concerns about traffic and natural area impacts

36 04/12/2017 04/12/2017 Herb Koss, emails Supports Stafford area urban reserve the plan developed by the Stafford Landowners Association 

(SLOA); thinks finance and infrastructure issues can be resolved

Page 2 of 3



Exhibit No. Date Received Document Date Who Submitted Brief Summary of Comments

Exhibit List for ZDO 265
Last updated: April 12, 2017 (11:50AM)

37 04/12/2017 04/12/2017 Alexandra Wenig, email Opposed to urbanizing Stafford; cites density, school capacity and traffic concerns

38 04/12/2017 04/12/2017 Carol Yamada, letter via email Opposed to urban reserve in Stafford area; states concerns about certain information provided by 

the SLOA, including the map of " the willing"

39

40

41

42

43

44

45

Page 3 of 3



EXHIBIT 20 
ZDO-265: 
Reserves Remand 
Page 1 of 1



       Ann Culter 
       144 S.W. Tualatin Loop 
       West Linn, OR   97068 
 
       April 2, 2017 
 
RE: Clackamas County Hearing on Stafford Hamlet Urban Reserves 
 ZDO-265 
 
Dear Chair Bernard and Members of the Clackamas County Council: 
 
What neither Metro nor Clackamas County wants to recognize is that we, 
as residents north of the Tualatin River, do not want to be designated as ur-
ban reserves. An urban designation does not allow us to plan our area 

in a thoughtful manner, and that includes going to the legislature and ask-
ing that the Exclusive Farm Use (EFU) land be broken up from 80-acre 
minimums to five or 10-acre parcels.  
 
The facts are these: 

 In 2006, the Stafford Hamlet was formed with 92% voter ap-
proval of 374 voters, using a double-majority system of land-
owners under five acres and landowners with five acres or 
more. 

 In 2009, the Values & Vision statement had an 87% voter ap-
proval, 226 votes, with a double majority vote. 

 In 2014, the recommendation to the County for an undesig-
nated North had an 86% double-majority win with a 369 voter 
approval. 

 In 2015, the Community Vision Plan had an 86% double-major-
ity win with 247 voters. 

 The three cities of Lake Oswego, West Linn, and Tualatin are 
not in favor of an urban- reserves Stafford Hamlet, let alone a 
Stafford Hamlet in the Urban Growth Boundary. Their residents 
of over 90,000, whose taxes, traffic and life style would be 
greatly affected by a Stafford Hamlet in the UGB should count 

EXHIBIT 21 
ZDO-265: 
Reserves Remand 
Page 1 of 2



more than the 20 or so land speculators of the Stafford Land-
owners Association. 

 
Growth in the surrounding cities has outpaced transportation’s ability to ac-
commodate traffic on Lake Oswego’s State Street (Hwy 43) and McVey, 

nor are West Linn’s Blankenship and Tenth Street able to handle the 

50,000 people and 200,000 car trips a day that a Metro density would slam 
into our area. This is far from a livable community that Metro likes to talk 
about. 
 
At present, the Stafford Hamlet has creeks, a river, and an abundance of 
nature, which we don’t wish to have destroyed. The Stafford Hamlet acts as 
a buffer, allowing the surrounding cities to retain their unique identities. We 
wish to preserve, not destroy, our own identity of natural landscapes, for-
ests, growing agriculture (this land will grow a lot of crops), equestrian and 
festival-event businesses, and our soon-to-be rolled- out Hazelia Agri-Cul-
tural Heritage Trail. 
 
Oregon law stipulates that Metro and Clackamas County must hold hear-
ings to satisfy Goal 1, resident participation. What I find troubling is that 
Metro and Clackamas County hold these hearings simply as a formality 
and disregard residents’ requests. I fully expect that the County will con-

tinue on this path, trying to force urban reserves on the Stafford area that 
doesn’t want it. Hopefully, the cities will hold the line and challenge any at-
tempt at an urban designation. 
 
Sincerely, 
 
Ann Culter 
Stafford Hamlet Resident 
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The Stafford Hamlet

was born out of the idea that 

change is inevitable, 

including changing the way we 

develop. 

We have seen the defining character of many Oregon communities be destroyed because
they were unable to make their voices heard. So in 2006 we came together—as landown-
ers and neighbors, as developers, conservationists, and people in the middle—to create a

model of limited self-governance recognized by Clackamas County as 
The Stafford Hamlet. 

The Hamlet community solidly supports preserving the Stafford Character, which
includes open space, pastoral views, native trees and wildlife, and the Tualatin River and

its tributaries. The community feels that growth and development, should it occur in
Stafford, must be done thoughtfully, and in a fair and balanced manner that builds a

strong, complete community and respects the rights of property owners. 
This statement expresses the essence of our desire to provide 

long-term stewardship of the Stafford Hamlet.

Our purpose is not to formulate a plan for development, nor to refuse one. Our purpose
is simple but challenging: to unite in crafting meaningful recommendations for change
that serve both individual interests and the common good in a manner that is just, fair,

and reasonable for all.

Out of a mutual respect for a wide spectrum of opinions, and a firm commitment to find-
ing common goals and interests, the Stafford Hamlet has crafted this 

Values and Vision Statement to serve as
our road map to the future.
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Vision

Infrastructure Needs

Clustering to Preserve Open Space

Areas of Limited or No Development

Borland Development

EFU Lands and Large Parcels

Previously Developed Neighborhoods

Existing infrastructure, including transportation, water, sewer facilities, parks, and
schools, is not adequate to accommodate a significant increase in density anywhere in the
Hamlet. There are concerns that the Hamlet's groundwater may be limited, so provision
of new sources of drinking water may become a priority for further development here.
Provision of adequate facilities must be addressed before significant development occurs.

Clustering, which concentrates development so that open land is preserved without sacri-
ficing economic viability, is a desirable style of development for some parts of the Hamlet.
Clustering appears to have the potential to preserve the Stafford Character while still
allowing some development.

There are significant areas of the Hamlet that will not be developed or will have very lim-
ited development. These include: riparian zones, flood plains, wildlife habitat, steep
slopes, and slide areas. These areas are shown on county and regional maps (see the
attached map), and development options are determined by state, county, and regional
statutes and policy. This is also consistent with the Hamlet's Values Statement.

The Borland area—south of the Tualatin River and north of I-205, not including the
Halcyon neighborhood—is the most reasonable to develop for the purposes of residential
densities and employment opportunities. Great care must be taken to protect the Tualatin
River and to maintain the Stafford Character.

Exclusive Farm Use (EFU) land and other large parcels, currently limited to one house per
80 acres, should be permitted to divide into smaller parcels for the purposes of both
development and preservation. We are committed to developing these lands in a thought-
ful manner that allows economic viability while preserving their value as a resource for
agriculture, wildlife habitat, and open space. 

Already developed residential neighborhoods—Halcyon, Mossy Brae, Shadowwood,
Tualatin Loop/Johnson Road south of I-205, and Ashdown Woods—should not be rede-
veloped to greater density. Existing lot sizes have already been established, are well
accepted, and provide value to the community with their individuality and character.
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The Stafford Hamlet is quiet and peaceful,
and residents have a sense of privacy. The
Hamlet offers open space, pastoral views,
and freedom from city lights. Native trees
and wildlife enhance the experience of liv-
ing here. The Tualatin river and tributaries
such as Wilson Creek are an essential part
of the community's character. Accessible
natural areas keep people connected with
the natural world. Our air is clean and our
groundwater is of good quality, although

limited. Old barns and farms are still visible and keep people in touch with Stafford's his-
tory. Most neighborhoods contain a variety of residential styles and lifestyles, and some-
times include agriculture and livestock. Some parts of Stafford have quality agricultural
soils. Residents feel secure and safe here.

We value the qualities–the "Stafford Character"–
that make our community a desirable place to live.

The Tualatin River is a peaceful and scenic
stream with some public access. It is a nat-
ural corridor for wildlife. Riparian areas
and tributaries are essential to river health
and wildlife. The river needs to be protect-
ed from pollution and excess stormwater
runoff. Existing flood plains and natural
wetlands function as pollution filters and
should not be disturbed.

We value the Tualatin River and its tributaries and wetlands. 

The needs and desires of individuals, the Stafford community, and the surrounding region
are sometimes in conflict. Similarly, economic, social, and environmental goals can be at
odds. Our community decisions will strive for a balance between these competing inter-
ests, and we will work for common purposes. Competing interests can give rise to syner-
gy and lead to creative solutions. New infrastructure and services should be efficient, cost-
effective, and installed with minimal disruption; the cost of new services and infrastruc-
ture should be apportioned fairly, and development should pay for itself. Different parts
of Stafford are suited to different uses; these potential different uses afford us the opportu-
nity to create a Complete Community where people can live, work, and play.

We value balance and fairness in our community.

Values
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We must be good stewards of the Stafford Character, not just for ourselves but for future
generations. When change is planned and predictable it maintains a strong, stable com-
munity. Changes shall comply with state laws and seek to achieve state land-use goals,
while maintaining the best of the Stafford Character. Planning should incorporate the best
ideas from similar communities, both national and local, where appropriate. Building
practices should reflect good stewardship.

We value thoughtful change.

A strong community is fostered by interac-
tion around a set of common goals and val-
ues. We have chosen to be guided by trans-
parent, consensus-based decision-making
in order to best reflect community priori-
ties. Every citizen's voice is worth hearing.
There is strength in unity and in maintain-
ing the integrity of our community; frag-
mentation and divisiveness weaken our
voice in regional decisions. Physical reali-
ties such as parks and public places provide gathering places, which help build a healthy,
vibrant, and connected community. Quality education for young people is essential to the
future of the community. We do not exist in isolation, and need to work with surrounding
cities and jurisdictions.

We value a strong community.

We value the legal rights of property owners.
Property owners have legal rights for development or preservation, as well as other rights
of usage. Fair compensation is due when private land is used for the public's good.

We value our connections to each other
and to surrounding communities and resources. 

Stafford's proximity and access to urban
services and resources should not be
diminished through congestion or poor
traffic planning. Accessibility and mobility
within the Hamlet should be optimized,
safe, and multi-modal (auto, public, bike,
pedestrian).
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This Values and Vision Statement declares the
core community values of the Stafford Hamlet,
as well as general principles for future develop-
ment, if necessary.

The Values and Vision Statement was developed
through a  consensus process that included 20
neighborhood meetings, several Town Halls, and
surveys of the community. This process took
place over two years and involved hundreds of
community members.

In March, 2009, this Values and Vision State-
ment was approved by 87% of the 225 communi-
ty members who voted on it.

w w w. s t a ff o rd h a m l e t . o rg
PO Box 4561, Tualatin, OR 97062
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11 April 2017 
 
 
Ms. Martha Fritzie, Senior Planner 
Clackamas County Planning Department 
2051 Kaen Road, 45h Floor 
Oregon City, OR  
  
Re: Stafford Urban Reserves 
 File number ZDO-265 
   
Dear Martha, 
 
I understand that there will be a County hearing tomorrow about the Stafford area.  Since I am unable to attend the 
hearing to present my testimony on the subject, I thought that I should at least email you my family’s position on the 
subject. 
 
Our family (Rosemont 7 LLC and Sandpiper Quintet LLC) owns approximately 78 acres in the Stafford area, having 
purchased the property over 50 years ago.  Our parcels are primarily within the areas currently being considered 
Urban Reserve by Metro.  We are strong supporters of this recommendation.  Here’s why: 
 
Our parents invested in our Stafford property long ago, when development was less restricted.  Now that they are in 
their 90s, with a strong financial need to realize SOME return on their investment, they would like the opportunity to do 
so pragmatically and sensitively.  Our family disagrees with the position taken by the Stafford Hamlet Board to have 
the area established as “Rural” or “Undesignated”- doing so would effectively eliminate our opportunity for any 
development/return on our parents’ investment..  While we do not see our property as ever being developed at the 
density of 8 units per acre due to topography and other factors, we WOULD hope to have the opportunity to undertake 
some form of development in the ensuing years.   As an architect, I see varied conditions in the area- some condusive 
for development, others more befitting of retaining rural character.  A blanket “Undesignated” designation of the entire 
area fails to recognize the many unique and varied characters of the Stafford Triangle. 
 
The Stafford Hamlet’ extols their “Visions and Values” tenet as the voice of the owners in the area.  We take exception 
to this as we feel that, despite our large land holdings in the area, our voice has not been fairly represented.  For 
instance, the voting protocol for the Stafford Hamlet’s “Values and Visions” that seeks “Undesignated” designation for 
Stafford was patently flawed.  Renters of property in the Hamlet and any residents over 18 years old, even living with 
their parents, were each allowed one vote on the matter, and most voted for no change or development.  Because our 
family holds our large land holdings in LLCs, we were only allowed two votes for our 78 acres- one for Rosemont 7 and 
one for Sandpiper Quintet.  The ability for large landowners such as ourselves to have a properly-weighed voice in the 
Hamlet position was therefore impossible. 
 
Our family trusts that the Clackamas County Planning Commission will recognize that measured growth in the Stafford 
area is both practical and timely, especially given its location relative to population and infrastructure.  We hope that 
the Commission will see beyond the divisive position of the Stafford Hamlet and will recognize the impact that the 
property designation of Stafford will have not only on our family’s property values but also on the Portland area long 
term. We urge you to adopt the Urban Reserve designation that has been recommended for the Stafford area by 
Metro. 
 
 
Respectfully submitted, 
 

 
Mark R. Stevens, Architect-Oregon License # 4814 
Rosemont Seven, LLC and Sandpiper Quintet, LLC 
PO Box 3130, Newberg, OR 97132 
503.444.0176 
markstevensarchitect@gmail.com 
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Urban Reserves Testimony
Stafford Land Owners Association consistently undermines the Stafford Hamlet Process.

The SLOA, a private group of mainly non-resident speculators, has only had one purpose - to influence 
lawmakers to include their properties into the UGB and thereby gain profitable sale of their land.  

To accomplish this goal they’ve
• been generous campaign donors to nearly all of the County Commissioners and Metro Councilors for 

the last 20 years in hopes of buying influence. 
• commissioned studies and urban designs for the area from OTEK and other planners, all of which focus 

development on their own properties, which they then shopped around to Metro, the cities, and the 
county.

• clear-cut the forests on their properties to facilitate quick development and have built projects that show 
their lack of regard for the Stafford Character. (Street of Dreams)

• hired strings of lobbyists to campaign at local, county and state levels to bring Stafford into the UGB for 
immediate development. 

• undermined the process of the Stafford Hamlet.

It seeks to be seen as a more legitimate voice than the more transparent community-based Stafford 
Hamlet and to undermine the Hamlet’s Community Vision Plan (CVP) because the community has 
determined that high density development is ill-suited on much of the land they own.   

In response to the CVP they’ve created and given to you their “Map of the Willing”. Several years ago the 
Hamlet tried to get a feel for what residents wanted and did a survey, which ended up being created and 
collected so haphazardly that the Hamlet was forced to discard it. The SLOA has turned this junk data into 
their ‘Map of the Willing’ - which profoundly overstates the level of enthusiasm residents have for 
developing their properties. People that said they’d like to add a house, barn or shed to their property are 
now dubbed ‘The Willing’ - those ready to quickly sell their property for high density development. 

Their map goes as far as coloring in all the properties of the people that they claim voted for the CVP.  In 
a county-monitored secret ballot election, how do they know that?  And why do they think you care? The 
Hamlet itself doesn’t know who voted in what manner,  yet the SLOA submits to you these unfounded 
facts.

To further delegitimize the CVP they accuse us of fiddling with our bylaws. As the first Hamlet Chair and 
one of the original organizers I saw how hard we worked to create power sharing. Our unique bylaws give 
the minority (Over 5 Acre landowners) an equally weighted voice in land use votes. At the end of my term 
I persuaded the board to let the next chair be an SLOA member, starting a tradition of alternating 
leadership. The SLOA members were deeply involved in creating the original and unchanged bylaws on 
Hamlet elections. But when the math showed that even within their own minority they were outnumbered 
and couldn’t stop adoption of the Community Vision Plan, they pulled out of the process and boycotted 
the election in an effort to undermine the vote. 

They now see it as more damaging to accuse of of violating our bylaws than to acknowledge they’d 
always planned to delegitimize the election through staging a boycott.

The SLOA will do what it takes, as it always has, to get into the UGB and sell their land - not for the 
highest good as they may say, but for the highest profit.

I urge the Commissioners to recognize the SLOA smear tactic for what it is and to acknowledge the 
Hamlet’s CVP. If you really think that nothing will be done here for years, just keep us out of the Reserves 
and wait for the cities to be ready to work with the residents on the solutions for the Stafford Hamlet   

Respectfully,
Carol Yamada   Stafford Hamlet Resident EXHIBIT 38 
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