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l. REASONS FOR URBAN AND RURAL RESERVES IN CLACKAMAS
COUNTY

A. Introduction

Brief Outline of Clackamas County Process.

Working in conjunction with Metro Staff, and staff from the other two Metro counties,
Clackamas County staff initially identified a study area large enough to provide choices
for urban reserves, along with areas threatened by urbanization for consideration as rural
reserves. (Clackamas County Record 26) The initial study area was over 400,000 acres.
(Clackamas County Record 251-256.)

The county then convened a Policy Advisory Committee (PAC) made up of 21 members
representing cities, citizen organizations and other stakeholders. Clackamas County
Record 18-20. The PAC met 22 times over a year and a half before forwarding its
recommendations to the Board of County Commissioners. The record of materials before
the PAC included close to a thousand pages of information addressing each of the
reserves factors. (Clackamas County Record 1 to 995). At its second meeting, the PAC
was informed that the standards in OAR Division 27 were to be applied as factors, rather
than as individual criteria. (Clackamas County Record 27.)

The PAC adopted an initial screen of rural reserve areas in January, 2009.(Clackamas
County Record 354 to 356.) In May and June of 2009, the PAC and staff further
evaluated the rural reserve candidate areas and forwarded a more detailed
recommendation to the BCC. (Clackamas County Record 529-676).

The PAC began its more detailed evaluation of Urban Reserves through the summer of
2009, specifically evaluating each urban reserve candidate area considering each of the
urban reserve factors. (Clackamas County Record 677 to 851).

In the summer of 2009, the Clackamas County Planning Commission held three meetings
to discuss and make recommendations on both Urban and Rural Reserves. (Clackamas
County Record 1835 to 1960).

The PAC and Planning Commission recommendations were forwarded to the Board of
County Commissioners in September, 2009. The board evaluated all of the potential

reserves areas, and forwarded its own recommendation to Metro’s Reserves Steering
Committee (RSC). (Clackamas County Record 1589-1729).
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Between September 2009 and February, 2010, the recommendations were refined and
discussed both regionally and within the county. (Clackamas County Record 1729 -
1807). See timeline of “milestones” at Clackamas County Record 1807. On February
25, the county authorized its chair to sign an Intergovernmental Agreement with Metro
agreeing to specific reserves designations in Clackamas County. (Clackamas County
Record 1817-1833.) (“Reserves IGA”)

After the Reserves IGA was signed, the county and Metro further refined the reserves
map, ultimately adopting the reserves designations that were submitted to DLCD in June.

A. Clackamas County: Urban Reserves
B. Urban Reserves Factors
The factors for designation of urban reserves are set forth at OAR 660-027-0050:

Urban Reserve Factors: When identifying and selecting lands for designation as
urban reserves under this division, Metro shall base its decision on consideration
of whether land proposed for designation as urban reserves, alone or in
conjunction with land inside the UGB:

(1) Can be developed at urban densities in a way that makes efficient use of
existing and future public and private infrastructure investments;

(2) Includes sufficient development capacity to support a healthy economy;

(3) Can be efficiently and cost-effectively served with public schools and other
urban-level public facilities and services by appropriate and financially capable
service providers;

(4) Can be designed to be walkable and served with a well-connected system of
streets, bikeways, recreation trails and public transit by appropriate service
providers;

(5) Can be designed to preserve and enhance natural ecological systems;

(6) Includes sufficient land suitable for a range of needed housing types;

(7) Can be developed in a way that preserves important natural landscape
features included in urban reserves; and

(8) Can be designed to avoid or minimize adverse effects on farm and forest
practices, and adverse effects on important natural landscape features, on nearby
land including land designated as rural reserves.
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It is important to note that the reserves factors are not criteria to be met individually.
Rather, the factors are considerations to be weighed and balanced in light of the overall
purpose of the reserves decision, and the regional context. There are a number of areas
which might be designated as either urban reserve or rural reserves, and the designations
are interdependent, in the sense that land designated as a rural reserve is no longer among
the options available for rural reserves.

Urban Reserves 1D and 1F: Boring

General Description: This Urban Reserve comprises approximately 4,200 acres,
bordered by the cities of Gresham on the north and Damascus on the west. The eastern-
most boundary of this Urban Reserve is located approximately two miles from the City of
Sandy’s Urban Reserve. The community of Boring, which is identified as a Rural
Community in the County Comprehensive Plan, is located in the southern part of this
area, and its boundary is the southern edge of this Urban Reserve. Highway 26 forms the
northern boundary of this Urban Reserve.

Development in this area is focused in the community of Boring, which has several
commercial and employment uses and a small residential community. There is also an
area of non-conforming commercial uses located at the eastern edge of this Urban
Reserve, along the north side of St. Hwy. 212. Rural residential homesites mixed with
smaller farms characterize the area west of 282" Avenue. The area east of 282™ Ave.,
north of Boring, has several larger, flat parcels that are being farmed.

There are two significant buttes located in the northwest part of this Urban Reserve.
These buttes have been identified as important natural landscape features in Metro’s
February 2007 “Natural Landscape Features Inventory”. These buttes are wooded.
Existing rural homesites are scattered on the slopes. There is minimal development
potential on these buttes.

The area west of SE 282" Ave., outside Boring, is identified as Conflicted Agricultural
Land. The area east of SE 282™ Ave, (ArealF) is identified as Foundation Agricultural
Land. This is the only Foundation Agricultural Land in Clackamas County included in
an Urban Reserve.

Conclusions and Analysis: Designation of the Boring Area as an Urban Reserve is
consistent with OAR 660-027. The Boring Urban Reserve provides one of Clackamas
County’s few identified employment land opportunities. The larger, flat parcels in Area
1F are suitable as employment land. This area is served by St. Hwy. 26 and St. Hwy 212,
transportation facilities that have been identified by ODOT as having additional capacity.
Development of this area for employment uses also would be a logical complement to the
Springwater employment area in Gresham.

Portions of this Urban Reserve also satisfy some of the factors for designation as a Rural
Reserve. Area 1F is comprised of Foundation Agricultural Land. Two buttes located in
the northwest corner of this Urban Reserve are included in Metro’s February 2007
“Natural Landscape Features Inventory”. The City of Sandy has requested a Rural
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Reserve designation for Area 1F, to maintain separation between the Portland Metro
Urban Growth Boundary and the City’s urban area.

On balance, designation as an Urban Reserve is the appropriate choice. As explained
below, designation as an Urban Reserve meets the factors for designation provided in
OAR 660-027-0050. Area 1F is the only Urban Reserve in Clackamas County containing
Foundation Agricultural Land. While this area does contain commercial farms, it also is
impacted by a group of non-conforming commercial uses located near the intersection of
the two state highways. The area west of SE 282" is identified as Conflicted
Agricultural Land. The two state highways and the rural community of Boring provide
logical boundaries for this area.

The Boring Urban Reserve and the Urban Reserve that includes the Borland Area (Area
4C) are the only areas containing a significant amount of larger, flatter parcels suitable
for employment uses. The Principles for concept planning recognize the need to provide
jobs in this part of the region, and also recognize that the Boring Urban Reserve is
identified principally to meet this need. There are no other areas with land of similar
character in the eastern part of the region. Designation of Areas 1D and 1F as an Urban
Reserve is necessary to provide the opportunity for development of employment capacity
in this part of the region. These facts justify including this small area of Foundation
Farmland in the Urban Reserve, in accord with OAR 660-027-0040(11).

The two buttes have little or no potential for development. While they could be
designated as a Rural Reserve, such a designation would leave a small Rural Reserve
located between the existing Urban Growth Boundary and the remainder of the Boring
Urban Reserve. The buttes can be protected by the city which will govern this area when
it is added to the Urban Growth Boundary. The Principles also recognize the need to
account for these important natural landscape features during development of concept
plans for this area.

The City of Sandy has objected to the designation of Area 1F as an Urban Reserve.
ClackCo Rec.3286-3288. The City points to a 1998 Intergovernmental Agreement
among Metro, Sandy, Clackamas County and, the Oregon Department of Transportation.*
Among other things this IGA states a purpose to “designate areas of rural land to separate
and buffer Metro’s Urban Growth Boundary and Urban Reserve areas from the City’s
Urban Growth Boundary and Urban Reserve areas. The IGA also recognizes the desire
to protect a view corridor along Hwy 26. The parties are negotiating an update to this
agreement.

The Principles require concept planning for the Boring Urban Reserve to “recognize the
need to provide and protect a view corridor considering, among other things, landscaping,
signage and building orientation....” The 2 miles between the Boring Urban Reserve and
the City of Sandy’s Urban Reserve area is being designated as a Rural Reserve, assuring
separation of these two urban areas.

'The agreement was never signed by the Oregon Department of Transportation.
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Designation of the Boring Urban Reserve is consistent with the factors for designation
provided in OAR 660-027-0050.

1)

2)

3)

4)

5)

The Boring Urban Reserve can be developed at urban densities in a way that
makes efficient use of existing and future public and private infrastructure
investments. Metro’s Urban Study Area Analysis (Map A) demonstrates the
relatively large amount of land suitable for development in this urban Reserve,
particularly in Area 1F and the eastern half of Area 1D. The existing community
of Boring also provides a focal point for commercial and residential development
in this Urban Reserve. The buttes in the northwestern corner of this area,
adjacent to Damascus and Gresham, have very little potential for additional
urban-level development, but most of the rest of this Urban Reserve, comprised of
larger lots with moderate or flat terrain, can be developed at urban densities.

The Boring Urban Reserve includes sufficient development capacity to support a
healthy economy. This is one of the few areas in Clackamas County, adjacent to
the Urban Growth Boundary, with access to a state highway, and possessing
larger parcels and flat terrain conducive to development of employment uses. The
area also is proximate to the Springwater employment area in Gresham. The
existing community of Boring provides the opportunity for redevelopment
providing the commercial uses supportive of a complete community.

The Boring Urban Reserve can be efficiently and cost-effectively provided with
public facilities necessary to support urban development. While substantial
investment will be necessary to provide facilities, compared to other areas in the
region, the Boring Urban Reserve Area has a high or medium suitability rating
(see Sewer Serviceability Ratings Map and Water Serviceability Map). ODOT
has indicated that this area is “moderately suitable” for urbanization, which is one
of the higher ratings received in the region. While the buttes and steeper terrain
on the west will be difficult to develop with a road network, the rest of the Urban
Reserve is relatively flat and unencumbered.

Most of the Boring Urban Reserve can be designed to be walkable and served
with a well-connected system of streets, bikeways, recreation trails and public
transit by appropriate service providers. The buttes and associated steep slopes
would be difficult to develop. The rest of the Urban Reserve has few limitations
to development of multi-modal, urban neighborhoods.

The Boring Urban Reserve can be planned so that natural ecological systems and
important natural landscape features can be preserved and enhanced. The buttes
and associated steep terrain are the most significant features in this Urban
Reserve. Parcelization and existing development, in addition to the physical
characteristics of these areas make development potential extremely limited. The
Principles note the need to recognize these important natural landscape features
when a concept plans are developed.
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6) The Boring Urban Reserve includes sufficient land suitable to provide for a range
of housing types. This Urban Reserve has more land suitable for development
than other Urban Reserves in Clackamas County. There is an existing community
that will provide a focal point for the eventual urbanization of the Boring Urban
Reserve.

7) Concept planning for the Boring Urban Reserve can be designed to avoid or
minimize adverse effects on important farm and forest practices and on important
natural landscape features on nearby land. The area along the western half of this
Urban Reserve is identified as Conflicted Agricultural Land and is adjacent to the
cities of Gresham and Damascus. The northern boundary is clearly delineated by
Hwy 26. Most of the southern boundary is formed by the existing developed
community of Boring. Hwy 212 provides a clear demarcation from the rest of the
area south of this Urban Reserve. The size of this area also will allow planning to
design the urban form to minimize effects on the agricultural areas to the north
and east.

Urban Reserve 2A: Damascus South

General Description: The Damascus South Urban Reserve is approximately 1,240 acres.
This Urban Reserve is adjacent to the southern boundary of the City of Damascus.
Approximately 500 acres is located within the City of Damascus, although outside the
Urban Growth Boundary. The southern and western boundaries of the Urban Reserve are
clearly demarked by the steep terrain characterizing the Clackamas Bluffs, which are
identified as an important natural landscape feature in Metro’s February 2007 “Natural
Landscape Features Inventory”. The eastern boundary of the Urban Reserve is
established by the Deep Creek Canyon, which also is identified as an important natural
landscape feature.

This urban reserve is comprised of moderately rolling terrain, with a mix of farms and
scattered rural residential uses on smaller parcels. There are several larger ownerships
located east of SE 282" Avenue. The entire area is identified as Conflicted Agricultural
Land.

Analysis and Conclusions: Designation of the Damascus South Urban Reserve area is a
logical extension of the City of Damascus, providing additional opportunity for housing
and employment uses. Portions of this area are already located in the City of Damascus.
Additional areas were identified as important developable urban land in the Damascus
Concept Plan. The boundaries of the Damascus South Urban Reserve are formed by
important natural landscape features.

This area was considered for designation as a Rural Reserve, but does not satisfy the
factors stated in OAR 660-027-0060. The entire area is designated as Conflicted
Agricultural Land. Some of the land is located within the City of Damascus. The
southern boundary of the Urban Reserve is established to exclude the Clackamas Bluffs,
which are identified in Metro’s February 2007 “Natural Landscape Features Inventory”.
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The eastern boundary excludes the Noyer and Deep Creek canyons, which also were
included in this inventory.

As explained in the following paragraphs, designation as an Urban Reserve is consistent
with the factors for designation set forth in OAR 660-027-0050.

OAR 660-027-0050

1)

2)

3)

4)

5)

The Damascus South Urban Reserve can be developed at urban densities in a way
that makes efficient use of existing and future public and private infrastructure
investments. A large part of this area already is located within the City of
Damascus. Parts of the Urban Reserve were planned for urban development in
the Damascus Concept Plan. While there are several older subdivisions scattered
throughout the area that may be difficult to redevelop, most of this area is
comprised of larger parcels suitable for development at urban densities, with
mixed use and employment uses. The terrain for most of the area is gently
rolling, and there are no floodplains, steep slopes, or landslide topography that
would limit development potential.

There is sufficient development capacity to assist in supporting a healthy
economy. The eastern part of this area, in particular, is characterized by larger
parcels, with few development limitations, that are suitable for development of
employment uses.

The Damascus South Urban Reserve can be efficiently and cost-effectively served
with public schools and other urban-level public facilities and services by
appropriate and financially capable service providers. There have been no
comments from local school districts indicating any specific concerns regarding
provision of schools to this area, although funding for schools is an issue
throughout the region. Technical assessments rate this area as having “high
suitability” for the provision of sewer. Addition of the eastern part of this Urban
Reserve will facilitate the provision of sewer to the existing urban area within the
City of Damascus. ClackCo Rec. 795. ClackCo Rec. 796. This area is rated as
having “high and medium suitability” for the provision of water. The ability to
provide transportation facilities is rated as “medium” for this area, which has few
physical limitations. ClackCo Rec. 797-798.

The Damascus South Urban Reserve can be developed with a walkable,
connected system of streets, bikeways, recreation trails and public transit,
provided by appropriate service providers. As previously explained, the physical
characteristics of this area will be able to support urban densities and intensities
necessary to create a multi-modal transportation system. Previous planning
efforts, including the Damascus Concept Plan, demonstrate this potential.

Development of the Damascus South Urban Reserve can preserve and enhance
natural ecological systems. The boundaries of this Urban Reserve avoid the
steeper terrain of the Clackamas Bluffs and the Deep Creek Canyon. The area is
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large enough to provide the opportunity for flexibility in the regulatory measures
that create the balance between protection of important natural systems and
development.

6) The Damascus South Urban Reserve includes sufficient land suitable for a range
of needed housing types. As previously explained, there are few physical
impediments to development in this Urban Reserve. This area also is adjacent to
the developing urban area of Damascus, which also will be providing housing for
this area.

7) There are no important natural landscape features identified Metro’s 2007
“Natural Landscape Features Inventory” located in the Damascus south Urban
Reserve. The boundaries of this Urban Reserve are designed to exclude such
features from the Urban Reserve.

8) Development of this Urban Reserve can be designed to avoid or minimize adverse
effects on farm and forest practices, and adverse effects on important natural
landscape features, on nearby land including land designated as rural reserves.
This area is identified as Conflicted Agricultural Land, primarily because it is
physically isolated from other nearby agricultural land. The Deep Creek and
Noyer Creek canyons provide a physical boundary from nearby agricultural areas
to the east. Similarly, these areas, and the Clackamas Bluffs, are not identified as
areas where significant forest operations are occurring.

Urban Reserves 3B, 3C, 3D, 3F and 3G: Holcomb, Holly Lane, Maple Lane, Henrici,
Beaver Creek Bluffs in Oregon City Area

General Description: These five areas comprise approximately 2150 acres, located
adjacent to the City of Oregon City. The Holcomb area is approximately 380 acres,
along SE Holcomb Rd., adjacent to Oregon City on the east. Terrain is varied, with
several flat parcels that could be developed in conjunction with the Park Place area,
which was recently included in the Urban Growth Boundary. This area is developed with
rural residences. The area is comprised of Conflicted Agricultural Land.

The Holly Lane area is approximately 700 acres, and includes the flatter parcels along SE
Holly Lane, Hwy. 213, and the steep canyon bordering Newell Creek, which is identified
as an important natural landscape feature in Metro’s February 2007 “Natural Landscape
Features Inventory”. There are landslide areas identified along the Newell Creek canyon
(see Metro Urban and Rural Reserve Study Areas Landslide Hazard Map). Development
in this area is sparse, except for rural residences developed along SE Holly Lane. This
area is identified as Conflicted Agricultural Land.

The Maple Lane area is approximately 480 acres, located east of Oregon City. Terrain is
characterized as gently rolling, with a few larger flat parcels located adjacent to Oregon
City. The area is developed with rural residences, with a few small farms. The area is
identified as Conflicted Agricultural Land.
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The Henrici area is approximately 360 acres, located along both sides of Henrici Road.,
immediately south of Oregon City. Terrain for this area is moderate, and most of the area
is developed with residences on smaller rural lots. There are a few larger parcels suitable
for redevelopment. This area contains Conflicted Agricultural Land.

The 220 acre Beaver Creek Bluffs area is comprised of three separate benches located
immediately adjacent to the City of Oregon City. The boundaries of this area generally
are designed to include only tax lots on the plateau that drops down to Beaver Creek.
Development in this area consists of rural residences and small farms. The area is
identified as Important Agricultural Land.

Conclusions and Analysis: Designation of the Oregon City Urban Reserves is consistent
with OAR 660-027. These five smaller areas have been identified in coordination with
the City of Oregon City, and are designed to complete or augment urban development in
the City. The areas designated take advantage of existing services inside the Urban
Growth Boundary. In most cases, the boundaries of the reserves are formed by steep
slopes (Henrici Road being the exception). While terrain poses some limitations on
development, each area has sufficient developable land to make service delivery feasible.

None of the identified areas meet the factors of OAR 660-027-0060, for designation as
Rural Reserves. With the exception of the Beaver Creek Bluffs, the Oregon City Urban
reserve is Conflicted Farmland. The Beaver Creek Bluffs area, which is identified as
having Important Agricultural Land, includes only those tax lots with land located on the
plateau above the flatter area south of Oregon City. The important natural landscape
features in the area (Newell Creek, Abernethy Creek and Beaver Creek) generally are
excluded from the Urban Reserve.

The most significant issue for debate is whether or not to include the Newell Creek
Canyon in the Urban Reserve. There is little or no development potential in this area,
because of steep terrain and landslide hazard. The Principles recognize that concept
planning for this area will have to recognize the environmental and topographic
constraints posed by the Newell Creek Canyon. It also makes governance more sensible,
allowing the City of Oregon City to regulate this area, instead of leaving an island subject
to County authority.

Designation of the Oregon City Reserves is consistent with OAR 660-027-0050.

1) The Oregon City Urban Reserves can be developed at urban densities in a way
that makes efficient use of existing and future public and private infrastructure
investments. All of the Urban Reserve area is adjacent to the City of Oregon
City. Oregon City has indicated both a willingness and capability to provide
service to these areas. Each area is appropriate to complement or complete
neighborhoods planned or existing within Oregon City. In the case of the Holly
Lane area, much of the Urban Reserve has little potential for development. The
area along SE Holly Lane, however, does have flatter topography where urban
development can occur, and Holly Lane has been identified by the City as an
important transportation facility.
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2) The Oregon City Urban Reserves, when considered in conjunction with the
existing urban area, includes sufficient development capacity to support a healthy
economy. The Henrici area has some potential for additional employment uses.
The remaining areas are smaller additions to the existing urban form of the City of
Oregon City and will complete existing neighborhoods.

3) The Oregon City Urban Reserve can be efficiently and cost-effectively provided
with public facilities necessary to support urban development. This Urban
Reserve Area is considered to have a “high” suitability rating for sewer and water
facilities. Oregon City has indicated an ability to provide these services, and the
areas have been designed to include the most-easily served land that generally is
an extension of existing development with the Urban Growth Boundary.
Transportation is more difficult, as there is no additional capacity on 1-205, and
improvements would be costly. As previously noted, this is the case for most of
the region. While topography may present some difficulty for developing a
complete transportation network, this Urban Reserve area has been designed to
take advantage of existing transportation facilities within Oregon City.

4) Most of the Oregon City Urban Reserve can be designed to be walkable and
served with a well-connected system of streets, bikeways, recreation trails and
transit. It most cases, development of this area will be an extension of urban
development within the existing neighborhoods of Oregon City, which will allow
completion of the described urban form. Newell Creek Canyon will remain
largely undeveloped, so such facilities will not need to be provided in this area.

5) The Oregon City Urban Reserve can be planned so that natural ecological systems
and important natural landscape features can be preserved and enhanced.
Abernethy Creek and Beaver Creek and the steep slopes around these two creeks
have been excluded from designation as an Urban Reserve. As previously
explained, the Newell Creek Canyon has been included in the Urban Reserve.
The Principles will assure that concept planning accounts for this important
natural landscape feature, the area is recognized as having very limited
development potential, and Oregon City is the logical governing authority to
provide protective regulations.

6) Designation of these five areas as an Urban Reserve will assist Oregon City in
providing a range of housing types. In most cases, development of this Urban
Reserve will add additional housing.

7) Concept planning for the Oregon City Urban Reserve can be designed to avoid or
minimize adverse effects on important farm and forest practices and on important
natural landscape features on nearby land. The Beaver Creek Bluffs area is
separated from the farmland to the south by a steep hillside sloping down to
Beaver Creek. The other areas are adjacent to Conflicted Agricultural land. There
are scattered small woodlots to the east, identified as “mixed Agricultural/Forest
Land on ODF’s Forestland Development Zone Map, but these are generally
separated by distance and topography from the Holly Lane, Maple Lane, and
Holcomb areas. Important landscape features and natural areas in the vicinity
generally form boundaries for the Urban Reserves. Concept planning can assure
that development within the Urban Growth Boundary protects these features.

Urban Reserves 4A, 4B and 4C: Stafford, Rosemont and Borland
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General Description: These three areas comprise approximately 4,700 acres. Area 4A
(Stafford) is located north of the Tualatin River, south of Lake Oswego, and west of West
Linn. Area 4B (Rosemont) is a 162 acre area located adjacent to West Linn’s recently
urbanized Tanner Basin neighborhood. Area 4C (Borland) is located south of the
Tualatin River, on both sides of 1-205. Area 4C is adjacent to the cities of Tualatin and
Lake Oswego on the west and West Linn on the east. As a whole, this area is bounded by
existing cities and urban development on three sides. The southern boundary generally is
framed by the steeper terrain of Pete’s Mountain. East of Stafford Road, the adjacent
area is not designated as either an Urban or Rural Reserve. West of Stafford Road, the
adjacent area is designated as an Urban Reserve (Area 4D, Norwood).

Much of this area is developed with rural residences on large parcels. The Borland area
also includes several churches and schools. The terrain of this area is varied. Most of
area 4B is gently rolling, while the rest of the area east of Wilson Creek has steeper
terrain. The area south of Lake Oswego, along Stafford Rd and Johnson Rd., generally
has more moderate slopes. The Borland area, south of the Tualatin River, also is
characterized by moderate slopes.

Wilson Creek and the Tualatin River are important natural landscape features located in
this area. These two features and their associated riparian areas and floodplains are
included in Metro’s February 2007 “Natural Landscape Features Inventory”.

This entire area is identified as Conflicted Agricultural Land, even though approximately
1100 acres near Rosemont Road are zoned Exclusive Farm Use. Commercial agricultural
activity in this area is limited and mixed; wineries, hay production, horse raising and
boarding, and nurseries are among the farm uses found in the Stafford, Rosemont and
Borland areas. The Oregon Department of Forestry Development Zone Map does not
identify any Mixed Forest/Agriculture or Wildland Forest located with this Urban
Reserve.

Conclusions and Analysis: After weighing the factors, we find that the designation of
these three areas as an Urban Reserve is consistent with OAR 660-027-0050. The
specific factors for designation stated in OAR 660-027-0050 are addressed in following
parts of this analysis.

No area in Clackamas County engendered as much public comment and diversity of
opinion as this Urban Reserve. The Stafford and Rosemont areas were of particular
concern to property owners, neighborhood groups, cities and the Stafford Hamlet citizens
group. Interested parties provided arguments for designation of some or all of the area
north of the Tualatin River as either an Urban or Rural Reserve, or requested that this
area remain undesignated. The cities of West Linn, Tualatin and Lake Oswego
consistently expressed opposition to designation of any of this area as an Urban Reserve.
This Urban Reserve does have several limitations on development, including areas with
steep slopes and floodplains.

After weighing the factors, designation as an Urban Reserve is the most appropriate
decision. In evaluating this area, it is important to keep in mind the context and purpose
of the urban and rural reserves designations. Because urban reserves are intended to
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provide a land supply over a 50-year time horizon, it is important to evaluate areas based
on their physical characteristics rather than the current desires of various jurisdictions. It
is also important to evaluate areas in light of the overall regional context. Designation of
this 4,700 acre area as an Urban Reserve avoids designation of other areas containing
Foundation or Important Agricultural Land. It would be difficult to justify urban reserve
designations on additional Foundation Agricultural Land in the region, if this area, which
is comprised entirely of Conflicted Agricultural Land, were not designated as an Urban
Reserve (see OAR 660-027-0040(11)).

In fact, the three counties have applied the rural reserve factors and designated significant
portions of the three-county area as rural reserve. Those areas do not provide viable
alternatives to Stafford.

While acknowledging that there are impediments to development in this area, much of
the area also is suitable for urban-level development. There have been development
concepts presented for various parts of this area. Clack Co Rec. 3312. An early study of
this area assessed its potential for development of a “great community” and specifically
pointed to the Borland area as an area suitable for a major center. Clack Co Rec. 371.
Buildable land maps for this area provided by Metro also demonstrate the suitability for
urban development of parts of this Urban Reserve See, “Metro Urban Study Area
Analysis, Map C”. The County was provided with proposed development plans for
portions of the Stafford area. For example, most of the property owners in the Borland
have committed their property to development as a “town center community.”
(Clackamas County Record 3357-3361). Another property owner completed an “Urban
Feasibility Study” showing the urban development potential of his 55-acre property.
(Clackamas County Record 3123-3148) Those plans provide examples of the ability to
create urban-level development in the Stafford areas.

An important component of the decision to designate this area as an Urban Reserve are
the “Principles for Concept Planning of Urban Reserves”, which are part of the
Intergovernmental Agreement between Clackamas County and Metro that has been
executed in satisfaction of OAR 660-027-0020 and 0030. Among other things, these
“Principles” require participation of the three cities and citizen involvement entities—
such as the Stafford Hamlet—in development of concept plans for this Urban Reserve.
The Principles also require the concept plans to provide for governance of any area added
to the Urban Growth Boundary to be provided by a city. The Principles recognize the
need for concept plans to account for the environmental, topographic and habitat areas
located within this Urban Reserve.

Designation of this area as a Rural Reserve has been advocated by interested parties,
including the City of West Linn. Application of the factors for designation (OAR 660-
027-0060) leads to a conclusion that this area should not be designated as a Rural
Reserve. The entire area is comprised of Conflicted Agricultural Land, and is not
suitable to sustain long-term agricultural and forestry operations, given land use patterns,
the lack of agricultural infrastructure and the adjacent land use pattern. OAR 660-027-
0060(b)-(d).
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There are important natural landscape features in this area (Tualatin River and Wilson
Creek). Protection of these areas is a significant issue, but can be accomplished by
application of regulatory programs of the cities that will govern when areas are added to
the Urban Growth Boundary, as contemplated by OAR 660-027-0050(7). The Principles
specifically require recognition of the development limitations imposed by these natural
features, in the required development of concept plans.

Designation of the Stafford, Rosemont and Borland areas as an Urban Reserve is based
upon application of the factors stated in OAR 660-027-0050.

1)

2)

This Urban Reserve can be developed at urban densities in a way that makes
efficient use of existing and future public and private infrastructure investments in
conjunction with land inside the urban growth boundary. Physically, this area is
similar to the cities of West Linn and Lake Oswego, which are developing at
urban densities. The area abuts existing urban development on much of the
perimeter, facilitating logical extensions of that development. We recognize that
the development potential of portions of this Urban Reserve is constrained by
steep slopes and by the Tualatin River and Wilson Creek riparian areas.

However, there are sufficient developable areas to create an urban community.
The Borland Area has been identified as a suitable site for more intense urban
development, including a town center. The Rosemont Area complements existing
development in the Tanner Basin neighborhood in the City of West Linn. The
Stafford Area has sufficient capacity to develop housing and other uses supportive
of the more intense development in the Borland Area. As previously noted,
potential development concepts have been submitted demonstrating the potential
to develop this area at urban densities sufficient to make efficient use of
infrastructure investments.

This 4700-acre Urban Reserve contains sufficient development capacity to
support a healthy economy. The Borland Area has been identified as being
suitable for a mixed- use, employment center. Clack Co Rec. 371. There are a
number of larger parcels in the area which may have potential for mixed use
development. While densities would not be uniform across the landscape of this
4700 acre area, together, Stafford and Borland provide the opportunity to create a
mix of uses, housing types and densities where the natural features play a role as
amenities.

Testimony submitted by the cities of Tualatin and West Linn (“Cities”) asserts
that the level of parcelization, combined with existing natural features, means that
the area lacks the capacity to support a healthy economy, a compact and well-
integrated urban form or a mix of needed housing types.

However, much of the area consists of large parcels. For example, the West Linn
Candidate Rural Reserve Map shows that, of a 2980-acre “focus area,” 1870 acres
are in parcels larger than five acres, and 1210 acres in parcels larger than 10 acres.
The map is indexed at Metro Record 2284, and was submitted by the Cities of
Tualatin and West Linn with their objections. With the potential for centers,
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neighborhoods and clusters of higher densities, for example in the Borland area,
we find the area does have sufficient land and sufficient numbers of larger parcels
to provide a variety of housing types and a healthy economy.

Cities also argue that the amount of natural features render the area insufficient to
provide for a variety of housing types. Cities contend that the amount of steep
slopes and stream buffers renders much of the area unbuildable. We find that
cities overstate the amount of constrained land in the area, and the effect those
constraints have on housing capacity. For example, cities’ analysis applies a
uniform 200-foot buffer to all streams. Actual buffers vary by stream type. See
Metro Code § 3.07.360. Similarly, cities assert that the slopes in the area mean
that the area lacks capacity. Slopes are not per se unbuildable, as demonstrated by
the existing development in West Linn, Lake Oswego, Portland’s West Hills and
other similar areas. Moreover, only 13% of the “focus area” consists of slopes of
over 25%, and these often overlap with stream corridors. Stafford Area Natural
Features Map, indexed at Metro Record 2284, and submitted by the Cities of
Tualatin and West Linn with their objection.

3) This Urban Reserve can be efficiently and cost-effectively served with public
schools and other urban- level public facilities and services by appropriate and
financially capable service providers over a 50-year horizon. As with all of the
region’s urban reserves, additional infrastructure will need to be developed in
order to provide for urbanization. It is clear that development of new public
infrastructure to accommodate 50 years of growth will not be “cheap” anywhere.
Relative to other areas under consideration for designation, however, this Urban
Reserve area is suitable. Technical assessments rated this area as highly suitable
for sewer and water. Clack Co Rec. 795-796; Metro Record 1163, 1168-1180.
The July 8, 2009, technical memo prepared by Clackamas County also
demonstrates the suitability of this area for various public facilities. Clack Co
Rec. 704. This area can be served by the cities of Tualatin, West Linn and Lake
Oswego. These cities have objected to designation of this area as an Urban
Reserve, but have not stated that they object because they would not be able to be
an urban service provider for some part of the area.

The cities of Tualatin and West Linn argue that the area should not be designated
as an Urban Reserve, citing the cost of providing transportation infrastructure. It
is true that transportation infrastructure will be the most significant challenge.
This is the case for most of the region. ODOT noted that most area state highway
transportation corridors have either low or medium potential to accommodate
growth. (Clackamas County Record 800 — 801). An April 6, 2009 letter from six
state agencies to the Metro Reserves Steering Committee notes that most
transportation corridors have severe transportation issues. (Clackamas County
Record 843). Moreover, we make this decision after consideration of regional
consideration of relative transportation costs. See, Regional Infrastructure
Analysis 2008, Metro Record, starting on page 440; Memo and Maps regarding
Preliminary Analysis of Providing Urban Level Transportation Service within
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Reserves Study Area, Metro Record, starting on page 1181; ODOT Urban
Reserve Study Area Analysis, Metro Record, page 1262.

This Urban Reserve has physical characteristics—steep terrain, the need to
provide stream crossings—that will increase the relative cost of transportation
infrastructure. 1-205 and I-5 in this area will need substantial improvements with
consequent “huge” costs. Clack Co Rec. 850. However, considering those costs,
and in light of reserves designations elsewhere in the region, urban reserves
designation of Stafford is still appropriate. Most other comparable areas are
either urban or rural reserves, and don’t provide viable alternatives to Stafford.

Cities argue that the 2035 Regional Transportation Plan (“RTP”) indicates that
much of the transportation infrastructure in the area will be at Level of Service
“F” by 2035, and that therefore the Stafford area cannot be served at all. The RTP
is a prediction of and plan to address traffic flows for a 25-year period.
Conversely, the Reserves Designations are intended to address a 50-year time
frame, rather than a 25-year time frame. Metro Record 1918. The record reflects
that the transportation system will necessarily change in 25 years. In that vein,
the “Regional High Capacity Transit System” map identifies a new light rail line
in the vicinity of 1-205 as a “next phase” regional priority. (See Clackamas
County Record 734; 822-833)

Similarly, Metro’s panel of sewer experts rated the entire Stafford area as having
a “high” suitability for sewer service. See. e.g.. Metro Record 1174. We find this
analysis more probative for comparisons across areas than the analysis submitted
by cities. Moreover, since the analysis of urban reserves addresses a 50-year time
frame, we do not find that the current desire of neighboring cities to the serve the
area influences the question whether the area “can be served.”

4) This Urban Reserve can be planned to be walkable, and served with a well-
connected system of streets, bikeways, recreation trials and public transit,
particularly in conjunction with adjacent areas inside the urban growth boundary
as contemplated by the administrative rule. The Borland Area is suitable for
intense, mixed-mixed use development. Other areas suitable for development
also can be developed as neighborhoods with the above-described infrastructure.
The neighborhoods themselves can be walkable, connected to each other, and just
as important, connected to existing development in the adjacent cities. Stafford
abuts existing urban level development on three sides, much of it subdivisions.
See West Linn Candidate Rural Reserve Map, indexed at Metro Record 2284, and
submitted by the city with its objection. There are few areas in the region which
have the potential to create the same level and type of connections to existing
development. . There is adequate land to create street, bicycle and pedestrian
connections within and across the area with appropriate concept planning. In
making this finding, we are aware of the natural features found within the area.
However, those features do not create impassable barriers to connectivity.
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5) This Urban Reserve can be planned to preserve and enhance natural ecological
systems and preserve important natural landscape features. The significance of
the Tualatin River and Wilson Creek systems has been recognized. The
Principles specifically identify the need to plan for these features, and recognize
that housing and employment capacity expectations will need to be reduced to
protect important natural features. Urbanization will occur in a city, which is
obligated by state and regional rules to protect upland habitat, floodplains, steep
slopes and riparian areas, as contemplated by OAR 660-027-0050(7). However,
we find that, even with those protections, there is sufficient development capacity
in this 4700-acre area to warrant inclusion in the urban reserve.

6) This Urban Reserve in conjunction with the Urban Reserve to the south (Area 4D,
Norwood), includes sufficient land to provide for a variety of housing types. In
addition to the developable areas within the Stafford, Rosemont and Borland
areas, this Urban Reserve is situated adjacent to three cities, and will augment the
potential for housing in these existing cities.

7) This Urban Reserve can be developed in a way that avoids or minimizes adverse
effects on farm and forest practices and adverse effects on important natural
landscape features, on nearby land. Viewed in the regional context, this factor
militates strongly in favor of the inclusion of Stafford as an Urban Reserve. This
Urban Reserve is situated adjacent to three cities, and along 1-205. It is identified
as Conflicted Agricultural Land, and is adjacent on the south to another Urban
Reserve and an undesignated area that is comprised of Conflicted Agricultural
Land. The Stafford area is separated from areas of foundation and important
farmland by significant distances, a freeway and other natural and man-made
barriers. The eventual urbanization of Stafford will avoid the urbanization of
much higher-value farmland elsewhere. Adverse impacts on the important natural
landscape features within Stafford may be avoided or minimized through the
application of the provisions of Metro Titles 3 and 13.

This separation from significant agricultural or forest areas minimizes any
potential effect on farm or forest practices. The Urban Reserve also is separated
from other important natural landscape features identified on Metro’s February
2007 “Natural Landscape Features Inventory”. The ability to plan for protection
of the Tualatin River and Wilson Creek has been discussed.

Urban Reserves 5G, 5H, 4H and 4D: Grahams Ferry, SW Wilsonville, Advance and
Norwood

General Description: This Urban Reserve is comprised of three smaller areas adjacent to
the City of Wilsonville (Grahams Ferry, SW Wilsonville and Advance), and a larger area
located along SW Stafford Rd., north of Wilsonville and southeast of Tualatin (Norwood
Area). The Norwood area is adjacent to an Urban Reserve in Washington County (I-5
East Washington County, Areas 4E, 4F and 4G). Area 5G is approximately 120 acres,
relatively flat, adjacent to services in Wilsonville, and defined by the Tonquin Geologic
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Feature, which forms a natural boundary for this area. It is identified as Conflicted
Agricultural Land.

Area 5H is a small (63 acre) site that is adjacent to services provided by the City of
Wilsonville. Corral Creek and its associated riparian area provide a natural boundary for
this area. Itis identified as Important Farmland. Area 4H comprises approximately 450
acres, and is located adjacent to the City of Wilsonville. This part of the Urban Reserve
has moderate terrain, and a mix of larger parcels and rural residences. This area is
identified as Important Agricultural Land.

Area 4D comprises approximately 2,600 acres, and is adjacent to a slightly smaller Urban
Reserve in Washington County. This area is parcelized, generally developed with a mix
of single family homes and smaller farms, and has moderately rolling terrain. All of this
area is identified as Conflicted Agricultural Land.

Conclusions and Analysis: Designation of these four areas as Urban Reserve is consistent
with OAR 660-027. The three smaller areas are adjacent to the City of Wilsonville, and
have been identified by the City as appropriate areas for future urbanization. ClackCo
Rec. 1174. The boundaries of these three areas generally are formed by natural features.
No Foundation Agricultural Land is included in any of the four areas. While Area 4D
has limitations that reduce its development potential, inclusion as an Urban Reserve is
appropriate to avoid adding land that is identified as Foundation Agricultural Land.

Area 5G does not satisfy the factors for designation as a Rural Reserve. The boundary of
this area reflects the boundary of Tonquin Geologic Area, which is an important natural
landscape feature identified as a Rural Reserve. Area 5H does meet the factors for
designation as a Rural Reserve, but its proximity to existing services in Wilsonville and
the natural boundary formed by Corral Creek, separating these 63 acres from the larger
Rural Reserve to the west, support a choice to designate this area as an Urban Reserve.

Similarly, parts of Area 4H could meet the factors for designation as a Rural Reserve.
Again, the area also is suitable for designation as an Urban Reserve, because of its
proximity to Wilsonville, which has indicated this as an area appropriate for urbanization.
The eastern limits of this area have been discussed in some detail, based on testimony
received from property owners in the area. The northeastern boundary (the Anderson
property) is based on a significant creek. South of Advance Rd., the decision is to leave
four tax lots west of this creek undesignated (the Bruck property), as these lots comprise
over 70 acres of land designated as Important Agricultural Land. The part of this Urban
Reserve south of Advance Road contains smaller lots, generally developed with rural
residences.

Area 4D does not meet the factors for designation as a Rural Reserve. The entire area is
comprised of Conflicted Agricultural Land, and has no important natural landscape
features identified in Metro’s February 2007 “Natural Landscape Features Inventory.”

This Urban Reserve does meet the factors for designation stated in OAR 660-027-0050.

1) The Wilsonville Urban Reserve (total of the Grahams Ferry, SW Wilsonville,
Advance Rd. and Norwood Areas) can be developed at urban densities in a way

Revised Findings for Clackamas County Urban and Rural Reserves April 21,2011  Page 18



that makes efficient use of existing and future public and private infrastructure
investments. The three smaller areas adjacent to the City of Wilsonville all will
take advantage of existing infrastructure. The City of Wilsonville has
demonstrated an ability to provide necessary services and govern these three
areas. The information provided by the City and Metro’s Urban Study Area
Analysis (Map C1) show that these three areas have physical characteristics that
will support urban density. These three areas also will complement existing
development in the City of Wilsonville.

2) The larger Norwood area, which has rolling terrain, and a mixture of smaller
residential parcels and farms, will be more difficult to urbanize. This area is
adjacent to Urban Reserves on the west, north and south. The Borland Road area,
adjacent on the north is expected to develop as a center, with potential for
employment and mixed-use development. The Norwood area can be urbanized to
provide residential and other uses supportive of development in the Borland and I-
5 East Washington County Urban Reserve areas.

3) The Wilsonville Urban Reserve contains land that generally will provide
development capacity supportive of the cities of Wilsonville and Tualatin, and the
Borland and I-5 East Washington County Urban Reserve areas. Viewed
individually, these four areas do not have physical size and characteristics to
provide employment land. As has been explained, and as supported by comments
from the City of Wilsonville, development of these areas will complement the
urban form of the City of Wilsonville, which historically has had sufficient land
for employment. The 2004 decision added to the Urban Growth Boundary
between the cities of Wilsonville and Tualatin, land which was contemplated to
provide additional employment capacity. The Wilsonville Urban Reserve, and in
particular the Norwood area, will provide land that can provide housing and other
uses supportive of this employment area.

4) The Wilsonville Urban Reserve can be efficiently and cost-effectively provided
with public facilities necessary to support urban development. The comments
from the City of Wilsonville and the Sewer Serviceability and Water
Serviceability Maps demonstrate the high suitability of the three smaller areas
adjacent to Wilsonville. The Norwood area (Area 4D) is rated as having medium
suitability. Transportation facilities will be relatively easy to provide to the three
areas adjacent to the City of Wilsonville. The steeper terrain and location of the
Norwood area will make development of a network of streets more difficult, and
ODOT has identified the 1-5 and 1-205 network as having little or no additional
capacity, with improvement costs rated as “huge”. The decision to include this
area as an Urban Reserve is based, like the Stafford area, on the need to avoid
adding additional Foundation Agricultural Land. There are other areas in the
region that would be less expensive to serve with public facilities, especially the
necessary transportation facilities, but these areas are comprised of Foundation
Agricultural Land.
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5) The Wilsonville Urban Reserve areas can be planned to be walkable and served
with a well-connected system of streets, bikeways, recreation trails and public
transit. As has been discussed, the three smaller areas adjacent to the City of
Wilsonville can be developed to complete or complement existing and planned
urban development in Wilsonville. The Norwood area will be somewhat more
difficult to develop, but the terrain and parcelization are not so limiting that the
desired urban form could not be achieved. Like Stafford, this part of the
Wilsonville Urban Reserve will be more difficult to develop with the desired
urban form, but is being added to avoid adding additional foundation Agricultural
Land.

6) The Wilsonville Urban Reserve can be planned so that natural ecological systems
and important natural landscape features can be preserved and enhanced. The
boundaries of the areas comprising the Wilsonville Urban Reserve have been
designed with these features providing the edges. The three areas adjacent to the
City of Wilsonville will take advantage of existing plans for protection of natural
ecological systems.

7) The Wilsonville Urban Reserve, in conjunction with land within adjacent cities,
includes sufficient land suitable to provide for a range of housing types. The SW
Wilsonville and Advance Road areas are particularly suited to provide additional
housing, as they are located adjacent to neighborhoods planned in Wilsonville.
As has been previously discussed the Norwood area has physical limitations, but
these should not restrict as substantially the potential for housing.

8) Concept planning for the Wilsonville Urban Reserve can avoid or minimize
adverse effects on important farm and forest practices and on important natural
landscape features on nearby land. The boundaries of this Urban Reserve have
been designed to use natural features to provide separation from adjoining Rural
Reserves that contain resource uses.

The Sherwood School District requested an Urban Reserve designation be applied to an
area just south of the County line and the City of Sherwood. ClackCo Rec. 2504.
Clackamas County and Metro agree to leave this area undesignated. This decision leaves
the possibility for addition of this land to the Urban Growth boundary if the School
District has a need for school property in the future and is able to demonstrate
compliance with the standards for adjustments to the Urban Growth boundary.

C. Clackamas County: Rural Reserves

Rural Reserve 51: Ladd Hill

General Description: This Rural Reserve Area is located west and south of Wilsonville,
and adjacent to the French Prairie Rural Reserve (Area 4J). There is also a small part of
this Rural Reserve located north of Wilsonville, extending to the County line, recognizing
the Tonquin Geologic Area. The northern boundary of Area 5J is located along the
boundary between the delineations of Conflicted and Important Agricultural Land. All of
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this Rural Reserve is located within three miles of the Portland Metro Urban Growth
Boundary.

The area west of Ladd Hill Road contains the steeper slopes of Parrett Mountain, which is
identified as an important natural landscape feature in Metro’s February 2007 “Natural
Landscape Features Inventory”. The remainder of the area has moderately sloping
terrain. The entire area is traversed by several creeks (Mill Creek, Corral Creek, Tapman
Creek), which flow into the Willamette River, which also is identified as an important
natural landscape feature. FEMA floodplains are located along the Willamette River.
Landslide hazards are identified along Corral Creek.

With the exception of the Tonquin Geologic Area, all of Rural Reserve Area 51 is
comprised of Important or Foundation Agricultural Land. The part of this area lying
south of the Willamette River contains the Foundation Agricultural Land. The area
contains a mixture of hay, nursery, viticulture, orchards, horse farms, and small woodlots.
The Oregon Department of Forestry Development Zone Map identifies scattered areas of
mixed forest and agriculture, and wildland forest (particularly on the slopes of Parrett
Mountain).

Conclusions and Analysis: Designation of the Ladd Hill area as a Rural Reserve is
consistent with OAR 660, Division 27. Except for the Tonquin Geologic Area, all of
Rural Reserve Area 51 contains Important or Foundation Agricultural Land, and is
located within three miles of an urban growth boundary. Pursuant to OAR 660-027-
0060(4), no further explanation is necessary to justify designation as a Rural Reserve,
with the exception of the Tonquin Geologic Area, which is identified as Conflicted
Agricultural Land.

Designation of the Tonquin Geologic Area as a Rural Reserve is consistent with the Rural
Reserve Factors stated in OAR 660-027-0060(3). This area has not been identified as an
area suitable or necessary for designation as an Urban Reserve. The boundaries of the
Rural Reserve have been established to recognize parcels that have physical
characteristics of the Tonquin Geologic Area, based on testimony received from various
property owners in the area, and the City of Wilsonville. ClackCo Rec. 2608. For these
stated reasons and those enunciated below, designation of this part of the Tonquin
Geologic Area as a Rural Reserve is consistent with the factors provided in OAR 660-
027-0060(3).

Rural Reserve 4J: French Prairie

General Description: This Rural Reserve Area is located south of the Willamette River
and the City of Wilsonville, and west of the City of Canby. It is bordered on the west by
I-5. This area is generally comprised of large farms. The area is generally flat. The
Molalla and Pudding Rivers are located in the eastern part of this area. The Willamette,
Molalla and Pudding Rivers and their floodplains are identified as important natural
landscape features in Metro’s February 2007 Natural Landscape Features Inventory.”

All of this Rural Reserve is classified as Foundation Agricultural Land (identified in the
ODA Report as part of the Clackamas Prairies and French Prairie areas). This area
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contains prime agricultural soils, and is characterized as one of the most important
agricultural areas in the State.

Conclusions and Analysis: Designation of Area 4J as a Rural Reserve is consistent with
OAR 660, Division 27. This entire area is comprised of Foundation Agricultural Land
located within three miles of an urban growth boundary. Pursuant to OAR 660-027-
0060(4), no further explanation is necessary to justify designation of this area as a Rural
Reserve.

However, county staff and the PAC also evaluated the French Prairie area under the other
rural reserves factors, and found that it rated “high” under all of the factors related to
long-term protection for the agriculture and forest industries. Clackamas County Record
590-592. The analysis is set forth as follows:

(a) Are situated in an area that is otherwise potentially subject to urbanization during the
applicable period described in OAR 660-027-0040(2) or (3) as indicated by
proximity to a UGB or proximity to properties with fair market values that
significantly exceed agricultural values for farmland, or forestry values for forest
land;

The French Prairie area is adjacent to the Portland Metropolitan Urban Growth
Boundary, and has access to Interstate 5 and Highway 99E, and has a high potential for
urbanization, as evidenced by the submittals of proponents of designating the area as an
urban reserve.

(b) Are capable of sustaining long-term agricultural operations for agricultural land, or
are capable of sustaining long-term forestry operations for forest land,;

The French Prairie area is identified as Foundation agricultural land, and is part of a
large agricultural region.

(c) Have suitable soils where needed to sustain long-term agricultural or forestry
operations and, for agricultural land, have available water where needed to sustain
long-term agricultural operations; and

The area is predominantly Class Il soils, and much of the area has water rights for
irrigation.

(d) Are suitable to sustain long-term agricultural or forestry operations, taking into
account:

(A) for farm land, the existence of a large block of agricultural or other resource land
with a concentration or cluster of farm operations, or, for forest land, the existence of a
large block of forested land with a concentration or cluster of managed woodlots;

The French Prairie area is a large block of agricultural land with large parcels. There is
some localized conflict with nonfarm uses.
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(B) The adjacent land use pattern, including its location in relation to adjacent non-farm
uses or non-forest uses, and the existence of buffers between agricultural or forest
operations and non-farm or non-forest uses;

(C) The agricultural or forest land use pattern, including parcelization, tenure and
ownership patterns; and

The Willamette River provides and effective edge for much of the area, and much of the
area is in large lots.

(D) The sufficiency of agricultural or forestry infrastructure in the area, whichever is
applicable.

The French Prairie area is close to the agricultural centers of Canby, Hubbard and St.
Paul, and has excellent access to transportation infrastructure. There are some issues
with movement of farm machinery on heavily used routes.

Therefore, on balance, we would designate Area 4J as a rural reserve even in the absence
of OAR 660-027-0060(4).

Rural Reserves 3E and 3H: Oregon City

General Description: This area lies east and south of the City of Oregon City. This area
is bounded by the Willamette River on the west. The southern boundary generally is a
line located three miles from the Portland Metro Area Urban Growth Boundary. A
substantial part of Area 3H also is located within three miles of the City of Canby’s
Urban Growth Boundary.

Area 3E, located east of Oregon City, is characterized by a mix of rural residential
homesites, small farms, and small woodlots. Most of the area has a moderately rolling
terrain. The area includes portions of the Clear Creek Canyon, and Newell and
Abernethy Creeks, all of which are identified as important natural landscape features in
Metro’s February 2007 “Natural Landscape Features Inventory”. Part of Area 3E also 1S
identified by the Oregon Department of Forestry as a mixed forest/agricultural
development zone. Most of Area 3E is identified as Conflicted Agricultural Land. There
is an area identified as Important Agricultural Land, in the southeast corner of Area 3E.

Area 3H, located south of Oregon City, is characterized by larger rural residential
homesites, particularly in the western part of this area, and farms. Beaver Creek and
Parrot Creek traverse this area in an east-west direction. The Willamette Narrows and
Canemah Bluff are identified as important natural landscape features in the Metro’s
February 2007 “Natural Landscape Features Inventory” and form the western boundary
of Area 3H. The Oregon Department of Forestry designates the Willamette Narrows as
wildland forest. All of this area is classified as Important Agricultural Land, except for
the area immediately east of the City of Canby, which is designated as Foundation
Agricultural Land.
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Conclusions and Analysis: The designation of Areas 3E and 3H as a Rural Reserve is
consistent with OAR 660-027, Division 27. All of Area 3H is Important or Foundation
Farmland, located within three miles of an urban growth boundary. Pursuant to OAR
660-027-0060(4), no further explanation is necessary to justify designation of Area 3H as
a Rural Reserve.

The designation of Area 3E is appropriate to protect the Important Farm Land in the
southeast corner of this area, and the area identified as mixed forest/agricultural land by
ODF. Designation as a Rural Reserve also is justified to protect Abernethy Creek,
Newell Creek and Beaver Creek and their associated riparian features, which are
identified as important natural landscape features. Designation as a Rural Reserve of the
portions of Area 3E not identified as Foundation or Important Agricultural Land, is
consistent with the Rural Reserve Factors stated in OAR 660-027-0060(3), for the
following reasons:

1) Abernethy Creek and Newell Creek and their associated riparian areas are
identified as important natural landscape features in Metro’s February 2007
“Natural Landscape Features Inventory”. A portion of Beaver Creek also is
located in this area; Beaver Creek was added to this inventory in a 2008 update.

2) This area is potentially subject to urbanization during the period described in
OAR 660-027-0040(2), because it is located adjacent to and within three miles of
the City of Oregon City.

3) Most of this area has gently rolling terrain, but there also are several steeply-
sloped areas. There are several landslide hazard areas located within Rural
Reserve Area 3E (see 1/25/09 Metro Landslide Hazard Map).

4) The designated Rural Reserve area comprises the drainage area for Abernethy and
Newel Creeks which provide important fish and wildlife habitat for this area.

Rural Reserves 3H (parts) 4J, 2C and 31: Canby, Estacada and Molalla

General Description: Rural Reserves have been designated adjacent to the cities of
Canby (parts of Areas 3H and 4J) Estacada and Molalla. These Rural Reserves were
designated after coordinating with all three cities, and the cities do not object to the

current designations.

Rural Reserve Area 2C is located adjacent to the western boundary of the City of
Estacada. This area includes the Clackamas River and Mclver State Park. It is identified
as Important Agricultural Land. Most of this Rural Reserve also is identified as wildland
forest on the ODF Forestland Development Zone Map. All of this Rural Reserve is
located within three miles of Estacada’s Urban Growth Boundary.

Rural Reserves are located on the south, west and eastern boundaries of the City of
Canby. All of this area is identified as Foundation Agricultural Land. The area north of
the City, to the Willamette River, has been left undesignated, although this area also is
identified as Foundation Agricultural Land. This area was left undesignated at the
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request of the City of Canby, in order to provide for possible future expansion of its
Urban Growth Boundary. The Oregon Department of Agriculture preferred leaving the
area north of the City undesignated, instead of an area east of the City, which also was
considered. All of the designated Rural Reserves are within three miles of the City of
Canby.

Area 3l is located north and east of the City of Molalla. This area is located within 3
miles of Molalla’s Urban Growth Boundary. All of the designated Rural Reserve is
identified as Foundation Agricultural Land.

Conclusions and Analysis: Designation of the Rural Reserves around Canby and
Estacada is consistent with OAR 660, Division 27. In the Case of Canby, the entire area
is identified as Foundation Agricultural Land, and is located within three miles of
Canby’s Urban Growth Boundary. In the case of Estacada, the entire Rural Reserve area
is identified as Important Agricultural Land, and is located within three miles of
Estacada’s Urban Growth Boundary. Rural Reserve 31, near Molalla, is located within
three miles of the urban growth boundary and also is identified as Foundation
Agricultural Land. Pursuant to OAR 660-027-0060(4), no further explanation is
necessary to justify the Rural Reserve designation of these areas.

Rural Reserve 41: Pete’s Mountain/Peach Cove, North of the Willamette River

General Description: This Rural Reserve is bounded by the Willamette River on the east
and south. On the north, Area 41 is adjacent to areas that were not designated as an
Urban or Rural Reserve. There are two primary geographic features in this area. The
upper hillsides of Pete’s Mountain comprise the eastern part of this area, while the
western half and the Peach Cove area generally are characterized by flatter land. The
Pete’s Mountain area contains a mix of rural residences, small farms and wooded
hillsides. The flat areas contain larger farms and scattered rural residences. All of Area
41 is located within three miles of the Portland Metro Urban Growth Boundary.

All of Rural Reserve 41 is identified as Important Agricultural Land (the “east
Wilsonville area”), except for a very small area located at the intersection of S. Shaffer
Road and S. Mountain Rd... The Willamette Narrows, an important natural landscape
feature identified in Metro’s February 2007 “Natural Landscape Features Inventory”, is
located along the eastern edge of Area 4.

Conclusions and Analysis: Designation of this area as a Rural Reserve is consistent with
OAR 660-027, Division 27. With the exception of a small area at the intersection of S.
Shaffer Rd. and S. Mountain Rd., all of this area is identified as Important Agricultural
Land and is located within three miles of an urban growth boundary. Pursuant to OAR
660-027-0060(4), the area identified as Important Agricultural Land requires no further
explanation to justify designation as a Rural Reserve. The few parcels classified as
Conflicted Agricultural Land are included to create a boundary along the existing public
road.

East Clackamas County Rural Reserve (Area 1E and Area 2B)
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General Description: This area lies south of the boundary separating Clackamas and
Multnomah Counties. This area generally is comprised of a mix of farms, woodlots and
scattered rural residential homesites. Several large nurseries are located in the area near
Boring. The area south of the community of Boring and the City of Damascus contains a
mix of nurseries, woodlots, Christmas tree farms, and a variety of other agricultural uses.

Most of the area is identified as Foundation or Important Agricultural Land. The only
lands not identified as Foundation or Important Agricultural Land are the steeper bluffs
south of the City of Damascus. Much of this steeper area is identified by the Oregon
Department of Forestry as mixed farm and forest.

There are several rivers and streams located in this area. The Clackamas River, Deep
Creek, Clear Creek and Noyer Creek, and the steeper areas adjacent to these streams, are
identified as important natural landscape features in Metro’s February 2007 “Natural
Landscape Features Inventory”.

All of this Rural Reserve is located within three miles of the Portland Metro Area Urban
Growth Boundary, except for a small area in the eastern part of the Rural Reserve. This
small area is located within three miles of the City of Sandy’s Urban Growth Boundary.

Conclusions and Analysis: The designation of this area as a Rural Reserve is consistent
with OAR 660-027, Division 27. Except for the steep bluffs located adjacent to the
Clackamas River, all of this area is identified as Foundation or Important Agricultural
Land and is located within three miles of an urban growth boundary. Pursuant to OAR
660-27-0060(4), no further explanation is necessary to justify designation as a Rural
Reserve all of this area except for the aforementioned bluffs.

Designation as a Rural Reserve of the steep bluffs, not identified as Foundation or
Important Agricultural Land, is consistent with the Rural Reserve Factors stated in OAR
660-027-0060(3).

1) This area is included in Metro’s February 2007 “Natural Landscape Features
Inventory”.

2) This area is potentially subject to urbanization during the period described in
OAR 660-027-0040(2), because it is located proximate or adjacent to the cities of
Damascus, Happy Valley, and Oregon City, and the unincorporated urban area
within Clackamas County.

3) Portions of this area are located within the 100 year floodplain of the Clackamas
River. Most of the area has slopes exceeding 10%, with much of the area
exceeding 20%. Portions of the area along Deep Creek are subject to landslides.

4) This hillside area drains directly into the Clackamas River, which is the source of
potable water for several cities in the region. The Rural Reserve designation will
assist protection of water quality.

5) These bluffs provide an important sense of place for Clackamas County,
particularly for the nearby cities and unincorporated urban area. Development is
sparse. Most of the hillside is forested.
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6) This area serves as a natural boundary establishing the limits of urbanization for
the aforementioned cities and unincorporated urban area and the Damascus Urban
Reserve Area (Area 2A).

D. Clackamas County: Statewide Planning Goals

Goal 1- Citizen Involvement

In addition to participation in Metro’s process, Clackamas County managed its own
process to develop reserves recommendations:

Policy Advisory Committee

The county appointed a 21-member Policy Advisory Committee (PAC) made up of 7
CPO/Hamlet representatives, 7 city representatives, and 7 stakeholder representatives.
The PAC held 22 meetings in 2008 and 2009. The PAC made a mid-process
recommendation identifying reserve areas for further analysis, and ultimately
recommended specific urban and rural reserve designations. The PAC itself received
significant verbal and written input from the public.

Public Hearings

In addition to the meetings of the PAC, the county held a number of public hearings as it
developed the ultimate decision on reserves:

2009

e Aug. 10: Planning Commission hearing on initial recommendations.

e Sept. 8: Board of County Commissioners (“BCC”) hearing on initial
recommendations

e Feb. 25: BCC Hearing on Intergovernmental Agreement

2010

e March 8, 2010: Planning Commission hearing on plan and map amendments.

e April 21, 2010: BCC hearing on plan and map amendments

e May 27, 2010: BCC reading and adoption of plan and map amendments, and
approval of revised IGA.
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Through the PAC, Planning Commission and BCC process, the county received and
reviewed thousands of pages of public comment and testimony.

Goal 2 — Coordination

“Goal 2 requires, in part, that comprehensive plans be ‘coordinated’ with the plans of
affected governmental units. Comprehensive plans are ‘“coordinated” when the needs of
all levels of government have been considered and accommodated as much as possible.’
ORS 197.015(5); Brown v. Coos County, 31 Or LUBA 142, 145 (1996).

As noted in the findings related to Goal 1, Clackamas County undertook continuous and
substantial outreach to state and local governments, including formation of the Technical
Advisory Committee. For the most part, commenting state agencies and local
governments were supportive of the urban and rural reserve designations in Clackamas
County. Where applicable, the specific concerns of other governments are addressed in
the findings related to specific urban and rural reserves, below.

Goal 3 - Agricultural Lands

The reserves designations do not change the county’s Plan policies or implementing
regulations for agricultural lands. However, the designation of rural reserves constrains
what types of planning and zoning amendments can occur in certain areas, and therefore
provide greater certainty for farmers and long-term preservation of agricultural lands.

Goal 4 - Forest Lands

The text amendment does not propose to change the county’s Plan policies or
implementing regulations for forest lands. However, the text does establish rural reserves,
which constrain what types of planning and zoning amendments can occur in certain
areas, for the purpose of providing greater certainty for commercial foresters and
long-term preservation of forestry lands.

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

The text amendment does not propose to change the county’s Plan policies or
implementing regulations for natural resource lands. However, the text does establish
rural reserves, which constrain what types of planning and zoning amendments can occur
in certain areas, for the purpose of providing for long-term preservation of certain of the
region’s most important, identified natural features. The county has determined that
other natural features may be better protected through an urban reserve designation, and
the eventual incorporation of those areas into cities. In certain areas, for example Newell
Creek Canyon, the protection of Goal 5 resources is enhanced by the adoption of
planning principles in an Intergovernmental Agreement between the County and Metro.

Goal 9 - Economy of the State

The proposed text amendment is consistent with Goal 9 because it, in itself, does not
propose to alter the supply of land designated for commercial or industrial use. However,
the text does establish urban reserves, which include lands suitable for both employment
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and housing. In Clackamas County, specific areas were identified as appropriate for a
mixed use center including high intensity, mixed use housing (Borland area of Stafford)
and for industrial employment (eastern portion of Clackanomah). These areas will be
available to create new employment areas in the future if they are brought into the UGB.

Goal 10 - Housing

The proposed text amendment is consistent with Goal 10 because it, in itself, does not
propose to alter the supply of land designated for housing. However, the text does
establish urban reserves, which include lands suitable for both employment and housing.
One of the urban reserve factors addressed providing sufficient land suitable for a range
of housing types. In Clackamas County, there is an area identified as appropriate for a
mixed use center including high intensity, mixed use housing (Borland area of Stafford)
and many other areas suitable for other types of housing.

Goal 14 - Urbanization

The proposed text amendment is consistent with Goal 14. The program for identifying
urban and rural reserves was designed to identify areas consistent with the requirements
of OAR Chapter 660, Division 27. The text amendment does not propose to move the
urban growth boundary or to change the county’s Plan or implementing regulations
regarding unincorporated communities. However, the amendment does adopt a map that
shapes future urban growth boundary amendments by either Metro or the cities of Canby,
Molalla, Estacada or Sandy
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