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CLACKAMAS COUNTY BOARD OF COMMISSIONERS 

LAND USE HEARING 
January 12, 2022 

10:00 AM 

This public hearing will be conducted in person and virtually using the Zoom platform. If you 
wish to attend in person, the address is: 

2051 Kaen Rd, BCC Hearing Room—4th Floor, Oregon City 

The Zoom link to the public hearing and details on how to observe and testify online or by 
telephone are available on our website:  https://www.clackamas.us/meetings/bcc/landuse.

All interested parties are invited to attend the hearing in person, online or by telephone and will 
be provided with an opportunity to testify orally, if they so choose. The staff report and drafts of 
the proposed amendments are available on our website at 
https://www.clackamas.us/meetings/bcc/landuse.  Please direct all calls and correspondence 
to the staff member listed below. 

LAND USE HEARING 

File No.: Z0155-21-M, Z0156-21-CP, Z0157-21-ZAP, Comprehensive Plan Map 

amendment and zone change with a two-parcel partition 

Applicants: Heavy Timber Innovations, LLC, Stefan Schneider, Russ Brotnov

Proposal: The applicants request the following for 25720 SE Eagle Creek Rd (Tax Lot 34E05-04100, 
approximately 19.4 acres): 

1. A Comprehensive Plan Map amendment to change the land use plan designation of the subject 
property from Rural (R) to Rural Industrial (RI);  

2. A corresponding zone change of the subject property from Rural Residential Farm Forest 5-Acre 
(RRFF-5) District to Rural Industrial (RI); and 

3. A partition of the subject property into two parcels.

Staff Contact: Glen Hamburg, Senior Planner, 503-742-4523, GHamburg@clackamas.us
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Land Use Hearing Item 
Staff Report to the Board of County Commissioners 

  

 
File Numbers:  Z0155-21-M, Z0156-21-CP, and Z0157-21-ZAP, Comprehensive Plan 
Map amendment and zone change with a two-parcel partition 
 
Staff Contact:  Glen Hamburg, Planning and Zoning (ghamburg@clackamas.us)  
 
Board of County Commissioners Hearing Date:  January 12, 2022 
 

PROPOSAL: 
 
Heavy Timber Innovations, LLC, Stefan Schneider, and Russ Brotnov (the “Applicants”), 
request the following for 25720 SE Eagle Creek Rd (Tax Lot 34E05-04100, 
approximately 19.4 acres): 
 

1. A Comprehensive Plan Map amendment to change the land use plan 
designation of the subject property from Rural (R) to Rural Industrial (RI);  
 

2. A corresponding zone change of the subject property from Rural 
Residential Farm Forest 5-Acre (RRFF-5) District to Rural Industrial (RI); 
and 
 

3. A partition of the subject property into two parcels. 
 

 

Hwy 211/224 
N 

Subject 

Property 
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Background:   
The record demonstrates that the subject property has been used for industrial uses for 
more than half a century. The Diamond Lumber Company was established on the 
property in 1955 and in 1966, it was purchased by Milwaukie Plywood Corp. and used 
for plywood manufacturing. The property was then purchased by Plywood Equipment 
Panel Sales, Inc. in 1978 and used for equipment rebuilding and storage. The County 
approved a conditional use permit for the property in 1983 for storage of logs and 
making hog fuel. There is no record of the property ever having residential uses. 
 
In 2013, the Board of County Commissioners approved1 a nearly identical request to 
change the Comprehensive Plan designation and zone of the property neighboring to 
the south to RI, having found that this adjacent property also had an historic 
commitment to industrial uses and that zoning it RI would be consistent with applicable 
approval criteria, including Statewide Planning Goals and the goals and policies of the 
County’s Comprehensive Plan. 
 
The current application does not propose any new development or land use; it only 
requests to change what is potentially allowable in terms of development and land uses 
by changing the property’s land use plan designation and zone, and to divide the 
property in to two separate parcels. Nonetheless, the Applicants’ have previously 
expressed an interest in using the subject property for mass timber-related 
manufacturing and similar operations. If the Applicants’ current request is approved, 
future development would require separate design review approval.  
 
Existing Conditions and Surrounding Area:   
The subject property includes vacant industrial buildings, as well as a portion of a 
former log pond that is now overgrown with trees. The property is generally flat, is not in 
a mapped flood hazard area, and has no County-protected historic landmarks. 
 
Despite also having frontage on Hwy 211/224, the property only takes access from SE 
Eagle Creek Rd via SE Riverside Way. Tri-Met Line #30 has stops directly in front of the 
subject property on SE Eagle Creek Rd. 
 
The half-mile area around the property is generally characterized by fields, trees, and 
sparse rural residential, commercial, and industrial development and includes lands 
zoned RRFF-5, RI, Rural Commercial (RC), Exclusive Farm Use (EFU), and Timber 
(TBR). Eagle Creek, a County-regulated stream, is about a quarter mile to the north. 
The Clackamas River is about 1.5 miles to the west. The northern limits of the City of 
Estacada, specifically its “industrial sanctuary”, is approximately 1.3 miles to the south. 
 
Public Comments:   
Notice of is application was sent directly to the owners of all properties within a half mile 
of the subject property (approximately 100 separate parities), the local Community 
Planning Organization (CPO), the City of Estacada, the local fire district, the Oregon 
Department of Land Conservation and Development (DLCD), the Oregon Department of 
Transportation (ODOT), and Tri-Met. Notice was also published in Pamplin Media’s 
‘Estacada News’ and on County websites. No party has commented in opposition to the 

                                                           
1 File Nos. Z0490-13-CP and Z0491-13-Z 
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application. Owners of the neighboring property to the north state that they “are fine with 
the request” of the Applicants; these neighbors also ask for fencing or other screening 
along the shared property line, which staff finds can be considered in a separate future 
design review application required for development if the application is approved. 
 

 

PLANNING COMMISSION ACTION: 
 
A public hearing was held on November 22, 2021, for Planning Commission 
consideration of the application and the original staff recommendation. That 
recommendation, with its findings on relevant approval criteria, is attached, along with 
draft minutes of the Planning Commission hearing. 
 
The only party who testified at the Planning Commission hearing was the Applicants’ 
representative. 
 
The Planning Commission voted unanimously to recommend approval, subject to the 10 
conditions listed at the end of this report. 
 

 

CPO AND HAMLET RECOMMENDATIONS: 
 
The local CPO is the Eagle Creek – Barton CPO, who was provided notice of this 
application. The CPO has not commented. 
 
 

SIGNIFICANT ISSUES: 
 
At its November 22 hearing, the Planning Commission largely focused on the wetland 
areas of the subject property, which include the former log pond at the property’s south 
and two ditches. 
 
The Applicants have submitted a wetland delineation report concluding that the former 
log pond is an “isolated feature” with no observed outlet or discharge, and that such 
artificially created wetlands constructed for log storage are not considered waters of the 
state and are non-jurisdictional. Both ditches were also found to not meet the 
jurisdictional ditch criteria in the applicable OARs and to not contain food or game fish. 
 
The recommended conditions of approval would require the former log pond to be 
shown in the final plat as a restricted development area with a plat note identifying that 
additional land use review and Department of State Lands (DSL) approval is required 
for any disturbance within it. 
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STAFF RECOMMENDATION: 
 
Staff recommends APPROVAL of Z0155-21-M, Z0156-21-CP, and Z0157-21-ZAP by 
the Board of County Commissioners, subject to the following 10 (ten) conditions: 
 

1. Clackamas County Comprehensive Plan Map 4-7a, Non-Urban Area Land Use 
Plan, and all other maps of the Comprehensive Plan that include the subject 
property (Tax Lot 34E05-04100, with situs address 25720 SE Eagle Creek Rd), 
shall be amended to identify the subject property as having a Comprehensive 
Plan land use designation of Rural Industrial (RI); 
 

2. The Clackamas County Non-Urban Area Zoning Map shall be amended to 
identify the subject property as being in the Rural Industrial (RI) zoning district. 

 

3. The partition shall result in no more than two parcels, one approximately 14.4 
acres in area and the other approximately five acres in area, as shown in the 
submitted preliminary plat. Any change in design, including parcel layout and 
access, must be approved prior to final plat approval. 

 

4. No work shall occur other than which is specified within the final approval. It shall 
be the responsibility of the property owner(s) to comply with the final approval 
and the limitations described therein. 

 

5. Transportation- and emergency access-related requirements:  
 

a. Unless otherwise approved by the Transportation Engineering Division 
pursuant to Section 170 of the County’s Roadway Standards, an eight-foot-
wide public easement shall be granted for signs, slopes, and public utilities 
along the south approximately 290 feet of frontage on SE Eagle Creek Rd 
where the existing right-of-way is 60 feet in width. 

 
b. Unless otherwise approved by the Transportation Engineering Division 

pursuant to Section 170 of the County’s Roadway Standards, a minimum 24-
foot-wide perpetual common access and utility easement shall be provided 
from SE Riverside Way to Parcel 2. The easement shall be clear and 
unobstructed. 
 

c. Prior to final plat approval, the stamped and approved plans or written 
verification from the local fire district fire marshal shall be provided to the 
County indicating that the access and fire flow standards have been, or will 
be, met. 

 
d. Prior to final plat recording, an attorney and/or surveyor or engineer shall 

provide written verification that both resulting parcels have legal access and 
utility easements. 

 

6. Platting requirements:  
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a. The draft and final plats shall be prepared by a registered professional land 
surveyor in a form and with information consistent with the provisions of ORS 
92, relevant portions of ORS 209.250, the Clackamas County ZDO, Chapters 
11.01 and 11.02 of the County Code, and these conditions of approval. 
 

b. Pursuant to ORS 92, five (5) copies of the draft partition plat survey of the 
development shall be submitted to the Transportation Engineering Division for 
routing and review. 
 

c. After the draft plat is approved by the Planning & Zoning Division staff and 
reviewed by the County Surveyor, one (1) mylar copy and four (4) paper 
copies of the final plat shall be submitted to the Transportation Engineering 
Division for final review. 
 

d. A copy of the final plat survey and review deposit shall also be submitted 
separately to the County Surveyor for review. 

 
e. All existing, proposed, and required easements shall be shown on the final 

plat. Any private access easements shall also note any applicable provisions 
for utility services, such as water, electricity, communications, natural gas, 
storm drainage, sanitary sewer, and emergency services. New easements 
shall include a statement that the easements are for the parcels shown and 
any future divisions thereof.  
 

f. The final plat shall include a note that water will be provided for each parcel 
with established Water Rights Permit G-168. 
 

g. The delineated wetland shall be represented on the final plat as a restricted 
development area with a plat note identifying that additional land use review 
and Department of State Lands (DSL) approval is required for any 
disturbance within it. 
 

h. When the final plat is approved by the County Surveyor, the plat must then be 
filed and recorded with the County Clerk. All property taxes shall be paid in 
full for the current year in order for the plat to be recorded. 

 

i. Neither of the individual parcels resulting from the partition may be sold, 
transferred, or assigned until the final plat has been approved by the County 
Surveyor and recorded with the County Clerk. 

 

7. Underground utilities: Underground utilities are required for all new development 
on the parcels resulting from this partition, and shall be installed pursuant to the 
requirements of the utility service providers serving the development. 

 

8. Partition approval period: Pursuant to ZDO Subsection 1106.05(A), preliminary 
partition approval is valid for four years from the date of the final written decision 
Failure to record the final partition plat with the County Clerk within four years of 
the date of the final decision will void the approval of the partition unless a time 
extension is approved. 
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9. Partition time extension: Prior to expiration of the four-year approval period for 
the partition in Condition 8, a single-two year extension of the partition approval 
may be approved pursuant to ZDO Section 1310, Time Extension. 

 

10. Future construction on the resulting parcels shall be subject to the use, 
dimensional, and development standards of the RI District in ZDO Section 604 
and Section 1102, the relevant requirements of Section 1000. Development shall 
require design review approval pursuant to Section 1307. 

 



Z0155-21-M, Z0156-21-CP, Z0157-21-ZAP:
COMPREHENSIVE PLAN MAP AMENDMENT, ZONE 
CHANGE, & TWO-PARCEL PARTITION

Board of County Commissioners Hearing 
January 12, 2022

Applicants: Heavy Timber Innovations, LLC; Stefan Schneider; Russ Brotnov

Property Owner:  Heavy Timber Innovations, LLC

Map and Tax Lot:  T3S R4E Section 05, Tax Lot 4100 W.M.

Site Address:  25720 SE Eagle Creek Rd, Eagle Creek

Current Plan Designation:  Rural (R)

Current Zoning District:  Rural Residential Farm Forest Five-Acre District (RRFF-5)

County Staff Contacts: Glen Hamburg, Senior Planner (503.742.4523, ghamburg@clackamas.us)
Liz Dance, Planner II (503.742.4524, ldance@Clackamas.us)



TODAY
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1. Application summary

 Currently zoned RRFF-5
 Convert to rural industrial, like property to south
 Concurrent two-parcel partition

2. Overview of property & area

3. Review of substantive approval criteria

4. Significant issues & recommendation (approval)
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SUBJECT PROPERTY
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 ± 19.4 acres

 No dwellings

 28,000 ft2 building

 No geo hazards or 
floodplain 

 Old log pond

 Tri-Met stops

 ± 19.4 acres

 No dwellings

 28,000 ft2 building

 No geo hazards or 
floodplain 

 Old log pond

 Tri-Met stops
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Applicants’ “Existing Conditions Plan”
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Applicants’ “Partition Plan”
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Statewide Planning Goals
 Proposal consistent with all applicable Statewide Planning Goals 

Zoning and Development Ordinance (ZDO)
 Zone change consistent with Section 1202
 Partition, with recommended conditions, consistent with 

Sections 1002, 1003, 1006, 1007, 1012, 1015, and 1105

Clackamas County Comprehensive Plan
 Policy 4.LL.3:

APPROVAL CRITERIA

1. Has an historical commitment to industrial uses; or

2. Is an abandoned or diminished mill site; or

3. Located in an Unincorporated Community & has direct access to a road of at least an 
arterial classification
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INDUSTRIAL HISTORY

 1955: Diamond Lumber Company established on property

 1966: Purchased by Milwaukie Plywood Corp., used for plywood 
manufacturing

 1978: Purchased by Plywood Equipment Panel Sales, Inc., used for equipment 
rebuilding and storage

 1983: Conditional use permit for storage of logs and making hog fuel



≈1942 Survey

(SN1956-17)

≈1942 Survey

(SN1956-17)
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1955 Survey

(PS1416)

1955 Survey
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June 1970
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September 1976
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June 1989
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August 2000
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Statewide Planning Goals
 Proposal consistent with all applicable Statewide Planning Goals 

Zoning and Development Ordinance (ZDO)
 Zone change consistent with Section 1202
 Partition, with recommended conditions, consistent with 

Sections 1002, 1003, 1006, 1007, 1012, 1015, and 1105

Clackamas County Comprehensive Plan
 Policy 4.LL.3:

APPROVAL CRITERIA

1. Has an historical commitment to industrial uses; or

2. Is an abandoned or diminished mill site; or

3. Located in an Unincorporated Community & has direct access to a road of at least an 
arterial classification
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SIGNIFICANT ISSUES & 
RECOMMENDATION

November 22, 2021, Planning Commission hearing:
 Discussion of wetland areas (former log pond and ditches)

Staff and Planning Commission recommendation:
 APPROVAL, with 10 conditions in staff report



THANK YOU
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PLANNING STAFF REPORT AND RECOMMENDATION  

TO THE PLANNING COMMISSION  
 
Report Date: November 15, 2021 
 
Hearing Date: November 22, 2021   
 
File Nos. Z0155-21-M, Z0156-21-CP, and Z0157-21-ZAP 
 
Proposal: A Comprehensive Plan Map amendment to change the land use plan 
designation of the subject property from Rural (R) to Rural Industrial (RI), with a 
corresponding zone change of the subject property from Rural Residential Farm Forest 
5-Acre (RRFF-5) District to Rural Industrial (RI) and a concurrent partition of the subject 
property, all resulting in two separate RI-zoned parcels 
 
Staff Contacts: Glen Hamburg, Senior Planner 

(Tel: 503.742.4523, Email: ghamburg@clackamas.us) 
 
Lizbeth Dance, Planner II 
(Tel: 503.742.4524, Email: ldance@clackamas.us) 

 
Applicants: Heavy Timber Innovations, LLC; Stefan Schneider; Russ Brotnov 
 
Property Owner: Heavy Timber Innovations, LLC 
 
Assessor’s Map & Tax Lot: T3S R4E Section 05 Tax Lot 04100 
 
Site Address: 25720 SE Eagle Creek Rd, Eagle Creek, OR 97022 
 
Total Area: Approximately 19.4 acres 
 
Location: On the east side of Hwy 224 and on the west side of SE Eagle Creek Rd, 
approximately one quarter mile north of SE Folsom Rd 
 
Current Comprehensive Plan Designation: Rural (R) 
 
Current Zoning District: Rural Residential Farm Forest Five-Acre (RRFF-5) District 
 
Community Planning Organization (CPO) for Area: 
 

Eagle Creek – Barton CPO  
Contact: Brent Parries (Tel: 503.680.3824, Email: eaglecreekcpo@gmail.com) 

 

mailto:ghamburg@clackamas.us
mailto:ldance@clackamas.us
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Community Planning Organizations (CPOs) are part of the County’s community 
involvement program. They are advisory to the Board of County Commissioners, Planning 
Commission, and Planning and Zoning Division on land use matters affecting their 
communities. CPOs are notified of proposed land use actions and decisions on land 
within their boundaries and may review these applications, provide recommendations, or 
file appeals. If this CPO currently is inactive and you are interested in becoming involved 
in land use planning in your area, please contact the Community Involvement Office at 
503-655-8552.   
 
OPPORTUNITY TO REVIEW THE RECORD: The submitted application is available for 
review online at https://accela.clackamas.us/citizenaccess/. Select the Planning tab and 
enter the file number to search. Select ‘Record Info’ and then select ‘Attachments’ from 
the dropdown list, where you will find the submitted application. The complete application 
file is available for inspection at no cost by contacting the Planner listed on the first page 
of this decision. Copies of all documents may be purchased at the rate of $2.00 per page 
for 8.5” x 11” or 11” x 14” documents, $2.50 per page for 11” x 17” documents, $3.50 per 
page for 18” x 24” documents, and $0.75 per square foot with a $5.00 minimum for large 
format documents. 
 
APPLICABLE APPROVAL CRITERIA: This application is subject to: Statewide Planning 
Goals; Oregon Administrative Rules Chapter 660, Division 18; the Clackamas County 
Comprehensive Plan, including Chapters 3, 4, 6, 8, and 11; and Clackamas County 
Zoning and Development Ordinance (ZDO) Sections 202, 316, 604, 1001, 1002, 1003, 
1006, 1007, 1012, 1015, 1105, 1202, and 1307.   
 
PUBLIC AND AGENCY COMMENTS: 
Notice was sent to applicable agencies and owners of property within 2,640 feet (a half 
mile) of the subject property. Comments received relating to the applicable approval 
criteria listed above are addressed in the Findings section. Comments were received only 
from Steve Mueller and Jodi Scott. 
 
 
 
 
 
 
 
NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: ORS CHAPTER 215 
REQUIRES THAT IF YOU RECEIVE THIS NOTICE, IT MUST PROMPTLY BE 
FORWARDED TO THE PURCHASER. 

Clackamas County is committed to providing meaningful access and will make reasonable 
accommodations, modifications, or provide translation, interpretation or other services upon 
request. Please contact us at 503-742-4545 or email DRenhard@clackamas.us. 
 
503-742-4545: ¿Traducción e interpretación? |Требуется ли вам устный или письменный 

перевод? |翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 

https://accela.clackamas.us/citizenaccess/
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Subject Property (Tax Lot 4100) in Assessor’s Map 34E05 
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Subject Property in November 2020 Aerial Images 
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Location of Subject Property in Current Comprehensive Plan Map 4-7a 
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Location of Subject Property in Current Non-Urban Area Zoning Map 
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Submitted Existing Conditions Plan 
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Submitted Partition Plan 
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STAFF RECOMMENDATION  

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

FOR COMPREHENSIVE PLAN MAP AMENDMENT AND ZONE CHANGE: 
 

1. Clackamas County Comprehensive Plan Map 4-7a, Non-Urban Area Land Use 
Plan, and all other maps of the Comprehensive Plan that include the subject 
property (Tax Lot 34E05-04100, with situs address 25720 SE Eagle Creek Rd), 
shall be amended to identify the subject property as having a Comprehensive 
Plan land use designation of Rural Industrial (RI); 
 

2. The Clackamas County Non-Urban Area Zoning Map shall be amended to 
identify the subject property as being in the Rural Industrial (RI) zoning district. 

 
FOR PARTITION: 

 
3. The partition shall result in no more than two parcels, one approximately 14.4 

acres in area and the other approximately five acres in area, as shown in the 
submitted preliminary plat. Any change in design, including parcel layout and 
access, must be approved prior to final plat approval. 

 
4. No work shall occur other than which is specified within the final approval. It shall 

be the responsibility of the property owner(s) to comply with the final approval 
and the limitations described therein. 

 
5. Transportation- and emergency access-related requirements:  

 
a. Unless otherwise approved by the Transportation Engineering Division 

pursuant to Section 170 of the County’s Roadway Standards, an eight-foot-
wide public easement shall be granted for signs, slopes, and public utilities 
along the south approximately 290 feet of frontage on SE Eagle Creek Rd 
where the existing right-of-way is 60 feet in width. 

 
b. Unless otherwise approved by the Transportation Engineering Division 

pursuant to Section 170 of the County’s Roadway Standards, a minimum 24-
foot-wide perpetual common access and utility easement shall be provided 
from SE Riverside Way to Parcel 2. The easement shall be clear and 
unobstructed. 
 

c. Prior to final plat approval, the stamped and approved plans or written 
verification from the local fire district fire marshal shall be provided to the 
County indicating that the access and fire flow standards have been, or will 
be, met. 
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d. Prior to final plat recording, an attorney and/or surveyor or engineer shall 
provide written verification that both resulting parcels have legal access and 
utility easements. 

 
6. Platting requirements:  

 
a. The draft and final plats shall be prepared by a registered professional land 

surveyor in a form and with information consistent with the provisions of ORS 
92, relevant portions of ORS 209.250, the Clackamas County ZDO, Chapters 
11.01 and 11.02 of the County Code, and these conditions of approval. 
 

b. Pursuant to ORS 92, five (5) copies of the draft partition plat survey of the 
development shall be submitted to the Transportation Engineering Division for 
routing and review. 
 

c. After the draft plat is approved by the Planning & Zoning Division staff and 
reviewed by the County Surveyor, one (1) mylar copy and four (4) paper 
copies of the final plat shall be submitted to the Transportation Engineering 
Division for final review. 
 

d. A copy of the final plat survey and review deposit shall also be submitted 
separately to the County Surveyor for review. 

 
e. All existing, proposed, and required easements shall be shown on the final 

plat. Any private access easements shall also note any applicable provisions 
for utility services, such as water, electricity, communications, natural gas, 
storm drainage, sanitary sewer, and emergency services. New easements 
shall include a statement that the easements are for the parcels shown and 
any future divisions thereof.  
 

f. The final plat shall include a note that water will be provided for each parcel 
with established Water Rights Permit G-168. 
 

g. The delineated wetland shall be represented on the final plat as a restricted 
development area with a plat note identifying that additional land use review 
and Department of State Lands (DSL) approval is required for any 
disturbance within it. 
 

h. When the final plat is approved by the County Surveyor, the plat must then be 
filed and recorded with the County Clerk. All property taxes shall be paid in 
full for the current year in order for the plat to be recorded. 

 
i. Neither of the individual parcels resulting from the partition may be sold, 

transferred, or assigned until the final plat has been approved by the County 
Surveyor and recorded with the County Clerk. 
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7. Underground utilities: Underground utilities are required for all new 
development on the parcels resulting from this partition, and shall be installed 
pursuant to the requirements of the utility service providers serving the 
development. 

 
8. Partition approval period: Pursuant to ZDO Subsection 1106.05(A), preliminary 

partition approval is valid for four years from the date of the final written decision 
Failure to record the final partition plat with the County Clerk within four years of 
the date of the final decision will void the approval of the partition unless a time 
extension is approved. 

 
9. Partition time extension: Prior to expiration of the four-year approval period for 

the partition in Condition 8, a single-two year extension of the partition approval 
may be approved pursuant to ZDO Section 1310, Time Extension. 

 
10. If Comprehensive Plan Map amendment and zone change is not approved: 

Future construction on the resulting parcels shall be subject to the use, 
dimensional, and development standards of the RRRFF-5 District in ZDO Section 
316 and the relevant requirements of Subsection 1001.02. 

 
11. If Comprehensive Plan Map amendment and zone change is approved: 

Future construction on the resulting parcels shall be subject to the use, 
dimensional, and development standards of the RI District in ZDO Section 604 
and Section 1102, the relevant requirements of Section 1000. Development shall 
require design review approval pursuant to Section 1307. 

 
 

PROPERTY AND AREA DETAILS 

 
The subject property is Tax Lot 4100 of Assessor’s Map 34E05 with situs address 
25720 SE Eagle Creek Rd. It is an approximately 19.4-acre lot of record, with a current 
Clackamas County Comprehensive Plan (Plan) land use designation of Rural (R) and 
located in the Rural Residential Farm Forest Five-Acre (RRFF-5) zoning district.  
 
The property is bounded by: State Hwy 211/224 to the west; SE Eagle Creek Rd and 
SE Riverside Way to the east; Tax Lot 34E05-03301 (30838 SE Riverside Way), zoned 
RRFF-5, and Tax Lot 34E05-03304 (30880 SE Riverside Way), zoned RRFF-5, to the 
north; and Tax Lot 34E05-04102 (26175 SE Eagle Creek Rd), zoned Rural Industrial 
(RI), to the south. Tax Lot 3301 (approximately 9.84 acres) is developed with 10 
manufactured dwellings and is approved1 for an additional 35 manufactured home 
spaces; Tax Lot 3304 (approximately 0.47 acres) is developed with a manufactured 
dwelling built in 1999; Tax Lot 4102 is was approved2 back in 2010 for development of 
certain storage-related uses. 
 

                                                 
1 File Nos. Z0147-17-E and Z0032-21-TE 
2 File No. Z0382-10-D 
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Across SE Eagle Creek Rd and SE Riverside Way are properties zoned Rural 
Commercial (RC) and others zoned RRFF-5. These properties are developed with the 
Eagle Creek Saloon, the Eagle Crest Mobile Home Park, pole buildings, and open 
fields.  
 
While zoned RRFF-5, there is no history in the record of it being used for any residential 
use. Rather, as detailed later in this report, it is currently developed with a vacant 
approximately 28,000-square-foot building formerly used in association with timber-
processing and plywood manufacturing. Documents included in the record, including a 
wetland delineation report, suggest the property may have also been used for hay/straw 
production or pastureland. 
 
The half-mile area around the property is generally characterized by fields, trees, and 
sparse rural residential, commercial, and industrial development and includes lands 
zoned RRFF-5, RC, RI, Exclusive Farm Use (EFU), and Timber (TBR). Eagle Creek, a 
County-regulated “large” “Type F” stream, is about a quarter mile to the north. The 
Clackamas River is about 1.5 miles to the west. The northern limits of the City of 
Estacada, specifically its “industrial sanctuary”, is approximately 1.3 miles to the south. 
 
A portion of a rectangular wetland area, a former log pond, lies in the southern portion 
of property. The subject property is generally flat and has no mapped mass-movement 
or soil hazard areas. The property is also not in a mapped flood hazard area. 
 
The subject property is accessed from SE Eagle Creek Rd via SE Riverside Way, and 
does not have direct access to Hwy 211/224. SE Eagle Creek Rd is classified as a 
minor arterial in the County’s Road Functional Classifications Map (Map 5-4b of the 
Comprehensive Plan), and SE Riverside Way is classified as a local road.  
 
Tri-Met Bus Line #30 provides bus service between downtown Estacada and the MAX 
station at Clackamas Town Center, with stops in the Estacada area, in Carver, and 
along 82nd Ave. Line #30 has stops3 directly in front of the subject property on SE Eagle 
Creek Rd. 
 
 
APPLICANTS’ PROPOSAL 

 
The Applicants propose three actions, to be considered concurrently: 
 

1. An amendment to the Comprehensive Plan land use plan designation of the 
subject property, from R to RI; 

2. A zone change of the subject property from RRFF-5 to RI; and 
3. A partition of the subject property in to two separate parcels, one to be 

approximately five acres and the other to be approximately 14.4 acres. 
 

                                                 
3 Stop ID 1558 northbound and Stop ID 1559 southbound 
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No new construction or land uses are proposed in this application. Rather, the 
Applicants are effectively seeking to change the subject property’s potentially allowable 
land uses, and to divide the property in to two lots of record that can be independently 
bought/sold and developed. If the Applicants’ three proposed actions are ultimately 
approved, any new development on either of the parcels would require additional land 
use review. 
That said, the Applicants’ have made representations, including in documents they’ve 
submitted with their application, that they intend to reuse the existing building and erect 
two shop buildings and other improvements for industrial uses, including potentially 
mass timber-related manufacturing operations and related storage of construction 
equipment and large timber components. One of the two potential shops should would 
be on the proposed five-acre parcel, while the other potential shop and the existing 
building would be on the other, 14.4-acre parcel. 
 
Two public hearings on the proposal are scheduled, one before the Planning 
Commission on November 22, 2021, and the another before the Board of County 
Commissioners (BCC) on January 12, 2022. The Planning Commission makes a 
recommendation to the BCC, who will ultimately decide whether the proposal is 
approved. 
 
The BCC does not have to approve all three of the Applicants’ proposed actions. They 
could choose to approve just the proposed land use plan designation amendment and 
zone change and not the partition if they find that it doesn’t meet the criteria for a 
partition; they could also choose to approve just the partition, while keeping the land use 
plan designation and RRFF-5 zoning. The Applicants’ representative has communicated 
in November 4, 2021, correspondence that they would want the property to be 
partitioned as proposed, even if their requested land use plan designation amendment 
and zone change were to be denied. 
 
Below are Staff’s findings on how all three proposed actions are consistent with 
applicable criteria, or otherwise can be with adherence to recommended conditions of 
approval.  
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FINDINGS 

 
This application is subject to: 
 

1. Statewide Planning Goals; 
2. Oregon Administrative Rules (OAR) Chapter 660, Division 18; 
3. The Clackamas County Comprehensive Plan; and 
4. Zoning and Development Ordinance (ZDO) Sections 202, 316, 604, 1001, 1002, 

1003, 1006, 1007, 1012, 1015, 1105, 1202, and 1307. 
 
Staff have reviewed these provisions in conjunction with this proposal and makes the 
following findings. ZDO Sections 202 and 1307 provide only definitions and procedural 
requirements that do not warrant separate written findings in this report. 
 
1. Statewide Planning Goals: 
 

GOAL 1 – CITIZEN INVOLVEMENT 
 

Statewide Planning Goal 1 calls for “the opportunity for citizens to be involved 
in all phases of the planning process” and requires the County to have a 
citizen involvement program with certain features. 
This application only proposes to amend the County’s Comprehensive Plan 
maps and zoning maps, and to divide a property consistent with current 
partition requirements; even if approved, the County’s existing, State-
acknowledged citizen involvement program would not change. 
 
Section 1307, Procedures, of the ZDO contains adopted and State-
acknowledged procedures for citizen involvement and public notification of 
quasi-judicial applications. This application has been processed consistent 
with those requirements, including with notice to: the Department of Land 
Conservation and Development (DLCD) as directed; property owners within a 
half mile of the subject property; the area’s active CPO; the Oregon 
Department of Transportation (ODOT); the City of Estacada; the Estacada 
Fire District; Tri-Met; and the County’s Transportation Engineering Division 
and Onsite Wastewater Program. Notice of the application and its public 
hearings have also been published in Pamplin Media’s ‘Estacada News’ and 
on County websites. 

 
Before the BCC can decide on this application, there will have been at least 
two public hearings with opportunity for interested parties to testify. The public 
has also been given the opportunity to provide written comments, and all 
comments provided to-date have been included in the record. 
 
The relevant requirements of Statewide Planning Goal 1 are satisfied. 
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GOAL 2 – LAND USE PLANNING 
 

Goal 2 requires the County to have and to follow a comprehensive land use 
plan and implementing regulations. Comprehensive plan provisions and 
regulations must be consistent with Statewide Planning Goals, but Goal 2 
also provides a process by which exceptions can be made to certain Goals. 
 
The proposed amendment to Clackamas County’s Comprehensive Plan 
maps, including to Map 4-7a, would not change the County’s land use 
planning process. Even under the Applicants’ proposal, the County will 
continue to have a comprehensive land use plan and consistent implementing 
regulations. This report outlines how this proposal is consistent with 
applicable policies of the County’s State-acknowledged comprehensive plan. 
The Applicant does not request an exception to any Statewide Planning Goal. 
 
The relevant requirements of Statewide Planning Goal 2 are satisfied. 

 
GOAL 3 – AGRICULTURAL LANDS 

 
Goal 3 requires the County to identify farmland, designate it as such on its 
Comprehensive Plan maps, and zone it exclusive farm use (EFU). 
The County has already satisfied these Goal 3 requirements. This application 
does not propose to change the Comprehensive Plan Map designation or 
zoning of any protected farmland, nor does it propose a change in any 
allowed land use in the EFU zoning district. The subject property is already in 
an acknowledged “exception area”, which is an area that has been approved 
for an exception to Goal 3 (as well as Goal 4) for rural land uses that would 
otherwise not be allowed on protected farmland.  

 
The relevant requirements of Statewide Planning Goal 3 are satisfied. 

 
GOAL 4 – FOREST LANDS 

 
Goal 4 requires the County to identify forest land, designate it as such on 
Comprehensive Plan maps, and zone it consistently with State rules. 
 
As with Goal 3 and its farmland, the County has already satisfied its Goal 4 
requirements for forest land. This application does not propose to change the 
Comprehensive Plan Map designation or zoning of any forest land, nor does it 
propose a change in any allowed land use in its forest zoning districts (i.e., 
Ag/Forest and Timber Districts). The subject property is already in an 
“exception area”, with an exception to Goal 4. 
 
The relevant requirements of Statewide Planning Goal 4 are satisfied. 
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GOAL 5 – NATURAL RESOURCES, SCENIC AND HISTORIC AREAS,  
 AND OPEN SPACES 

 
Goal 5 requires the County to adopt programs that will protect an area’s 
natural resources and will conserve scenic, historic, and open space 
resources for present and future generations. It requires an inventory of 
natural features, groundwater resources, energy sources, and cultural areas, 
and encourages the maintenance of inventories of historic resources.  
 
This proposal would not change the County’s adopted and acknowledged 
programs for the protection of such resources, nor would it change the 
County’s adopted and acknowledged historic resources inventory. The 
application does not propose to reduce or otherwise modify the boundaries of 
any open space area. 

  
Staff finds that there are no inventoried riparian corridors, wilderness areas, 
mineral or aggregate resources, energy sources, cultural areas, or historic 
resources on the subject property.  
 
There is a wetland area (the former log pond) on the south side of the 
property that is overgrown with a small stand of trees, as well as two ditches. 
The Applicants have submitted a wetland delineation report prepared by 
Pacific Habitat Services, Inc. The report concludes that the former log pond is 
an “isolated feature” with no observed outlet or discharge, and that such 
artificially created wetlands constructed for log storage are not considered 
waters of the state and are non-jurisdictional. Both ditches were also found to 
not meet the jurisdictional ditch criteria in the applicable OARs and to not 
contain food or game fish. 

 
As explained previously in this report, approval of this application would not 
itself authorize any development. Any future development of the subject 
property would have to comply with any applicable natural resource, including 
wetland, protection regulations. The submitted application materials do not 
indicate an intent to develop any wetland area. 
 
The relevant requirements of Statewide Planning Goal 5 are satisfied. 

 
GOAL 6 – AIR, WATER, AND LAND RESOURCES QUALITY 

 
Goal 6 instructs the County to consider the protection of air, water, and land 
resources from pollution and pollutants when developing its Comprehensive 
Plan.  
 
The proposal in this application would not change any Comprehensive Plan 
policy or implementing regulation affecting a Goal 6 resource, nor would it 
modify the mapping of any protected resource. 
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Any potential future development of the subject property under the proposed 
RI zoning would be evaluated for consistency with the County’s existing 
regulations protecting air, water, and land resources quality. 
 
Nonetheless, the Applicants have already identified that there is an existing 
groundwater well on the subject property, with testing sample results included 
in the record. Those results indicate an absence of E. coli and total coliform, 
and that arsenic levels met all requirements of the National Environmental 
Laboratory Accreditation Program (NELAP) and the testing lab. 
 
The County’s Onsite Wastewater Program reports that they have done a site 
evaluation of the property and determined that the property has the potential 
to provide septic services. Additional septic analysis will be required ahead of 
any actual future development of the subject property. 

 
The County’s Transportation Engineering Division is the surface water 
management authority for the subject property. The submitted application 
includes a Preliminary Statement of Feasibility in which the division has 
determined that adequate surface water management, treatment, and 
conveyance is available to serve potential development, or can be made 
available through improvements completed by the developer or the system 
owner. The need for any specific stormwater management system 
improvements will be evaluated during the design review application process 
required ahead of any actual industrial development of the subject property. 
The subject property already allows for residential development under its 
present zoning, as well as for farming and forestry activities. Property abutting 
the subject property to the south, as well as multiple other properties located 
within about a mile of the subject property, are currently planned and zoned 
specifically for industrial uses. As mentioned earlier in this report and shown 
on relevant maps, there is also commercial and residential development 
directly across the street.   
 
Among other potential land uses under the Applicants’ proposed RI zoning 
that may cause noticeable pollution or environmental disturbances, ZDO 
Section 604 would require a conditional use permit, issued only after a public 
hearing and only if certain criteria considering impacts on the surrounding 
area are met, for any auto wrecking yard or junkyard, composting facility, 
recycling center, or mining.  

  
   The relevant requirements of Statewide Planning Goal 6 are satisfied. 
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GOAL 7 – AREAS SUBJECT TO NATURAL HAZARDS 
 
Goal 7 requires the County to address Oregon’s natural hazards. This 
proposal would not change the County’s adopted and acknowledged 
Comprehensive Plan policies or implementing regulations regarding natural 
disasters and hazards, nor would it modify the mapping of any hazard. Even if 
the proposed map amendment, zone change, and partition are approved, 
development of the subject property will still be required to comply with the 
County’s existing hazard-related land use regulations.  

 
  As noted previously though, the subject property is flat and has no mapped 

mass-movement or soil hazard areas. The property is also not in a mapped 
flood hazard area. 

 
   The relevant requirements of Statewide Planning Goal 7 are satisfied. 

 
GOAL 8 – RECREATIONAL NEEDS 

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

  

Per ZDO Section 604, the proposed RI zoning would allow: pedestrian 
amenities; indoor recreational sports facilities for basketball, dance, 
gymnastics, martial arts, racquetball, skating, soccer, swimming, and tennis; 
and employee amenities accessory to other permitted uses, including 
recreational facilities. It would also allow as conditional uses: the hosting of 
weddings, company picnics, and similar events; community gardens; equine 
facilities; golf courses; parks; playgrounds; and sports courts. 

 
   The relevant requirements of Statewide Planning Goal 8 are satisfied. 

 
GOAL 9 – ECONOMIC DEVELOPMENT 

 
The purpose of Goal 9 planning is to provide adequate opportunities 
throughout Oregon for a variety of economic activities vital to the health, 
welfare, and prosperity of Oregonians.  
 
Goal 9 is implemented by Oregon Administrative Rules (OAR) chapter 660, 
division 9. Pursuant to OAR 660-009-0010(1), the requirements of division 9 
are only applicable to areas within urban growth boundaries (UGBs) and do 
not require or restrict planning for industrial or other employment uses outside 
UGBs. The subject property is located outside of any UGB. 
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Staff agree with the Applicants’ assertion that, nonetheless, their proposal 
would provide additional opportunities for economic development in 
Clackamas County by expanding industrial lands. 

 
   The relevant requirements of Statewide Planning Goal 9 are satisfied. 

 
GOAL 10 – HOUSING 

 
The purpose of Goal 10 is to meet housing needs. Goal 10 is implemented by 
OAR chapter 660, divisions 7 and 8, which only apply to areas inside UGBs. 
The subject property is located outside of any UGB. 
 
Nonetheless, there are no existing dwellings on the subject property, which 
has historically been used for various industrial uses and currently abuts 
industrial land and a state highway. 

 
   The relevant requirements of Statewide Planning Goal 10 are satisfied. 

 
GOAL 11 – PUBLIC FACILITIES AND SERVICES 

 
The purpose of Goal 11 is to ensure that local governments plan and develop 
a timely, orderly, and efficient arrangement of public facilities and services to 
serve as a framework for urban and rural development. Goal 11 is 
implemented by OAR chapter 660, division 11. Rules 60 and 65 of that 
division regulate the provision and extension of sewer and water service to 
rural lands, respectively. The subject property is not located within public 
sewer or water service districts, and the Applicants do not propose to extend 
sewer or water services to the subject property. Wastewater disposal for 
future industrial development would be accommodated with on-site systems 
(e.g., septic systems) and water would be provided by one or more wells. As 
noted previously in this application, evidence has been submitted to show that 
the property has the capacity to provide such services, and the County’s 
Transportation Engineering Division has attested that the property’s 
stormwater runoff can be managed. 

 
No changes to adopted facilities plans or implementing regulations are 
proposed in this application. 

 
   The relevant requirements of Statewide Planning Goal 11 are satisfied. 

 
GOAL 12 – TRANSPORTATION 

 
The purpose of Goal 12 is to provide and encourage a safe, convenient, and 
economic transportation system. It requires the County to create a 
transportation system plan (TSP) that takes into account all relevant modes of 
transportation.  
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Goal 12 is implemented by Oregon Administrative Rules (OAR) chapter 660, 
division 12, commonly referred to as the “Transportation Planning Rule” 
(TPR). When an amendment to the County’s Comprehensive Plan maps or 
zoning map is proposed, rule 60 of the TPR requires an analysis of whether 
the proposed amendment would “significantly affect” an existing or planned 
transportation facility, and whether it is necessary to update transportation 
facility plans to accommodate such effects. The TPR defines what it means to 
“significantly affect” a transportation facility. 
 
The Applicants have provided a traffic impact analysis (TIA) prepared by 
engineers that addresses TPR requirements. The TIA includes a comparison 
of the reasonable worst-case traffic impacts caused by potential development 
under the property’s current RRFF-5 zoning to the reasonable worst-case 
traffic impacts of future development under the proposed RI zoning.  
The TIA concludes that: the Applicants’ proposal would not impact or alter the 
functional classification of any existing or planned transportation facility; the 
proposal does not include a change to any functional classification standard; 
all study intersections are projected to operate within acceptable Clackamas 
County standards; the proposal will not degrade the performance of any 
existing or planned transportation facility below acceptable jurisdictional 
standards; and that the TPR is satisfied. 
 
Notice of this application, including its TIA, were provided to ODOT, Tri-Met, 
and the County’s Transportation Engineering Division. No party has contested 
the conclusions of the TIA. 
 
The required design review process ahead of any actual industrial 
development of the subject property will consider access, circulation, motor 
vehicle and bicycle parking, and the need for any additional improvements.  

 
   The relevant requirements of Statewide Planning Goal 12 are satisfied. 

 
GOAL 13 – ENERGY CONSERVATION 

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

 
   The relevant requirements of Statewide Planning Goal 13 are satisfied. 

 
GOAL 14 – URBANIZATION 

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

  The subject property is outside of a UGB. The application does not propose to 
expand or modify any UGB, permit urban land uses outside of a UGB, or 
rezone any rural lands to urban or urbanizable zoning district. The subject 
property is not located in an urban or rural reserve. 

 
The relevant requirements of Statewide Planning Goal 14 are satisfied. 

 
GOAL 15 – WILLAMETTE RIVER GREENWAY 

 
The purpose of Goal 15 is to protect, conserve, enhance, and maintain the 
natural, scenic, historical, agricultural, economic, and recreational qualities of 
lands along the Willamette River as the Willamette River Greenway. The 
subject property is more than 12 miles from the Willamette River and is not 
located in the Willamette River Greenway. The Applicants’ proposal would not 
change any existing, State-acknowledged County Comprehensive Plan policy 
or implementing regulation regarding the Willamette River Greenway. 

 
The relevant requirements of Statewide Planning Goal 15 are satisfied. 

 
GOAL 16 – ESTUARINE RESOURCES 

 
Goal 16 is not applicable to Clackamas County. 

 
GOAL 17 – COASTAL SHORELANDS 

 
Goal 17 is not applicable to Clackamas County. 

 
GOAL 18 – BEACHES AND DUNES 

 
Goal 18 is not applicable to Clackamas County. 

 
GOAL 19 – OCEAN RESOURCES 

 
Goal 19 is not applicable to Clackamas County. 

 
 
2. OAR Chapter 660, Division 18: 
 

This division of the OARs is intended to implement provisions of Oregon Revised 
Statutes (ORS) 197.610-197.625 related to comprehensive land use planning. The 
overall purpose of the division is to carry out the state policies outlined in ORS 
197.010 requiring comprehensive land use planning by the County. 
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The division has requirements for notice of a proposed change to the County’s 
Comprehensive Plan, which have been complied with in the processing of this 
application. 
 
The requirements of OAR Chapter 660, Division 18 have been satisfied. 

 
 
3. Clackamas County Comprehensive Plan: 
 

 The County’s Comprehensive Plan includes goals and policies that must be 
considered when evaluating a proposed change in Comprehensive Plan land use 
designation and implementing zoning district. In this section of the report and 
recommendation, Staff review each chapter of the Comprehensive Plan and 
provides written findings as to how the Applicants’ proposal is consistent with those 
chapters’ applicable goals and policies. 

 
CHAPTER 1 – INTRODUCTION 

 

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

 
CHAPTER 2 – CITIZEN INVOLVEMENT 

 

  Chapter 2 of the Comprehensive Plan aims to promote public participation in 
the County’s land use planning. Its policies largely focus on the County’s 
Community Planning Organization (CPO) program and methods for informing 
and involving the public, policies which this application does not propose to 
change. This application is being processed according to the requirements of 
ZDO 1307, which implement public notification policies of Chapter 2, including 
with notice to nearby property owners, relevant agencies, service providers, 
online, and in the local newspaper. 
 
This application is consistent with Comprehensive Plan Chapter 2. 

 
CHAPTER 3 – NATURAL RESOURCES AND ENERGY 

 
This chapter contains County goals and policies for the protection of water 
resources, agriculture, forests, mineral and aggregate resources, wildlife 
habitats, distinctive resources areas, energy sources, and noise and air 
quality, as well as goals and policies for protection from natural hazards. The 
County already has regulations implementing these goals and policies, which 
this application does not propose to change and which any proposed future 
development will be reviewed for compliance with. 
 
The subject property has no County-regulated water bodies or other 
significant natural features. The subject property is not known to have any 
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significant mineral, aggregate, or energy resources, is not in or adjacent to 
any protected open space, and is generally flat. 
 
Policy 3.F.1 of Chapter 3 aims to prevent disturbance of natural wetlands 
associated with river and stream corridors and prohibit the substantial 
alteration of normal levels or rates of runoff into and from wetlands by 
adjacent development. The Applicants have submitted a wetland delineation 
study that reviews the former log pond and the two ditches on the subject 
property. As noted previously, the study determined that the former log pond 
is an “isolated feature” with no observed outlet or discharge, and that such 
artificially created wetlands constructed for log storage are not considered 
waters of the state and are non-jurisdictional. Both ditches were also found to 
not meet the jurisdictional ditch criteria in the applicable OARs and to not 
contain food or game fish. The Applicants do not propose development in or 
near any of these wetland areas in this application. 
 
The half-mile area around the subject property is generally characterized by 
rural industrial, commercial, and residential land uses, and the subject 
property is bordered by a state highway on one side and a minor arterial on 
another. Staff finds that the primary land uses that would be allowed on the 
subject property under the proposed RI zoning would not, with compliance 
with the applicable regulations to be reviewed prior to any future development 
of the property, adversely impact the County’s agricultural or forestry 
resources.  

 
This application is consistent with Comprehensive Plan Chapter 3. 

 
CHAPTER 4 – LAND USE 

 
Chapter 4 includes the definitions of urban and rural land use categories and 
outlines policies for determining the appropriate Comprehensive Plan land 
use designation for all lands within the County. 
 
The chapter’s stated goals for rural industrial lands include providing for “the 
continuation of industrial uses in non-urban areas having an historical 
commitment to such uses.” 

 
Policy 4.LL.1 states that the RI land use designation may be applied to non-
urban areas to provide for industrial uses that are not labor-intensive and are 
consistent with rural character, rural development, and rural facilities and 
services. The subject property is outside of a UGB. The County already has a 
state-acknowledged list of allowable land uses in ZDO table 603-1 for the RI 
zoning district that have been found to be consistent with this policy; if the 
proposed RI land use designation and RI zoning of the subject property are 
approved, the property could only be used for the land uses listed in Table 
603-1 according to the terms set forth in Section 603. This application does 
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not propose to change the list of land uses allowable in the RI zoning district 
or the terms under which such uses may be conducted. 
 
Policy 4.LL.2 states that the RI zoning district implements the RI land use 
plan designation. This application proposes to have both the land use plan 
designation of the subject property changed to RI and for the property to be 
rezoned to RI. 
 
Policy 4.LL.3 states that areas may be designated RI when the first, the 
second, or both the third and fourth of the following criteria are met: 
 

1. It has an historical commitment to industrial uses; or 
2. It is an abandoned or diminished mill site, as defined in the ZDO4, and 

only includes portions improved for the processing or manufacturing of 
wood products; or 

3. It is located in an Unincorporated Community; and 
4. It has direct access to a road of at least an arterial classification. 

 
The subject property is not in an Unincorporated Community5. The Applicants 
also do not make the case that any portion of the subject property is an 
abandoned or diminished mill site, as defined in the ZDO, improved for the 
processing or manufacturing of wood products. 
 
They do, however, clearly demonstrate that the subject property has an 
historical commitment to industrial uses with dated aerial photos and prior 
land use approvals.  
 
For example, the Applicants have included a copy of Z0716-02-CP and 
Z0717-02-Z, files for a similar approved Comprehensive Plan Map 
amendment and zone change from RRFF-5 to RI in 2002 for Tax Lots 4102 
and 4103 to the south of the subject property. The staff report for those files 
explain that Tax Lots 4102 and 4103, together with the subject property, were 
formerly included in a larger, roughly 38.66-acre property, and that the 
Diamond Lumber Company was established on the site in 1955. They also 
explain that: the site was later purchased by Milwaukie Plywood Corporation 

                                                 
4 ZDO Section 202, Definitions, defines “mill site, abandoned or diminished” as “a mill, plant, or other 
facility engaged in the processing or manufacturing of wood products, including sawmills and facilities for 
the production of plywood, veneer, hardboard, panel products, pulp, and paper, that is located outside of 
urban growth boundaries; was closed after January 1, 1980, or has been operating at less than 25 
percent of capacity since January 1, 2003; and contains or contained permanent buildings used in the 
production or manufacturing of wood products.” 
5 The application materials state that “the subject property is located in an Unincorporated Community in 
Clackamas County, namely Eagle Creek.” However, the “Unincorporated Communities” that Policy 4.LL.3 
is referring to are not just any communities outside of the corporate limits of a city. Rather, per Section 
202, they are formally delineated settlements that: conform to the definition set for in OAR chapter 660, 
division 22; are identified in Chapter 4 of the Comprehensive Plan; and are shown on Map 4-7 of the 
Comprehensive Plan. The subject property is not in an Unincorporated Community that meets these 
criteria. 
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in 1966 and used for a plywood plant; that ODOT purchased a portion of the 
subject property for the state highway in 1971; and that the property was 
purchased by Plywood Equipment Panel Sales, Inc. in 1978 and used 
primarily for equipment rebuilding and storage. 
 
File 169-82-C included in the record is a 1983 conditional use permit for the 
subject property authorizing the storage of logs and the use of a portable 
chipper to make hog fuel. 
 
The application also includes dated aerial photos from 1970 and 1976 
showing essentially all of the subject property employed for timber-related 
and other industrial operations, and a dated aerial photo from 1989 showing 
most of it still employed for an industrial use. 
 
The 1991 application materials for the partition of property to the south of the 
subject property (File No. Z0578-91-M) show a “log pond” on the subject 
property at that time. 
 
No party has contested the Applicants’ assertion that the subject property has 
an historical commitment to industrial uses.  

 
Staff find that the Applicants’ proposal meets the criteria in Chapter 4 for 
being assigned the RI land use plan designation. 
 
This application is consistent with Comprehensive Plan Chapter 4. 

 
CHAPTER 5 – TRANSPORTATION SYSTEM PLAN 

 
As noted previously in this report, the application includes a TIA determining 
that: the impacts of the Applicants’ proposal would not impact or alter the 
function classification of any existing or planned transportation facility, nor 
would it degrade the performance of any existing or planned transportation 
facility below acceptable jurisdictional standards; the proposal would not 
change any functional classification standard; and that all study intersections 
are projected to operate within acceptable Clackamas County standards. 
 
Notice of this application, including its TIA, were provided to ODOT, Tri-Met, 
and the County’s Transportation Engineering Division. No party has contested 
the conclusions of the TIA. 

 
This application is consistent with Comprehensive Plan Chapter 5. 
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CHAPTER 6 – HOUSING 
 

  The County is not required by Chapter 6 to keep this property zoned for 
residential use.  

 
  Staff find, given its proximity to a busy state highway, a minor arterial, and 

other RI-zoned property and the fact that it has an existing industrial building 
and is near and accessible to industrial uses in the City of Estacada that 
could support and be supported by industrial uses on the subject property, it 
is more suited to industrial uses than residential uses.  

 
  Even if the property were to remain zoned RRFF-5, the property is only large 

enough under the density standards of the RRFF-5 District to provide for, at 
most, three dwelling units.  

   
  Staff also find that there could be other properties in the half-mile area around 

the subject property that could be used to meet housing demands, including 
the property to the north that is already approved under Z0147-17-E and 
Z0032-21-TE for dozens of additional residential units. 

 
This application is consistent with Comprehensive Plan Chapter 6. 

 
CHAPTER 7 – PUBLIC FACILITIES AND SERVICES 

 
  This chapter provides goals and policies for the provision of sewer, water, 

storm drainage, urban street lighting, and fire services. This application would 
not change any of the County’s existing regulations implementing these goals 
and policies. 

   
  The subject property is in a rural area not served by public sewer or water 

services. The Applicants have submitted statements from the County’s Onsite 
Wastewater Program attesting that the subject property has the capacity to 
provide septic services for industrial uses, and the Applicants have 
demonstrated that there is an existing groundwater well on the subject 
property. The County’s Transportation Engineering Division has confirmed 
that adequate surface water management, treatment, and conveyance is 
available to serve potential industrial development, or can be made available 
through improvements completed by the developer or the system owner. 

 
  Notice of this application was provided to the local fire district, who has not 

objected to the proposal. The local fire district will be notified of any 
application for future development of the property and given an opportunity to 
provide comment on emergency vehicle access and circulation. 
 
This application is consistent with Comprehensive Plan Chapter 7. 
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CHAPTER 8 – ECONOMICS 
 
Chapter 8 of the Comprehensive Plan includes the following specific policies: 

 
 8.A.2: Encourage maintenance of sufficient vacant lands to provide 

room for the future expansion or relocation of the County's industry and 
business. 

 
The subject property is functionally vacant and has never been 
developed for housing. The Applicants’ proposal would allow the 
property to be used for the expansion or relocation of industrial uses. 

 
 8.B.1: Provide sufficient industrial land of the types identified in the 

Industrial section of Chapter 4, Land Use. 
 
 The application details how the proposal will provide additional 

industrial land for rural industrial uses. 
 

 8.B.4: Encourage the location of business and industry in areas that 
minimize the journey to work and/or facilitate mass transit usage for 
the journey to work. 

 
There are Tri-Met Route #30 bus stops in front of the subject property, 
providing a mass transit connection to Estacada and to the Portland 
area. There are also existing and approved residential developments 
within half a mile of the subject property that could provide housing to 
employees of industrial uses on the subject property. 

 
This application is consistent with Comprehensive Plan Chapter 8. 

CHAPTER 9 – OPEN SPACE, PARKS & HISTORIC SITES 
 

  The subject property is not in, nor does it abut, any designated open space 
area. There are no parks or protected historic sites on the property or on any 
adjacent property. Staff find that the proposal does not affect any open space, 
parks, or historic site. 
 
This application is consistent with Comprehensive Plan Chapter 9. 

 
CHAPTER 10 – COMMUNITY PLANS AND DESIGN PLANS 

 
  The subject property is not in an area of the County with a particular 

community plan or design plan. 
 
This application is consistent with Comprehensive Plan Chapter 10. 
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CHAPTER 11 – THE PLANNING PROCESS 
 
Chapter 11 contains polices under its ‘City, Special District, and Agency 
Coordination’ section that encourage the involvement of relevant state and 
regional governments, cities, and special districts in the planning process, 
consistency between city and County plans, and public engagement. The 
‘Amendments and Implementation’ section of this chapter also contains 
procedural standards for Comprehensive Plan amendments and 
requirements for the Plan and implementing regulations in ZDO Section 1307 
to be consistent with Statewide Planning Goals.  
 
Earlier sections of this report demonstrate how the Applicants’ proposal is 
consistent with Statewide Planning Goals. The process followed for 
consideration of this application is in compliance with the notification 
standards in Section 1307. Specifically, notice of the County’s public hearings 
was provided to property owners within a half mile of the subject property 20 
days in advance, and notice published in the local newspaper at least 10 days 
in advance of the first scheduled public hearing. ODOT, Tri-Met, the Eagle 
Creek – Barton CPO, the City of Estacada, and other relevant agencies were 
duly notified. 
 
This application is being processed consistent with Comprehensive 
Plan Chapter 11 and implementing regulations in ZDO Section 1307. 

 
 
4. Zoning and Development Ordinance: 
 

202 – DEFINITIONS 
 

 ZDO Section 202 provides definitions of terms used elsewhere in the ZDO. There 
are no criteria in Section 202 warranting findings for this application. 

 
316 – RURAL AREA RESIDENTIAL 1-ACRE (RA-1), RURAL AREA RESIDENTIAL  

2-ACRE (RA-2), RECREATIONAL RESIDENTIAL (RR), RURAL 
RESIDENTIAL FARM FOREST 5-ACRE (RRFF-5), FARM FOREST 10-ACRE 
(FF-10), AND FUTURE URBAN 10-ACRE (FU-10) DISTRICTS 

 

 ZDO Section 316 lists land uses allowable in the subject property’s current 
RRFF-5 zoning, terms under which those uses may be conducted, and 
dimensional standards.  

 
 If the proposed Comprehensive Plan Map amendment and zone change are not 

approved, but the proposed partition is approved, uses of the resulting parcels 
will remain subject to Section 316. 
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 Table 316-2, Dimensional Standards in the Rural Residential and Future Urban 
Residential Zoning Districts, identifies that, in the RRFF-5 District, the minimum 
lot size for newly-created lots/parcels is two acres, provided that the minimum 
average size of all lots/parcels created by partition is five acres. The submitted 
partition plan shows that each of the two proposed parcels would be at least five 
acres each with right-of-way included as allowed. 

 
604 – RURAL INDUSTRIAL DISTRICT (RI) 

 

 ZDO Section 604 lists land uses allowable in the proposed RI zoning, terms 
under which those uses may be conducted, and dimensional standards.  

 
 If the proposed Comprehensive Plan Map amendment and zone change are 

approved, use of the subject property, and any properties resulting from a 
division of the subject property will be subject to Section 604. 

 
 Table 604-2, Dimensional Standards in the RI District, identifies that there is no 

minimum lot size for newly-created lots/parcels in the RI District outside of the 
Portland Metropolitan UGB. The subject property is outside of the Portland 
Metropolitan UGB. 

 
1001 – GENERAL PROVISIONS 

 

 This section sets forth the general provisions of the 1000 series of ZDO sections, 
which provide development standards. Per Subsection 1001.02(A), the 1000 
series applies to all partitions. 

 
 As recommended and as reviewed below, the relevant sections of the ZDO 

1000 series will be satisfied. 
 

1002 – PROTECTION OF NATURAL FEATURES 
 

 This section sets forth standards that pertain to the protection of natural features. 
 
 The property contains a delineated and DSL-verified open water wetland that the 

recommended conditions of approval require to be represented on the final plat 
as a restricted development area.  

 
 Subsection 1002.1(A) prohibits the creation of a lot of parcel by partition which 

cannot be developed due to steep slopes. The majority of the property is flat. No 
slopes over 20 percent have been identified on the property. 

 
 As recommended, the relevant requirements of ZDO Section 1002 will be 

satisfied. 
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1003 – HAZARDS TO SAFETY 
 

 Section 1003 aims to protect lives and property from natural or man-induced 
geologic or hydrologic hazards and disasters, from soil hazards, and from forest 
and brush fires. 

 
 Oregon Department of Geology and Mineral Industries (DOGAMI) “Bulletin 99” 

geologic hazard maps include the area of the subject property. The maps do not 
show any mass movement hazards on the subject property or high shrink-swell 
or thin soil hazards. The property is not in a mapped flood hazard area, or in a 
defined fire hazard area. 

 
 The relevant requirements of ZDO Section 1003 are satisfied. 

 
1006 – UTILITIES, STREET LIGHTS, WATER SUPPLY, SEWAGE DISPOSAL,  
 SURFACE WATER MANAGEMENT, AND EROSION CONTROL 

 

 Section 1006 provides standards related to utility service, street lighting, water 
supply, sewage disposal, surface water management, and erosion control.  

 
 Subsection 1006.01(A) states that the location, design, installation, and 

maintenance of all utility lines and facilities shall be carried out with minimum 
feasible disturbance of soil and site consistent with the rules and relocations of 
the surface water management regulatory authority. The surface water 
management authority of the subject property is the County’s Transportation 
Engineering Division, who has attested that future industrial development of the 
subject property can comply with this requirement. 

 
 Subsection 1006.01(B) states that all development that has a need for electricity, 

natural gas, and communications services shall install them pursuant to the 
requirements of the utility district or company serving the development. The 
subsection further requires that, except where otherwise prohibited by the utility 
district or company, all such facilities shall be installed underground. A condition 
of the partition’s approval to this effect is warranted. 

 
 Subsection 1006.01(C) requires coordinated installation of necessary water, 

sanitary sewer, and surface water management and conveyance facilities. The 
subject property is not in a public water or sewer district. 

 
 Subsection 1006.01(D) requires easements to be provided along lot lines as 

deemed necessary by the County, special districts, and utility companies. 
Easements for special purpose uses must be of a width deemed appropriate by 
the responsible agency. Each parcel resulting from the proposed partition would 
have a septic system and rely on groundwater. No special district or utility 
company has identified any easement requirements. The recommended 
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conditions of approval will require easements identified as necessary by the 
County’s Transportation Engineering Division to be recorded on the final plat. 

 
 Subsection 1006.02 relates to street lighting in the Portland Metro UGB. The 

subject property is not located in the Portland Metro UGB. 
 

Subsection 1006.03 relates to water supply and Subsection 1004.04 relates to 
sanitary sewer service. The proposed parcels will be provided water from wells 
with established water rights under Permit No. G-168. The recommended 
conditions of approval require water rights to be identified on the final plat. The 
subject property is not in a sanitary sewer service district. 

 
 Subsection 1004.05 relates to subsurface sewage disposal. The County’s Onsite 

Wastewater Program has attested that there is capacity on the subject property 
for septic systems to serve industrial uses. The subject property is not located in 
Government Camp, Rhododendron, Wemme/Welches, Wildwood/Timberline, or 
Zigzag Village, where certain subsurface sewage disposal requirements apply to 
partitions. On-site subsurface sewage disposal systems are permitted on the 
subject property when approved by the Onsite Wastewater Program. 

 
 Subsection 1004.05 relates to surface water management and erosion control. 

As noted previously, the County’s Transportation Engineering Division has 
attested that there is capacity for necessary surface water management. 

 
 No building construction or modification, new use, or changes to parking or 

landscaping are proposed in this application. Any new development under the 
proposed RI zoning of the subject property would require separate design review 
approval to consider whether that development complies with Section 1006. 

 
 As recommended, the relevant requirements of ZDO Section 1006 will be 

satisfied. 
 

1007.01 – [ROADS AND CONNECTIVITY] GENERAL PROVISIONS 
 
A. The location, alignment, design, grade, width, and capacity of all roads 

shall be planned, coordinated, and controlled by the Department of 
Transportation and Development and shall conform to Section 1007, 
Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas 
County Roadway Standards. Where conflicts occur between Section 
1007, the Comprehensive Plan, and the Clackamas County Roadway 
Standards, the Comprehensive Plan shall control. 

 
The Applicants are not proposing any new County road or any extension 
of a County road.  
 
ZDO Subsection 1007.01(A) is not applicable. 
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B. Right-of-way dedications and improvements shall be required of all new 
developments, including partitions, subdivisions, multifamily dwellings, 
two- and three-family dwellings, condominiums, single-family dwellings, 
and commercial, industrial, and institutional uses, as deemed necessary 
by the Department of Transportation and Development and consistent with 
Section 1007, Chapters 5 and 10 of the Comprehensive Plan, and the 
Clackamas County Roadway Standards. 

 
The Applicants propose a partition. DTD’s Transportation and Engineering 
Division not recommended any right-of-way dedication or improvements.  
 
The relevant criteria of Subsection 1007.01(A) are satisfied. 

 
C. New developments shall have access points connecting with existing 

private, public, county, or state roads. 
 

The subject property already has frontage on, and access to, an existing 
County road. The proposed parcels would continue to have access to a 
County road, either by direct frontage of by an access easement. The 
relevant criteria of Subsection 1007.01(C) are satisfied. 

 
1007.02 – PUBLIC AND PRIVATE ROADWAYS 

 
A. All roadways shall be developed according to the classifications, 

guidelines, tables, figures, and maps in Chapters 5 and 10 of the 
Comprehensive Plan and the provisions of the Clackamas County 
Roadway Standards. 

 
SE Riverside Way is a rural local road and SE Eagle Creek Rd is a 
rural minor arterial, as designated on Map 5-4b of the Clackamas 
County Comprehensive Plan. Per ZDO Subsection 1007.02, partitions 
are required to dedicate public right-of-way consistent with adopted 
roadway sections. The existing right-of-way width varies from 60 feet 
wide at the south end of the site frontage on SE Eagle Creek Road, up 
to approximately 188 feet wide where the right-of-way encompasses 
both SE Riverside Way and SE Eagle Creek Rd. The existing right-of-
way is adequate to serve the proposed partition and future 
development under rural industrial zoning.  
 
The relevant criteria of Subsection 1007.02(A) are satisfied. 

 
B. The layout of new public and county roads shall provide for the 

continuation of roads within and between the development and 
adjoining developments when deemed necessary and feasible by the 
Department of Transportation and Development. 
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The standard roadway cross section for a rural minor arterial roadway 
include an eight-foot-wide public utility easement adjacent to the 
public right-of-way, per Clackamas County Roadway Standards, 
Drawing C140. The southern approximately 290 feet of frontage is 
adjacent to a 60-foot-wide right-of-way and warrants the standard 
eight-foot-wide public utility easement, as reflected in the 
recommended conditions of approval. The remaining site frontage to 
the north exceeds the standards right-of-way width and additional 
easement width is not needed for public utilities.  
 
As recommended, the relevant requirements of Subsection 
1007.02(B) will be satisfied. 
 

1007.03 – PRIVATE ROADS AND ACCESS DRIVES 
 
A. Private roads and access drives shall be developed according to 

classifications and guidelines listed in Section 1007, Comprehensive 
Plan Figures 5-1 through 5-3, Typical Roadway Cross Sections, 
Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas 
County Roadway Standards, except: 

 
1. When easements or “flag-pole” strips are used to provide 

vehicular access to lots or parcels, the minimum width shall be 20 
feet, unless a narrower width is approved by the Department of 
Transportation and Development and the applicable fire district’s 
Fire Marshal; 
 
No “flag-pole” strips are proposed. The recommended conditions 
of approval would require prior to final plat recording local fire 
district approval of the partition verifying adequate emergency 
services access is available or can be provided. The 
recommended conditions would also require a minimum 24-foot-
wide perpetual common access and utility easement be provided 
from SE Riverside Way to Parcel 2, unless otherwise approved by 
the Transportation Engineering Division pursuant to Section 170 
of the County’s Roadway Standards. The easement would have 
to be clear and unobstructed.  
 
As recommended, the relevant requirements of ZDO 
Subsection 1007.03(A)(1) will be satisfied. 
 

2. Where the number of lots served exceeds three, a wider width 
may be required as deemed appropriate or necessary by the 
Department of Transportation and Development consistent with 
other provisions of Section 1007, the Comprehensive Plan, and 
the Clackamas County Roadway Standards; 
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The proposed partition would only result in two parcels. The 
Applicants’ do not propose a private road or access drive to serve 
more than three lots/parcels.  
 
ZDO Subsection 1007.03(A)(2) is not applicable. 
 

5. The intersection of private roads or access drives with a public or 
county road and intersections of two private roads or access 
drives shall comply with the sight distance and clear zone 
standards pursuant to Subsection 1007.02(D). 
 
The application includes the TIA discussed previously in this 
report. The TIA does not raise any private road or access drive 
sight distance or clear zone concerns. The County’s 
Transportation Engineering Division concurs with the findings of 
the TIA.  
 
The relevant requirements of ZDO Subsection 1007.03(A)(5) 
are satisfied. 

 
1007.07 – TRANSPORTATION FACILITIES CONCURRENCY 

 

 This subsection states that approval of a partition can be granted only if the 
capacity of the transportation facilities is adequate or will be made adequate in a 
timely manner. It defines “adequate” and “timely” for the purposes of this 
subsection, provides standards for calculating capacity, and provides some 
exceptions. 

 
 The Applicants’ proposal does not qualify for any of the listed exceptions, 

because of the location of the subject property and the nature of their proposal. 
 
 The submitted TIA finds that the County’s existing transportation system is 

adequate to serve outright-permitted industrial uses if the subject property to be 
rezoned to RI, even if the subject property is divided in to two parcels, and the 
County’s Transportation Engineering Division concurs. ODOT and Tri-Met were 
notified of this application and have not raised any objections.  

 
 The relevant requirements of ZDO Subsection 1007.07 are satisfied. 

 
1012 – LOT SIZE AND DENSITY 

 

 Section 1012: identifies opportunities for exceptions to minimum lot sizes; 
provides maximum lot sizes for certain urban zoning districts; and contains 
general, maximum, and minimum density provisions. The Applicants’ do not 
request any exception to the minimum lot size standard that would apply in the 
current RRFF-5 or proposed RI District, and the subject property is not in an 
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urban zoning district. The Applicants’ proposed partition would meet the density 
requirements and allowances for both the RRFF-5 and RI Districts. The 
recommended conditions of approval would require any parcels resulting from 
the proposed partition to meet the minimum lot sizes required by the applicable 
zoning district. 

 
 As recommended, the relevant requirements of ZDO Section 1012 will be 

satisfied. 
 

1015 – PARKING AND LOADING 
 

 This section of the ZDO identifies the parking space requirements for certain 
uses. No building construction or modification, new use, or changes to parking or 
landscaping are proposed in this application. Any new development under the 
proposed RI zoning of the subject property would require separate design review 
approval to consider whether that development complies with Section 1015. 

 
 Nonetheless, staff finds that the Applicants’ proposal can allow for the provision 

of necessary parking spaces for industrial uses. 
 
 The relevant requirements of ZDO Section 1015 are satisfied. 

 
1105 – SUBDIVISIONS, PARTITIONS, REPLATS, CONDOMINIUM PLATS, AND  

VACATIONS OF RECORDED PLATS 
 

 The Applicants’ have satisfied the submittal requirements for a partition as 
outlined in Subsection 1105.02, and are not proposing a replat subject to 
Subsection 1105.04 or a condominium plat subject to Subsection 1105.05. The 
recommended conditions of approval would reiterate the allowance for a time 
extension under Subsection 1105.06 for the recording of the final partition plat. 

 
 Subsection 1105.03 has the following specific approval criteria for partitions: 

 
A. The proposed subdivision, partition, or replat shall comply with the 

applicable provisions of the section of this Ordinance that regulates the 
subject zoning district and Section 1000, Development Standards. 

 
B. In an Urban Low Density Residential District, the applicant may designate 

the proposed subdivision, partition, or replat as a zero-lot-line 
development. In a zero lot-line development, there are no minimum rear 
and side setbacks for single-family dwellings, manufactured homes, and 
structures accessory to single-family dwellings and manufactured homes, 
except from rear and side lot lines on the perimeter of the final plat. 

 
C. As part of preliminary plat approval for a subdivision, approval of a 

phasing plan and schedule to allow final plat review to occur in two or 
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more phases, each of which includes a portion of the subject property, 
may be granted in consideration of such factors as the size of the 
proposed subdivision, complexity of development issues, required 
improvements, and other factors deemed relevant. If a phasing plan and 
schedule is approved, such approval shall be subject to the following […] 

 
D. A nonprofit, incorporated homeowners association, or an acceptable 

alternative, shall be required for ownership of, improving, operating, and 
maintaining common areas and facilities, including, but not limited to, open 
space, private roads, access drives, parking areas, and recreational uses, 
and for snow removal and storage in Government Camp. 

 
The proposed partition has been reviewed for compliance with applicable 
provisions of the Section 1000 series, as reviewed in this report. The 
subject property is not in an Urban Low Density Residential District or in 
Government Camp. The application does not propose a zero lot-line 
development, subdivision, or any phasing plan. A condition of approval 
could require a nonprofit, incorporated homeowners association or other 
joint management entity for ownership of, improving, operating, and 
maintaining any common areas and facilities.  
 
The relevant requirements of ZDO Subsection 1105.03 are satisfied. 

 
1202.03 – GENERAL APPROVAL CRITERIA 
 

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

policies of the Comprehensive Plan. 
 

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

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

D. Safety of the transportation system is adequate to serve the level of 
development anticipated by the proposed zone change. 
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 This application, which includes a proposed zone change from RRFF-5 to RI, 
is being reviewed and processed as a Type III application pursuant to ZDO 
Section 1307, Procedures. This report outlines how the proposal is consistent 
with applicable goals and policies of the County’s Comprehensive Plan.  

 
 The subject property is not, and is not planned to be, served by public sewer 

or water services. However, the County’s Onsite Wastewater Program has 
attested to the subject property having the capacity to provide septic services 
for future industrial uses, and the Applicants have shown that there is a 
groundwater well on the subject property. The application materials include a 
Preliminary Statement of Feasibility from the County’s Transportation 
Engineering Division confirming that adequate surface water management, 
treatment, and conveyance is available to serve potential development, or 
can be made available through improvements completed by the developer or 
the system owner. 

 
 ZDO Subsections 1202.03(C)(1)-(7) define what is meant by an “adequate” 

transportation system. The Applicant’s submitted TIA, which was completed 
by a licensed engineer, finds that: the County’s existing and planned 
transportation system is adequate to serve the proposed zone change; no 
safety mitigation measures are recommended; and there is adequate sight 
distance available to ensure safe and efficient operation of the access 
intersection. The County’s Transportation Engineering Division has reviewed 
the TIA and concurs with its findings. ODOT and Tri-Met were provided notice 
of this application and have not opposed it for safety concerns or for any other 
reason. 

 
The relevant requirements of ZDO Subsection 1202.03 are satisfied. 

 
1307 – PROCEDURES 
 

Section 1307 provides standards and criteria for processing land use 
application according to their type. This application is being processed 
according to “Type III” procedures for a Comprehensive Plan Map 
amendment, zone change, and concurrent partition. No further written 
findings regarding Section 1307 are warranted. 
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PLANNING COMMISSION 
DRAFT MINUTES 

November 22, 2021 
Meeting held via Zoom meeting online 

Commissioners present:  Steven Schroedl, Tammy Stevens, Michael Wilson, Louise Lopes, Tom Peterson, Gerald 
Murphy, Carrie Pak, Brian Pasko, Kevin Moss. 
Staff present:  Jennifer Hughes, Glen Hamburg, Liz Dance, Melissa Ahrens, Martha Fritzie, Darcy Renhard. 

Commission Chair Stevens called the meeting to order at 6:31pm.   

General public testimony not related to agenda items: 
Jenna Smith -  Ms. Smith owns property that she has some concerns about.  There are serious concerns with 
the roadway, which she has been trying to inform the County of for two years.  The road in front of her 
property and the right-of-way are not up to County standards.  Delivery vehicles frequently turn around there 
and have caused significant damage to the green space and the creek.  She has gone outside at night to find 
strangers under the trees on her property because they think that it is a public road.  There is not appropriate 
signage and the road is longer than is permissible by County standards.  There are multiple things wrong with 
the construction of the road, but she has not been able to get anyone at the County to help her.  She feels 
that she just keeps hitting dead ends and being routed back to the same people.  Oak Lodge Water District 
surrounds her property on two sides, and there is a railroad on the third side.  Her parents used to own the 
property, but now she owns it and is trying to clear out all of the invasive species.  She is asking for a property 
line adjustment and road modification to help fix these issues.  The water district owns the property behind 
her, but she maintains it.  She has a couple of structures on her property and could actually turn the upper 
portion of her home into rental units if she had additional parking. Commissioner Stevens offered, and 
Jennifer Hughes agreed, that contacting Jennifer directly would probably be the most helpful place to start. 

The Planning Commission moved directly to deliberations on file number Z0208-21-CP, Northwest Bible 
Training Center, which was continued from November 8th.   

Commissioner Murphy does not see how the proposed use could possibly fit under our Comprehensive Plan.  
He looked at Comp Plans from other jurisdictions and found that they align with ours.  So do the Statewide 
Planning Goals.  He doesn’t see any reason why this use cannot fit on a different property with appropriate 
zoning.  We have farming zones for a reason. 

Commissioner Peterson does not think that there is any harm from the Training Center being on this 
property, and the farm setting is probably beneficial to the recovery process.  Unfortunately they don’t seem 
to have done due diligence.  It’s unfortunate, but it is another example of people not understanding the 
complexity of land use laws.  Even though he is alright with the use itself being on the property, he cannot 
support approval from a land use standpoint. 

Commissioner Pasko said that the first decision is whether this is an urban or rural use.  He is struck by how 
many people testified that they are coming in to the facility from urban areas.  The argument that this is a 
rural use is a stretch.  The Training Center existed for a long time without the farming component, so clearly 
there are other lands where this could exist.  Secondly, there was no EESE analysis provided by the applicant, 
which means that the application does not meet the criteria that the State has asked us to apply. 
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Commissioner Lopes agrees that the applicant should have done their due diligence.  Staff has laid out how 
the application does not meet the criteria.  The Planning Commission is not here to judge the activities of a 
non-profit, but to determine whether or not the application meets the criteria that we are required to apply. 

Commissioner Pak tried to find ways to make this application work.  The program itself is a noble cause, but 
she hopes that they are able to find another property that is more suitable. 

Commissioner Wilson does not agree that this meets religious classification.  It does not meet the criteria for 
a goal exception.  He is supporting the staff recommendation of denial. 

Commissioner Moss said that he tried to take the emotion out of it and go by the facts presented.  There are 
buildings being used without appropriate permits and the applicant did not perform due diligence.  That 
being said, he does not think that it is impacting the surrounding farm uses and finds himself in favor of the 
application if they can go through the proper process and get the necessary permits. 

Commissioner Stevens looked at federal law, which clearly says that the burden of proof lies with the 
applicant.  It is up to the Planning Commission to determine if there is an undue burden in requiring the 
applicant to find different property.  She agrees that there are rules and laws put into place for a reason, and 
they are created to protect resources and people.  However, not all situations or crises can be predicted 
when the rules are formed.  It has been a chain of unfortunate, but not malicious, decisions that brought us 
here today.  She does not believe that approval of this application will change the character of this property, 
nor will it set any type of new precedent. 

Commissioner Pasko thinks that we need to be careful not to confuse making a decision that would prohibit a 
religious institution versus prohibiting an activity that is supported by a religious institution.  They are two 
very different things.  By denying this application, we are not making a statement on the religious practice at 
all.  We are making a statement on the use that is being proposed on this particular piece of property.  That 
being said, we have an obligation to follow the reasons exemption criteria that staff has clearly laid out.  He 
does not believe that the criteria has been met. 

Commissioner Pak’s primary concern is that we are, in fact, setting a precedent if we approve this 
application.  She feels that the use is an urban and not a rural use, so as much as she appreciates the work 
that this program is doing she does not support approval of the application. 

Commissioner Peterson thinks that approval would send a message that people can just do whatever they 
want on their property and ask for forgiveness later.  What is the point of land use laws if that is the case?  It 
isn’t that he doesn’t support what they are doing, he just has to look at the criteria that we have been 
charged with using. 

Commissioner Wilson said that they can accomplish the same mission on property that is not EFU.  Even if 
they need to have animals and farming as part of their recovery process, there are other properties where 
this can be accomplished that is not EFU.  The applicant made an error by not performing due diligence in 
selecting this property.  He wishes the applicant the best, but he does not think that this is the appropriate 
place to put this type of activity. 

Commissioner Moss asked if the County was aware of this activity before the applicant came in to get 
permits.  He doesn’t see if as them doing something and asking for forgiveness later, they were trying to get 
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permits and it turned into a much bigger situation.  He doesn’t think that this will set a precedent, each land 
use situation that comes before us is unique and needs to be looked at that way. 

Commissioner Murphy found other similar farms doing this type of recovery treatment in other counties, but 
they are not located on EFU property.  It can be done on other agricultural properties and not just EFU or 
high value farmland. 

Commissioner Pasko moved that the Planning Commission recommend denial of the application consistent 
with staff’s recommendation on Z0208-21-CP.  Commissioner Wilson seconded the motion.  (Ayes=6: Pasko, 
Wilson, Lopes, Pak, Peterson, Murphy. Nays=2: Stevens, Moss.  Abstain=1: Schroedl). Motion is passed. 

7:14 p.m. 
Chair Stevens opened the public hearing for file numbers Z0155-21-M, Z0156-21-CP, and Z0157-21-ZAP.  This 
is an application by Heavy Timber Innovations, LLC for a comprehensive plan amendment to change the land 
use plan designation of the subject property from rural to rural industrial, with a corresponding zone change 
from rural residential farm forest 5-acre (RRFF-5) to rural industrial.  There is an accompanying partition of 
the subject property resulting in two separate rural industrial zoned parcels. 

Glen Hamburg and Liz Dance presented the application.  The property is located at 25720 SE Eagle Creek 
Road.  Currently the property is a single parcel of 19.4 acres.  The proposed partition would create a 14.4 acre 
parcel and a 5 acre parcel.  The property is about 1.3 miles north of the City of Estacada.  The surrounding 
properties are zoned a combination of RRFF-5 and rural industrial.  There is also some rural commercial 
properties across the street.  Highway 211/224 runs along the property to the west, but there is no direct 
access from the highway to the subject property.  Access to the property is from South Eagle Creek Road.  
There are no dwellings on the property, and there is no history of the property ever having a dwelling.  There 
is, however, a 28,000-square-foot building on the property that has been used for various industrial purposes 
in the past.  It is currently not being used for anything.  There are no mapped mass movement hazards and 
the property is not in any regulatory flood hazard area.  There is an old log pond in the southern portion of 
the property, but it has long been overgrown with trees.  There is a Tri-Met bus stop for bus number 30, 
which is the main bus route between the City of Estacada and Clackamas Town Center.  There is also a nearby 
mobile home park that has previously been verified as a non-conforming use.  The property has an existing 
septic drain field and water for the property comes from an existing well that is just below or near the 
building.  There are also two ditches at the north end of the property and at the east along the road, but they 
are both non-jurisdictional.  This means that they are isolated and not being fed by or feeding any other 
water source.  The same applies to the log pond. 

The applicants are looking at adding new structures to the property in the future, but new development is 
not part of the application that we are currently considering.  The applicants have explained that the reason 
they sought this property out is for a cross-laminated timber related industry.  This would support some of 
the existing similar uses inside the City of Estacada. If the BCC were to approve the proposal, the applicants 
could later come back to the County for land use approval for design review.  A design review application 
would require separate public notice, at which point any neighboring property owners would have another 
opportunity to weigh in on any proposed development. 

Statewide Planning Goal 5 addresses natural resources, scenic and historic areas and open spaces.  The 
application is consistent with the criteria in Goal 5 because they are not proposing any changes to the 
County’s existing Comprehensive Plan policies.  The applicant has no intention of disturbing the former log 
pond or the ditches that are on the property.  
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Statewide Planning Goal 9 is about economic development and is implemented by OAR 660, division 9.  The 
requirements of Goal 9 actually only apply inside of an urban growth boundary.  This property is outside of 
any urban growth boundary, so Goal 9 does not apply.  Staff would just like to point out that even though it 
does not actually apply, this proposal could provide economic benefit to the area.  Goal 10, which applies to 
housing, likewise only applies inside of urban growth boundaries and therefore does not apply to this 
property. 

The applicant has submitted a traffic impact study that shows the current/planned transportation system is 
adequate to serve industrial uses on the property.  County Transportation Engineering staff concurs. 

The County’s Comprehensive Plan, Chapter 3 covers natural resources and energy.  Policies in the chapter 
prevents disturbances of natural wetlands, but the wetlands on this particular property are isolated and not 
associated with any outside waterways.  The applicants do not propose any substantial alteration to the flow 
of waters on these wetlands. 

Chapter 4 of the Comp Plan sets out what properties can be zoned for dependent on certain criteria.  The 
property has to be in a non-urban area in order to be zoned rural industrial.  It also must be consistent with 
the rural character, development, and facilities of a rural area.  Staff finds that these criteria would be met if 
the application is approved.  Additionally, there are criteria that require that the property either have a 
historic commitment to industrial uses, have an abandoned or diminished mill site, or that the property be 
located both in an unincorporated community and have direct access to a road of at least an arterial 
classification.  The property does not meet the third option, but it could possibly meet the second.  The 
applicant is requesting approval under the first criteria, though, as this would potentially give them fewer 
limitations on what they could do with the property.  Glen provided aerial photos and historic land use 
approvals which clearly indicate that the property has a historic industrial use.  Staff finds that the application 
meets all of the relevant criteria in the Comprehensive Plan. 

It is unusual for a partition to come to the Planning Commission as they are traditionally decided at the staff 
level.  When a request for a partition is made concurrent with an application that does come to the Planning 
Commission, then it is simply bundled and the Planning Commission makes a recommendation on the 
proposal as a package. 

Liz Dance informed the Planning Commission that staff has found the application to meet all of the Zoning 
Ordinance (ZDO) criteria for a partition.  Even though the wetland is non-jurisdictional, it has been delineated 
and identified per Section 102 of the ZDO as a restricted development area.  The proposed zoning would 
meet the density standard for a partition of two lots.  The applicant has provided all of the required 
information for septic, water, and all roads and access that are required to meet the standards for a partition 
in the proposed rural industrial zone. 

Staff underscored the fact that if the applicant wanted to place additional buildings and a cross laminated 
timber facility (or any other industrial use), they would need to go through design review prior to any 
development.  This would include septic, water, and transportation review for whatever uses the applicant 
proposed.  Staff have outlined recommended conditions of approval. 

Carlos Callava -  Mr. Callava is a planner with Three J’s Consulting, representing Heavy Timber Innovations, 
LLC.  Mr. Callava provided an overview of the applicants’ proposal and explained that the applicants intend to 
reuse the existing building on the site, and to eventually add an additional building on the second property.  
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That has a separate land use process, which is done through design review.  He included documents from the 
1950’s and onward showing the historically industrial uses on the property.  In 2002, a comprehensive plan 
amendment and zone change were approved for the property immediately south of the subject property to 
be rezoned to rural industrial.  The BCC at the time unanimously approved the zone change, citing a  clean 
case for historical commitment and stating that the change would improve upon the lack of industrial 
properties in the area. 

Cut My Timber is one of the two companies that will be located on the resulting properties.  They are a mass 
timber digital fabrication company.  They fabricate timber elements using CAD technology and robotics.  
Carpentry Plus, Inc. is the other company that would be on the property.  They design, build, and assemble 
mass timber elements such as stairs and trusses.  Mass timber is a more sustainable alternative to the carbon 
intensive materials and building systems. 

Commissioner Peterson asked if the two businesses were complimentary to each other since they are doing 
similar types of products.  Mr. Callava answered that he believes that they are complimentary. 

Commissioner Wilson asked if there was already a building on the proposed 5-acre parcel.  Mr. Callava 
explained that it is some type of storage area. 

Commissioner Pak asked how the log pond is going to be used in the future.  Mr. Callava said that it is not 
going to be used, it is just a vestige of the past that is now defunct. 

Commissioners Pasko, Wilson and Peterson agree that this application fits very well with the current uses in 
the area and provided potential economic benefit.  The region has a shortage of industrial land, so this is in 
line with some of the County’s goals as well as being a great emerging industry that really complements what 
we do within the County. 

Commissioner Pasko moved to recommend to the Board of County Commissioners, approval of the proposed 
Comprehensive Plan Map amendment, zone change, and partition including conditions of approval 1,2,3 
through 9 and 11 as outlined in the staff report associated with Z0155-21-M, Z0156-21-CP, and Z0157-21-
ZAP.  Commissioner Wilson seconded.  (Ayes=9; Nays=0.)  Motion passes. 

The draft minutes form the November 8th meeting were approved by acclamation as submitted. 

Jennifer provided a schedule review.  There are no meetings scheduled through the remainder of 2021. 

Commissioner Murphy informed the Planning Commission that the Sandy River Watershed Council is 
dissolved. 

There being no further business, the meeting was adjourned at 8:38 p.m. 



EXHIBIT LIST 
IN THE MATTER OF Z0155-21-M; Z0156-21-CP; and Z0157-21-ZAP (25720 SE Eagle Creek Rd) 

 

Ex. 
No. 

Date 
Received 

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

1 04/07/2021 Heavy Timber 

Innovations, LLC; 

Stefan Schneider; Russ 

Brotnov 

Subject application, first received April 7, 

2021, but deemed complete September 21, 

2021, including: application forms; project 

narratives and responses to approval criteria; 

pre-application conference notes; technical 

reports; civil/development/land use plans; 

statements f feasibility; a wetlands study; and 

site history exhibits 

2 04/19.2021 Oregon Department of 

State Lands (DSL) 

Offsite Wetland Determination Report 

3 04/22/2021 State of Oregon Certificate of Water Right 

4 11/03/2021 Jodi Scott and Steve 

Mueller 

November 3, 2021, emailed comments 

5 11/04/2021 Carlos Callava and 

Planning Staff 

November 4, 2021, email correspondence with 

Applicants’ consultant 

6 11/09/2021 Kenneth Kent, 

Transportation 

Engineering Staff 

November 9, 2021, memorandum with 

findings and recommended conditions 

7 11/12/2021 Clackamas County 

Planning & Zoning 

Current Comprehensive Plan Map 4-7a 

8 11/12/2021 Clackamas County 

Planning & Zoning 

Current Non-Urban Area Zoning Map 

9 11/12/2021 Clackamas County 

Assessment and 

Taxation 

Tax Map 34E05 

10 11/17/2021 Carlos Callava November 17 emailed PowerPoint in PDF 

format from Applicant’s consultant 

11    

12    

13    
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Development Services Building 
150 Beavercreek Road  |  Oregon City, OR 97045 
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APPLICANT INFORMATION 

Applicant name: Applicant email: Applicant phone: 

Applicant mailing address: City: State: ZIP: 

Contact person name (if other than applicant): Contact person email: Contact person phone: 

Contact person mailing address: City: State: ZIP: 

 

PROPOSAL 

Brief description of proposal: 
 
 
 

Pre-application conference file number: 
 
 
 

 

SITE INFORMATION 

Site address: Comprehensive Plan designation: Zoning district: 

Map and tax lot #: 
 

                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 
                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
                  
                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 

Land area: 

Adjacent properties under same ownership: 
 

                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 
                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 

 
 
 

 

Printed names of all property owners: Signatures of all property owners: Date(s): 

I hereby certify that the statements contained herein, along with the evidence submitted, are in all respects 
true and correct to the best of my knowledge. 

Applicant signature: Date: 

STAFF USE ONLY 

 

Staff Initials: File Number: 

 

 

PARTITION 
(For a maximum of three total parcels and including ‘Type II’ replats) 

 

Land use application for: 

Application Fee: $2,600 

(+ $3,230 if Hydrogeologic Review is required) 

4/7/2021
Stefan Schneider

(206) 910-1320, (503) 708-3611

Heavy Timber Innovations, LLC

Heavy Timber Innovations, LLC, Stefan Schneider & Russ Brotnov

37396 Ruben Lane, Unit D

Mercedes Serra, 3J Consulting

9600 SW Nimbus Ave

Partition request from one lot to two. Zone change submitted concurrently.

25720 Eagle Creek Road

3S 4E
19.4 acres

97008

stefan@cutmytimber.com, russ@carpentryplusinc.com

Sandy OR 97055

mercedes.serra@3j-consulting.com 503-946-9365 x211

Beaverton OR

Rural RRFF-5

5 34E05 04100

ZPA C0013-20

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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You must attend a pre-application conference with Planning and Zoning staff before filing this application. Information 
about the pre-application conference process and a request form are available from the Planning and Zoning website. 
 

 
 
This application is subject to the provisions of Section 1105, Subdivisions, Partitions, Replats, Condominium Plats, and 
Vacations of Recorded Plats of the Clackamas County Zoning and Development Ordinance (ZDO). 
 
It is also subject to the ZDO’s definitions, procedures, and other general provisions, as well as to the specific rules of the 
subject property’s zoning district and applicable development standards, as outlined in the ZDO. 
 

 
 

☐ Complete application form:  Respond to all the questions and requests in this application, and make sure all 
owners of the subject property sign the first page of this application. Applications without the signatures of all 
property owners are incomplete. 

 

☐ Application fee:  The cost of this application is $2,600. If Hydrogeologic Review is required, there is an 
additional fee of $3,230. Payment can be made by cash, by check payable to “Clackamas County”, or by 
credit/debit card with an additional card processing fee using the Credit Card Authorization Form available from 
the Planning and Zoning website. Payment is due when the application is submitted. Refer to the FAQs at the 
end of this form and to the adopted Fee Schedule for refund policies. 

 

☐ Preliminary plat:  The preliminary plat must be drawn to a scale of not less than one inch = 20 feet and not 
more than one inch = 200 feet. If the preliminary plat is larger than 11 x 17 inches, five reduced-sized, legible 
copies of the preliminary plat shall be submitted on 8.5 x 14-inch or 11 x 17-inch paper. The preliminary plat 
must include all of the following (when applicable): 

 
 Source of domestic water and location of any existing and proposed wells; 

 

 Method of wastewater disposal and location of any existing and proposed onsite wastewater treatment 
systems; 

 

 Existing and proposed utility lines and facilities; 
 

 Calculations demonstrating that the proposed density complies with the minimum and maximum density 
standards of ZDO Section 1012, Lot Size and Density, or for zoning districts not subject to Section 1012, 
demonstrating compliance with the minimum lot size in the applicable zoning district; 

 

 Locations, dimensions, and area of each lot, parcel, and tract; 
 

 The north-south dimension and front-lot-line orientation of each proposed lot or parcel, except for lots or 
parcels for which an exception from the solar design standard of ZDO Subsection 1017.03 is requested 
pursuant to Subsection 1017.04. For the purpose of this submittal requirement, “north-south dimension” 
and “front lot line” are defined in Subsection 1017.02; 

 

 Date the preliminary plat was prepared; 
 

 North arrow; 
 

 Identification of each lot or parcel by number; 
 

 Locations and widths of all roads abutting the subject property, including road names, direction of 
drainage, approximate grades, and whether public or private; 

 

 Locations and widths of all proposed roads, including proposed names, approximate grades, radii of 
curves, and whether public or private; 

 

A. Complete a pre-application conference: 

B. Review applicable land use rules: 

C. Turn in all of the following: 

✔

✔

✔

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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 Location and width of legal access to the partition, other than public or County roads, if applicable; 
 

 Contour lines at two-foot intervals if 10 percent slope or less or five-foot intervals if exceeding 10 percent 
slope within an urban growth boundary (UGB); contour lines at 10-foot intervals outside a UGB; and the 
source of contour information; 

 

 Locations of all seasonal and/or perennial drainage channels, including their names if known, and flow 
direction; 

 

 Locations and widths of all existing and proposed easements, to whom they are conveyed and for what 
purpose; 

 

 Locations and dimensions of all existing and proposed driveways and walkways;  
 

 Locations and dimensions of existing structures to be retained and their setbacks from existing and 
proposed lot lines; 

 

 Locations and dimensions of all areas to be offered for public use; 
 

 Boundaries and type of restricted areas identified in ZDO Subsection 1012.05, as applicable; and 
 

 Locations of all significant vegetative areas, including, but not limited to, wooded areas, specimen trees, 
and bearing trees. 

 

☐ Service Feasibility Determinations:  Request that the property’s water provider, sanitary sewer provider, and 
surface water management authority, as applicable, each complete a Preliminary Statement of Feasibility and 
include those completed statements with your application. If the proposed development will be served by an 
onsite wastewater treatment system (e.g., a septic system), include an approved Site Evaluation or 
Authorization Notice from the Septic & Onsite Wastewater Program attesting to the feasibility of your proposal.  

 

☐ For a property with designated Open Space:  If the subject property to be partitioned includes land 
designated Open Space by the County’s Comprehensive Plan, a vicinity map showing the location of the 
subject property in relation to adjacent properties, roads, bikeways, pedestrian access, utility access, and 
manmade or natural site features that cross the boundaries of the subject property. An existing conditions map 
of the subject property with the Open Space designation must also be provided. The existing conditions map 
must illustrate all of the following (when applicable): 

 
 Contour lines at two-foot intervals for slopes of 20 percent of less within a UGB; contour lines at five-foot 

intervals for slopes exceeding 20 percent within a UGB; contour lines at 10-foot intervals outside a UGB; 
and the source of contour information; 

 

 Slope analyses designating portions of the site according to the following slope ranges and identifying the 
total land area in each category: zero to 20 percent; greater than 20 percent to 35 percent; greater than 
35 percent to 50 percent; and greater than 50 percent; 

 

 Drainage; 
 

 Potential hazards to safety, including areas identified as mass movement, flood, soil, or fire hazards 
pursuant to ZDO Section 1003, Hazards to Safety; 

 

 Marsh or wetland areas, underground springs, wildlife habitat areas, and surface features such as earth 
mounds and large rock outcroppings; 

 

 Location of wooded areas, significant clumps or groves of trees, and specimen conifers, oaks, and other 
large deciduous trees. Where the subject property is heavily wooded, an aerial photography, at a scale of 
not more than one inch = 400 feet, may be submitted and only those trees that will be affected by the 
proposed development need be sited accurately; 

 

 Location of any overlay zoning districts regulated by ZDO Section 700, Special Districts; 
 

 Noise sources; 
 

 Sun and wind exposure; 
 

 Significant views; and 
 

 Existing structures, impervious surfaces, utilities, landscaping, and easements. 

✔
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☐ For a property that is already a platted lot or parcel:  If the subject property is already a platted lot or parcel, 
include a full copy of the latest partition or subdivision plat and a density calculation made pursuant to ZDO 
Subsections 1105.04(B) and (C). 

 

☐ Master plan, if required by ZDO Section 1012:  Minimum density and maximum lot size standards apply in 
certain zoning districts. ZDO Section 1012 allows for partitions that do not meet required minimum density and 
maximum lot size standards, provided a master plan is submitted demonstrating that the standards could be 
met for the entire property through future land division. 

 

☐ For Historic Landmark sites, and sites located in a Historic District or Historic Corridor: Submit a 
narrative and/or plans demonstrating compliance with ZDO Subsection 707.06(C)(6), as applicable. 

 

☐ Any additional information or documents advised of during the pre-application conference    ✔

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Accurately answer the following questions in the spaces provided. Attach additional pages, if 
necessary. 
 

1. Is the subject property already a platted lot or parcel? 
 

☐ NO, it is not platted. 

 

☐ YES, and I understand this partition is subject to the additional criteria for a replat. 

The property to be partitioned is currently identified as follows: 
 
 Plat name/number: _____________________________________ 
 
 Current parcel number for subject property: _______ 

 
 
 

2. In an Urban Low Density Residential District, the partition may be designated as a zero-lot-
line development. In a zero-lot-line development, there are no minimum rear and side 
setbacks for single-family dwellings, manufactured homes, and structures accessory to 
single-family dwellings and manufactured homes, except from rear and side lot lines on the 
perimeter of the final plat. 
 
Are you requesting this partition be designated as a zero-lot-line development? 

 

☐ NO                ☐ YES 

 
 
 

3. a. Will the partition include common areas and facilities and/or is it located in Government 

Camp, where snow removal and storage are required? (Examples of common areas 
and facilities include open space, private roads, access drives, parking areas, and 
recreational uses.) 

 

☐ NO (skip to Question 4) 

 

☐ YES (answer Questions 3.b. and 3.c)  

 
b. Identify all the proposed common areas and facilities: 
 

 
 

D. Answer the following questions: 

 

✔

✔

✔

Exhibit 1
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Partition (Type II) 

c.  Who will own, improve, operate, and maintain the common areas and facilities and/or 
provide for snow removal and storage in Government Camp? 

 

☐ A nonprofit, incorporated homeowners association that: 

 
1. Will continue in perpetuity unless the requirement is modified pursuant to either 

ZDO Section 1309, Modification, or the approval of a new land use permit 
application; 
 

2. Mandates membership in the homeowners association for each parcel owner; 
and 

 
3. Is incorporated prior to recording of the final plat. 

 

☐ A government entity named: ______________________________ 

 

☐ A nonprofit conservation organization named: ______________________________ 

 

☐ An alternative entity named and described in the box below: 

 

  
 
 
 

4. Is the subject property in a future urban area, as defined by Chapter 4 of the Comprehensive 
Plan? 

 

☐ NO 

 

☐ YES, and the location of proposed easements, road dedications, structures, wells, 

and onsite wastewater treatment systems is consistent with the orderly future 
development of the subject property at urban densities for the following reasons: 

 

  

 

 

✔
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Partition (Type II) 

 
 
Partitioning a property that is already platted involves a “replat”. The number of lots or parcels in a 
replatted area cannot exceed the number previously approved for the area, unless: the gross site 
area of the affected plat is increased, or is of sufficient size to allow additional lots or parcels, or; the 
zoning on the subject property has been changed since the existing plat was approved, permitting a 
greater density on all, or part, of the original platted area. 

 
If the subject property is already a platted lot or parcel, identify the circumstances that allow for the 
number of lots or parcels in the replatted area to exceed the number previously approved for the area 
(attach additional pages, if necessary): 

 

☐ The gross site area of the affected plat will be increased from __________ acres to 

__________ acres. 
 

 ☐ The gross site area of the affected plat will remain __________ acres, which is a 

sufficient size to allow additional lots or parcels. 
 

 ☐ The zoning of the subject property has been changed since the existing plat was 

approved, permitting a greater density on all, or part, of the original platted area, as 
explained in the box below: 

 

  
 
 

E. If the property is already platted: 

 

Exhibit 1
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What is a partition? 

Partitions are land divisions creating two or three parcels in one calendar year. A partition requires approval of 
a Partition permit application. 
 
What is not a partition? 
Partitions do not include: land divisions creating four or more lots in a calendar year; divisions resulting from lien 

foreclosures, from foreclosure of recorded contracts for sale of real property, or from the creation of cemetery 
lots; any adjustment of a lot line by the relocation of a common boundary where an additional parcel is not 
created; or the sale of a lot in a recorded subdivision, even though the lot may have been acquired prior to the 
sale with other contiguous lots or property by a single owner. 
 
What is the permit application process? 

Partition permits are subject to a “Type II” land use application process, as provided for in Section 1307 of the 
ZDO. Type II decisions include notice to owners of nearby land, the Community Planning Organization (if active), 
service providers (sewer, water, fire, etc.), and affected government agencies. If the application is approved, the 
applicant must comply with any conditions of approval identified in the decision. The Planning Director’s decision 
can be appealed to the County Land Use Hearings Officer. 
 
What is needed for the County to approve a land use permit? 
Partitions may be permitted after an evaluation by the County of applicable standards of the ZDO. The applicant 
is responsible for providing evidence that their proposal does or can meet those standards. In order to address 
the standards, the information requested in this application should be as thorough and complete as possible. A 
permit will only be approved or denied after a complete application is received and reviewed. The County 
approves an application only if it finds that the proposal meets the standards or can meet the standards with 
conditions.  
 
How long will it take the County to make a decision about an application? 
The County makes every effort to issue a decision on a Type II land use application within 45 days of when we 
deem the application to be complete.  State law generally requires a final County decision on a land use permit 
application in an urban area within 120 days of the application being deemed complete, and within 150 days for 
a land use permit in a rural area, although there are some exceptions. 
 
If an application is submitted and then withdrawn, will a refund be given? 

If a submitted Type II application is withdrawn before it is publicly noticed, 75% of the application fee paid will be 
refunded. If a submitted application is withdrawn after it is publicly noticed, but before a decision is issued, 50% 
of the application fee will be refunded. No refund will be given after a decision is issued. 
 
The additional Hydrogeologic Review fee, if applicable, can be refunded in full, provided the application is 
withdrawn before any work has been done by the hydrogeologist; after any work has been done by the 
hydrogeologist, no portion of the Hydrogeologic Review fee will be refunded. 
 
Who can help answer additional questions? 

For questions about the County’s land use permit requirements and this application form, contact Planning and 
Zoning at 503-742-4500 or zoninginfo@clackamas.us. You can also find information online at the Planning and 
Zoning website: www.clackamas.us/planning. 

 

 

Clackamas County is committed to providing meaningful access and will make reasonable accommodations, 
modifications, or provide translation, interpretation or other services upon request. Please contact us at 503-
742-4545 or drenhard@clackamas.us. 
 

503-742-4545: ¿Traducción e interpretación? | Требуется ли вам устный или письменный перевод? 

翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 

 

FAQs 
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Comprehensive Plan Map Amendment and Zone Change (Type III) 

Planning and Zoning 
Department of Transportation and Development 
 

 

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

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

 
 
 
 
 
 
 

APPLICANT INFORMATION 

Applicant name: Applicant email: Applicant phone: 

Applicant mailing address: City: State: ZIP: 

Contact person name (if other than applicant): Contact person email: Contact person phone: 

Contact person mailing address: City: State: ZIP: 

 

PROPOSAL 

Brief description of proposal: 
 
 
 

Pre-application conference file number: 
 
 
 

 

SITE INFORMATION 

Site address: Comprehensive Plan designation: Zoning district: 

Map and tax lot #: 
 

                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 
                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
                  
                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 

Land area: 

Adjacent properties under same ownership: 
 

                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 
                                   Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 

 
 
 

 

Printed names of all property owners: Signatures of all property owners: Date(s): 

I hereby certify that the statements contained herein, along with the evidence submitted, are in all respects 
true and correct to the best of my knowledge. 

Applicant signature: Date: 

STAFF USE ONLY 

 

Staff Initials: File Number: 

 

 

COMPREHENSIVE PLAN MAP AMENDMENT 

& ZONE CHANGE 

Land use application for: 

Application Fee: $7,790 
(+ $120 if an expanded notification area is required by ZDO Section 1307) 

4/7/2021
Stefan Schneider

(206) 910-1320, (503) 708-3611

Heavy Timber Innovations, LLC

Heavy Timber Innovations, LLC, Stefan Schneider & Ru

37396 Ruben Lane, Unit D

Mercedes Serra, 3J Consulting

9600 SW Nimbus Avenue, Suite 100

Zone change from RRFF-5 to RI. 2 Lot Partition submitted concurrently.

25720 Eagle Creek Road

3S 4E
19.4 acres

97008

stefan@cutmytimber.com, russ@carpentryplusinc.com

Sandy OR 97055

mercedes.serra@3j-consulting.com 503-946-9365 x211

Beaverton OR

Rural RRFF-5

5 34E05 04100

ZPA C0013-20
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Comprehensive Plan Map Amendment and Zone Change (Type III) 

 
 
You must attend a pre-application conference with Planning and Zoning staff before filing this application. Information 
about the pre-application conference process and a request form are available from the Planning and Zoning website. 
 

 
 
This application is subject to the provisions of Section 1202, Zone Changes of the Clackamas County Zoning and 
Development Ordinance (ZDO). 
 
It is also subject to the ZDO’s definitions, procedures, and other general provisions, as well as to the specific rules of the 
subject property’s zoning district and applicable development standards, as outlined in the ZDO. 
 

 
 

☐ Complete application form:  Respond to all the questions and requests in this application, and make sure all 
owners of the subject property sign the first page of this application. Applications without the signatures of all 
property owners are incomplete. 

 

☐ Application fee:  The cost of this application is $7,790, plus a $120 notification surcharge if an expanded 
notification area is required by ZDO Section 1307. Payment can be made by cash, by check payable to 
“Clackamas County”, or by credit/debit card with an additional card processing fee using the Credit Card 
Authorization Form available from the Planning and Zoning website. Payment is due when the application is 
submitted. Refer to the FAQs at the end of this form and to the adopted Fee Schedule for refund policies. 

 

☐ Vicinity map:  Provide a map of the area around the property, drawn to scale, that shows the uses and location 
of improvements on adjacent properties and properties across any road. 

 

☐ Site plan:  Provide a site plan (also called a plot plan). A Site Plan Sample is available from the Planning and 
Zoning website. The site plan must be accurate and drawn to-scale on paper measuring no larger than 11 
inches x 17 inches. The site plan must illustrate all of the following (when applicable): 

 
 Lot lines, lot/parcel numbers, acreage/square footage of lots, and contiguous properties under the same 

ownership; 
 

 All existing and proposed structures, fences, roads, driveways, parking areas, and easements, each with 
identifying labels and dimensions; 

 

 Setbacks of all structures from lot lines and easements; 
 

 Significant natural features (rivers, streams, wetlands, slopes of 20% or greater, geologic hazards, mature 
trees or forested areas, drainage areas, etc.); and 

 

 Location of utilities, wells, and all onsite wastewater treatment facilities (e.g., septic tanks, septic drainfield 
areas, replacement drainfield areas, drywells). 

 

☐ Service Feasibility Determinations:  Request that the property’s water provider, sanitary sewer provider, and 
surface water management authority, as applicable, each complete a Preliminary Statement of Feasibility and 
include those completed statements with your application. If the proposed development will be served by an 
onsite wastewater treatment system (e.g., a septic system), include an approved Site Evaluation or 
Authorization Notice from the Septic & Onsite Wastewater Program attesting to the feasibility of your proposal.  

 

☐ Transportation impact study:  Refer to the information provided at the pre-application conference regarding 
the need for a transportation impact study. Include a copy of any required study with your application submittal. 

 

☐ Any additional information or documents advised of during the pre-application conference    

A. Complete a pre-application conference: 

B. Review applicable land use rules: 

C. Turn in the following: 

✔

✔

✔

✔

✔

✔

✔ Exhibit 1
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Comprehensive Plan Map Amendment and Zone Change (Type III) 

 
 
 

1. What Comprehensive Plan designation are you requesting for the subject property?  
 
Requested Plan designation: _______________________________________ 

 
 
 

2. What zoning district designation are you requesting for the subject property?  
 
Requested zoning district: _________________________________________ 

 
 
 

3. If the zoning designation you requested in response to Question 2 cannot be approved 
because the property doesn’t meet the approval criteria, would you like an alternate zoning 
district designation to be considered? 

 

☐ NO 

 

☐ YES, and the alternate zoning district designation(s) I would like is/are:  

 
 _______________________________________ 

 

 
 

4. Are you filing this Comprehensive Plan Map amendment and zone change application with 
another application (e.g., an application for a partition or subdivision)? 

 

☐ NO, this application is being filed alone. 

 

☐ YES, this application is being filed with another application. That other application 

requests the following:  
 
 _________________________________________________________________ 

 
 
 
 
 
 
  

D. Answer the following questions: 

Rural Industrial

Rural Industrial

✔

✔

2-lot Partition



Clackamas County  Page 4 of 5 Updated 01/01/2021 

Comprehensive Plan Map Amendment and Zone Change (Type III) 

 
 
 
Your application submittal must include a narrative that fully responds to the following. Due to the 
technical nature of these requirements, guidance on how best to respond will be provided during the 
required pre-application conference. 
 

1. How is your proposal consistent with applicable Statewide Planning Goals? 
 

2. How is your proposal consistent with the applicable goals and policies of the County’s 
Comprehensive Plan? 

 
3. If relevant, how is your proposal consistent with Metro’s Urban Growth Management 

Functional Plan? 
 

4. If development under the proposed zone would need public services (sanitary sewer, surface 
water management, and water), could the need be accommodated with the implementation 
of the applicable service provider’s existing capital improvement plan? The cumulative impact 
of the proposed zone change and development of other properties under existing zoning 
designations must be considered. 

 
5. Explain how the transportation system is adequate and will remain adequate with approval of 

the proposed zone change. This explanation should take into consideration the following: 
 
a. “Adequate” means a maximum volume-to-capacity ratio (v/c), or a minimum level of 

service (LOS), as established by Comprehensive Plan Tables 5-2a, Motor Vehicle 
Capacity Evaluation Standards for the Urban Area, and 5-2b, Motor Vehicle Capacity 
Evaluation Standards for the Rural Area. 
  

b.  Conduct the evaluation of transportation system adequacy pursuant to the 
Transportation Planning Rule (Oregon Administrative Rules 660-012-0060).  

 
c.  Assume that the subject property is developed with the primary use, allowed in the 

proposed zoning district, with the highest motor vehicle trip generation rate.  
 
d.  The methods of calculating v/c and LOS are established by the Clackamas County 

Roadway Standards.  
 
e.  The adequacy standards apply to all roadways and intersections within the impact area 

of the proposed zone change.  The impact area is identified based on the Clackamas 
County Roadway Standards.    

 
f.  A determination of whether submittal of a transportation impact study is required is 

made based on the Clackamas County Roadway Standards, which also establish the 
minimum standards to which a transportation impact study shall adhere.  

 
g.  (d) through (f) above do not apply to roadways and intersections under the jurisdiction of 

the State of Oregon. Instead, motor vehicle capacity calculation methodology, impact 
area identification, and transportation impact study requirements are established by the 

D. Respond in a narrative: 

Exhibit 1
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Comprehensive Plan Map Amendment and Zone Change (Type III) 

ODOT Transportation Analysis Procedures Manual for such roadways and 
intersections. 

 
6. Explain how the safety of the transportation system is adequate to serve the level of 

development anticipated by the proposed zone change. 

Exhibit 1
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What is a Comprehensive Plan Map amendment and zone change? 
All land in the County has been divided into mapped Comprehensive Plan designations, each of which 
corresponds to one or more zoning districts. A Comprehensive Plan Map amendment and zone change 
results in a property switching from one Comprehensive Plan Map designation and zoning district to another 
designation and zoning district, which may change allowed uses, minimum lot size, and other development 
standards.  
 
What is the permit application process? 
Comprehensive Plan Map amendments and zone changes that are not related to the Historic Landmark, 
Historic District, and Historic Corridor overlay district are subject to a “Type III” land use application process, 
as provided for in Section 1307 of the ZDO. Type III decisions include notice to owners of nearby land, the 
Community Planning Organization (if active), service providers (sewer, water, fire, etc.), and affected 
government agencies, and are reviewed at public hearings before the Planning Commission and the Board 
of County Commissioners (BCC). If the application is approved, the applicant must comply with any 
conditions of approval identified in the decision. The County’s decision can be appealed to the Oregon Land 
Use Board of Appeals (LUBA). 
 
What is needed for the County to approve a land use permit? 
Comprehensive Plan Map amendments and zone changes may be permitted after an evaluation of 
applicable standards by staff, the Planning Commission, and the BCC. The applicant is responsible for 
providing evidence that their proposal does or can meet those standards. In order to address the standards, 
the information requested in this application should be as thorough and complete as possible. A permit will 
only be approved or denied after a complete application is received and reviewed. The BCC approves an 
application only if it finds that the proposal meets the standards or can meet the standards with conditions. 
 
How long will it take the County to make a decision about an application? 
A final decision on an application for a Comprehensive Plan Map amendment and zone change is generally 
issued within 24 weeks (168 days) of when we deem the application to be complete. However, these 
applications are often highly complex and may take longer to process. 
 
If an application is submitted and then withdrawn, will a refund be given? 
The fee for this application includes a $1,050 fee for review by the Hearings Officer, which will be fully 
refunded if the application is withdrawn before the hearing occurs. If a submitted Type III application is 
withdrawn before it is publicly noticed, 75% of the portion of the application fee paid that is not the Hearings 
Officer review fee (i.e., the remainder) will be refunded. If a submitted application is withdrawn after it is 
publicly noticed, but before a staff recommendation is issued, 50% of the remainder will be refunded. No 
refund on the remainder will be given after a staff recommendation is issued. 
 
Who can help answer additional questions? 
For questions about the County’s land use permit requirements and this application form, contact Planning 
and Zoning at 503-742-4500 or zoninginfo@clackamas.us. You can also find information online at the 
Planning and Zoning website: www.clackamas.us/planning. 
 
 

 

Clackamas County is committed to providing meaningful access and will make reasonable accommodations, 
modifications, or provide translation, interpretation or other services upon request. Please contact us at 503-
742-4545 or drenhard@clackamas.us. 
 

503-742-4545: ¿Traducción e interpretación? | Требуется ли вам устный или письменный перевод? 

翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 

 

FAQs 

Exhibit 1
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GENERAL INFORMATION 

 

Property Owner and Applicant: 

 

Heavy Timber Innovations, LLC 

37396 Ruben Lane, Unit D 

Sandy, Oregon 97055 

 

Attn: Stephan Schneider 

Phone: (206) 910-1320 

Email: stefan@cutmytimber.com 

 

Attn: Russ Brotnov 

Phone: (503) 708-3611 

Email: russ@carpentryplusinc.com 

 

Applicant's Representative: 

 

3J Consulting, Inc. 

9600 SW Nimbus Avenue, Suite 100 

Beaverton, OR 97008 

 

Attn: Mercedes Serra, Senior Urban Designer 

Phone: (503) 946-9365 x211 

Email:  mercedes.serra@3j-consulting.com 

 

SITE INFORMATION 

 

Parcel Number: 

Address: 

00927046 

25720 Eagle Creek Road 

Total Area: 19.03 Acres 

Existing Zoning Designation: RRFF-5 

Proposed Zoning Designation: 

Comprehensive Plan Designation 

Existing Use:  

RI 

Rural 

Unutilized 

Surrounding Zoning: West: RRFF-5 

East: RC, RRFF-5 

South: RI 

North: RRFF-5 

  

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 17 of 747



 4 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

INTRODUCTION 

APPLICANT'S REQUEST 

The applicant is requesting a Comprehensive Plan Amendment and Rezone from RRFF-5 (Rural Residential 

Farm/Forest 5 Acre) to RI (Rural Industrial). Concurrently, the applicant wishes to partition the subject 

property into two separate lots, one 5 acres and the other 14.4 acres. 

SITE DESCRIPTION/SURROUNDING LAND USE 

The proposed site is located within the RRFF-5 zone in unincorporated Clackamas County in an area with a 

predominantly rural pattern of development. At 19.4 acres, the west property boundary, which is also its 

rear, borders Highway 224. Conversely, the east boundary of the property contains frontage along SE 

Riverside Way where it intersects SE Eagle Creek Road. The surrounding land use designations are largely 

RRFF-5 with a few exceptions: the two properties directly south of the subject site are zoned Rural Industrial, 

and the site east of the subject property are a mixture of RC (Rural Commercial) and RRFF-5. There is an 

existing 24,000 square foot warehouse toward the front and center of the site as it exists. 

PROPOSAL 

The project consists of a request to partition the existing property into two lots and to concurrently request 

a change to the property’s underlying zoning and comprehensive plan designation from RRFF-5 to RI. The 

applicant intends to reuse the existing building on-site and to eventually erect two proposed shops as well 

as a variety of other improvements. One of the two proposed shops would be on the smaller 5-acre 

partition. The applicant will submit a pre-application conference request and land use application for the 

project design review stage in subsequent steps. 
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APPLICABLE CRITERIA 

 

The following sections of the Oregon Statewide Planning Goals, Clackamas County Comprehensive Plan 

provisions and Clackamas County’s Zoning and Development Ordinance (ZDO) have been extracted as they 

have been deemed to be applicable to the proposal. Following each bold applicable criteria or design 

standard, the Applicant has provided a series of draft findings. The intent of providing code and detailed 

responses and findings is to document, with absolute certainty, that the proposed development has satisfied 

the approval criteria for a Partition and Comprehensive Plan Map Amendment and Zone Change. 

 

OREGON STATEWIDE PLANNING GOALS 

 

Goal 1: Citizen Involvement: To develop a citizen involvement program that ensures the opportunity 

for citizens to be involved in all phases of the planning process. 

 

Applicant's Finding: This is a quasi-judicial (Type III) land use application. The Clackamas County 

Comprehensive plan and Section 1300 of the Zoning and Development Ordinance (ZDO) contain adopted 

and acknowledged procedures for citizen involvement and notification. This application has been 

assembled pursuant to the notification requirements delineated in Section 1300, including notice to 

individual property owners within 500 feet of the subject property, notice in the local newspaper, and notice 

to affected agencies and the relevant Community Planning Organization, Eagle Creek/Barton CPO. Two 

advertised public hearings will also be conducted before the Clackamas County Planning Commission and 

Board of County Commissioners, which provides an opportunity for additional citizen involvement and 

input. The proposal is consistent with Goal 1 of the Oregon Statewide Planning Goals. 

 

Goal 2; Land Use Planning: To establish a land use planning process and policy framework as a basis 

for all decision and actions related to use of land and to assure an adequate factual base for such 

decisions and actions. 

 

Applicant's Finding: Zone changes involve changes to comprehensive plans, and Goal 2 establishes that 

all comprehensive plans must comply with statewide planning goals. The background and findings 

contained within this report as well as the comments provided by affected parties provide an adequate 

factual basis for rendering an appropriate decision consistent with the County Comprehensive Plan. This 

proposal is consistent with Goal 2 of the Oregon Statewide Planning Goals. 

 

Goal 5: To protect natural resources and conserve scenic and historic areas and open spaces. 

 

Applicant's Finding: Goal 5 resources include open space areas, scenic and historic resources and other 

natural features. Chapter 3 (Natural Resources and Energy) and Chapter 9 (Open Space, Parks and Historic 

Sites) of the Clackamas County Comprehensive Plan identifies significant Goal 5 resources within the 

County. No outstanding scenic views/sites, wilderness areas, historic sites or structures, cultural areas, 
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potential or approved Oregon recreation trails or other significant Goal 5 resources identified in the 

Comprehensive Plan are located on the subject property; however, a wetland has been identified onsite and 

an offsite wetland determination request was sent to the Department of State Lands (DSL) to assess 

potential wetland impacts resulting from the application. DSL’s response will be provided as an anticipated 

condition of approval. 

 

Goal 6: To maintain and improve the quality of the air, water and land resources of the state. 

 

Applicant's Finding: The County Comprehensive Plan and ZDO contain adopted implementing 

regulations to protect the air, water and land resources. The County also has implementing regulations to 

accommodate all waste and process discharges in order to protect watersheds, airsheds and land 

resources. These regulations will be applied to any future development proposals on the property and will 

protect the affected air, water and land resources. 

 

The County has requested that water service will need be demonstrated pursuant to Statewide Goal 6 as 

well as ZDO 1307.07(C)(1)(c) and Chapters 3 and 4 of the County’s Comprehensive Plan. Compliance with 

this request is discussed here despite its acknowledged applicability to several areas of this narrative. 

 

A well is located onsite underneath the existing structure. Its precise location is shown on the plans set. 

The applicant has provided the County with a water well log from the Oregon Water Resources 

Department demonstrating compliance with these standards. The adequacy and suitability of the well to 

serve both sites will presumably be discussed in subsequent steps (Project Design Review) or in conditions 

of approval to be met prior to final plat approval. 

 

This application is consistent with Goal 6. 

 

Goal 9; Economic Development: To provide adequate opportunities throughout the state for a 

variety of economic activities vital to the health, welfare and prosperity of Oregon's citizens. 

 

Applicant's Finding: This Goal is intended to ensure Comprehensive Plans contribute to a stable and 

healthy economy in all regions of the state. Goal 9 also requires the County to provide for an adequate 

supply of sites of suitable sizes, types, locations, and services for a variety of industrial and commercial uses 

consistent with plan policies. OAR 660-009 (Industrial and Commercial Development) implements Goal 9. 

Pursuant to OAR 660-009-0010(1) the requirements and standards in OAR 660-009 are only applicable to 

areas within urban growth boundaries and does not require or restrict planning for industrial and other 

employment uses outside urban growth boundaries. Therefore OAR 660-009 is not applicable. Nonetheless, 

approval of this application will increase the inventory of industrial land available for rural industrial uses, 

as the property is currently underutilized. 

 

Goal 12; Transportation: To provide and encourage a safe, convenient and economic transportation 

system. 
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Oregon Administrative Rule (OAR) 660-012 (Transportation Planning Rule) implements Statewide 

Planning Goal 12. OAR 660-012-0060 applies to any plan map amendment which significantly affects 

a transportation facility. OAR 660-012-0060(1) requires any amendments to a functional plan, 

acknowledged comprehensive plan or a land use regulation (including a zoning map) which 

significantly affects an existing or planned transportation facility to put in place measures as 

provided in OAR 660-012-0060(2) unless the amendment is allowed under OAR 660-012- 0060(3), 

(9) or (10). 

 

Pursuant to OAR 660-012-0060(1) a plan or land use regulation amendment is deemed to 

significantly affect a transportation facility if it; 

 

a. Changes the functional classification of an existing or planned transportation facility; 

b. Changes standards implementing a functional classification; or 

c. Result in any of the effects listed in paragraphs (A) through (C) of this subsection based on projected 

conditions measured at the end of the planning period identified in the adopted TSP. As part of 

evaluation projected conditions, the amount of traffic projected to be generated within the area of 

the amendment may be reduced if the amendment includes an enforceable, ongoing requirement 

that would demonstrably limit traffic generation, including but not limited to, transportation 

demand management. This reduction may diminish or completely eliminate the significant effect of 

the amendment. 

 

1. Types or levels of travel or access that are inconsistent with the functional classification of an 

existing or planned transportation facility; 

2. Degrade the performance of an existing or planned transportation facility such that it would not 

meet the performance standards identified in the TSP or comprehensive plan or; 

3. Degrade the performance of an existing or planned transportation facility that is otherwise 

projected to not meet the performance standards identified in the TSP or comprehensive plan. 

Compliance with OAR 660-012-0060(1) can be achieved by one or a combination of the following; 

 

Compliance with OAR 660-012-0060(1) can be achieved by one or a combination of the following; 

a. Adopting measures that demonstrate the allowed land uses are consistent with the planned 

function, capacity, and performance standards of the transportation facility. 

b. Amending the TSP or comprehensive plan to provide transportation facilities, improvements or 

services adequate to support the proposed land uses consistent with the requirements of this division; 

such amendments shall include a funding plan or mechanism consistent with section (4) or include 

an amendment to the transportation finance plan so that the facility, improvement, or service will 

be provided by the end of the planning period. Planning Commission Staff – File No. Z0079-20-CP, 

Z0080-20-ZAP Page 10 

c. Amending the TSP to modify the planned function, capacity or performance standards of the 

transportation facility.  

d. Providing other measures as a condition of development or through a development agreement or 

similar funding method, including transportation system management measures, demand 
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management or minor transportation improvements. Local governments shall as part of the 

amendment specify when measures or improvements provided pursuant to this subsection will be 

provided. 

 

providing improvements that would benefit modes other than the significantly affected mode, 

improvements to facilities other than the significantly affected facility, or improvements at other 

locations, of the provider of the significantly affected facility provides a written statement that the 

system-wide benefits are sufficient to balance the significant effect, even though the improvements 

would not result in consistency for all performance standards. 

 

Applicant's Finding: The applicant has submitted a Traffic Impact Analysis Memo included in the submitted 

application addressing the impacts from this proposal. The applicant evaluated ‘reasonable worst-case 

scenario’ traffic allowed in the existing RRFF-5 zoning district and in the proposed RI zoning district. The 

TIA letter estimates that under the existing zoning, RRFF-5, the outright allowed uses on site could 

reasonably generate up to 2 morning peak hour trip, 3 evening peak hour trips, and 28 average weekday 

trips. Under the proposed RI zone, the outright allowed uses on site could reasonably generate up to 28 

morning peak hour trips, 25 evening peak hour trips, and 198 average weekday trips. Accordingly, the net 

change in trip generation potential at the site after the proposed zone change is projected to increase by 

26 morning peak trips, 22 evening peak hour trips and 170 average weekday trips. As such, the current and 

expected future development on site is even less impactful than the reasonable worst-case scenario 

estimated in the traffic memo. The applicant’s submittal materials cite Policy 1F5 from the Oregon Highway 

Plan, which quantifies “significant effect” at a 400-trip threshold and states: 

 

“Action 1F.5 further establishes that, a small increase in traffic does not cause “further degradation” of the 

facility. Policy 1F defines a “small increase in traffic” in terms of certain thresholds based on average daily 

trips. In this case, the threshold for a small increase in traffic between the existing plan and the proposed 

amendment is no more than 400 daily trips. Since the net difference in worst case trip generation is less than 

400, this section is not triggered.” 

 

Based on the submitted traffic analysis and trip generation estimates the proposed zone change would be 

consistent with OAR 660-012-0060(1) and would not significantly affect the transportation facility, since it 

does not exceed the thresholds or triggers for project conditioning or modification as described in OAR 

660-012-0060(1)(a)-(c). 

 

Goal 14; Urbanization: To provide for an orderly and efficient transition from rural to urban land 

uses.  

 

Applicant's Finding: The subject property is well outside of the Metro-area Urban Growth Boundary and 

is surrounded by other rural uses. The public facilities and services providing for water and sewage disposal 

are and will be limited to the types and levels of service available and appropriate for rural lands, not urban 

lands. This proposal does not involve a change in the location of the UGB, a conversion of rural land to 

urban land, or urbanizable land to urban land. 
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CLACKAMAS COUNTY’S ZONING AND DEVELOPMENT ORDINANCE 

(ZDO) 

SECTION 600: INDUSTRIAL DISTRICTS 

604: RURAL INDUSTRIAL DISTRICT (RI) 

 

604.03 USES PERMITTED 

Uses permitted in the RI District are listed in Table 604-1, Permitted Uses in the RI District. In 

addition, uses similar to one or more of the listed uses may be authorized pursuant to Section 106, 

Authorizations of Similar Uses. 

 

Applicant's Finding: The applicant has indicated that the use of the site will concern the use of pre-milled 

wood products in manufacturing. Pursuant to Table 604-1 of this section, manufacturing of the 

aforementioned nature is a wholly permitted use without the need for conditional use approval. 

 

Parcel 1, identified as the larger of the two involved in the partition process, will be used for storing 

construction equipment, large timber components, and prefabricating heavy timber elements. Parcel 2, 

identified as the smaller of the two involved in the partition process that is being submitted concurrently 

with this zone change request, will be used as the site for a timber modeling and CNC fabrication shop. 

Development of the shop will be proposed in subsequent steps. 

 

When comparing the above intended uses with the permitted uses found within Section 604 of the 

Clackamas County ZDO under Table 604-1, it is determined that the proposed uses are most aligned with 

those described under the Manufacturing use. Manufacturing is outright permitted in the Rural Industrial 

zone unless it is specifically listed within Table 604-1. The fabrication and prefabrication of timber is not 

specifically listed; therefore, the intended uses are outright permitted in the Rural Industrial zone. 

 

B. Permitted uses are subject to the applicable provisions of Subsection 604.04, Dimensional 

Standards, Section 1000, Development Standards, and Section 1100, Development Review Process. 

 

Applicant's Finding: Demonstration of compliance with Subsection 604.04 can be found directly below, 

and demonstration of compliance with Section 1000 and 1100 are contained elsewhere within this narrative. 

 

604.04 DIMENSIONAL STANDARDS 

A. General: Dimensional standards applicable in the RI District are listed in Table 604-2, Dimensional 

Standards in the RI District. As used in Table 604-2, numbers in superscript correspond to the notes 

that follow Table 604-2. 

 

Applicant's Finding: The applicant is proposing to partition one lot into two as part of this proposal. Parcel 

1 is approximately 15 acres and Parcel 2 is approximately 4.4 acres. 
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This application only concerns the preliminary partition and zone change of the subject site. Design Review 

associated with the actual development of the proposed shops will occur in future steps. Nonetheless, the 

site plan provided identifies the precise location of the proposed shops in support of the zone change and 

partition request. How the existing and proposed structures affect setback requirements are therefore 

discussed below. 

 

Lot 1’s existing structure is 115 feet from the front setback at its nearest point. Lot 1’s proposed shop to-

be-located behind the existing structure will not violate setback requirements as Lot 1 does not have side 

or rear setback minimums. 

 

Lot 2’s proposed shop is 88 feet from the proposed site’s north boundary and 74 feet from its south 

boundary. Lot 2’s proposed shop is 113 feet from its front setback and 466 feet from its rear boundary. The 

site north of Lot 2 is RRFF-5 and therefore Lot 2’s north boundary is subject to a setback requirement of 30 

feet plus 5 feet for every 10-foot increase in building height over 35 feet. The height of the proposed shop 

on Lot 2 is not indicated at this time but it will be a height that renders it in compliance with the setback 

requirements. 

 

Pursuant to Table 604-2 of this section, the maximum building floor space per industrial use outside an 

unincorporated community is 39,500 square feet. For Lot 1, the sum of building floor space between the 

existing and proposed structures is 39,000 square feet, which is compliant with this standard. For Lot 2, the 

proposed structure is 14,000 square feet, well below the 39,500 square foot maximum. This standard is met. 

 

B. Modifications: Modifications to the standards in Table 604-2 are established by Sections 800, 

Special Use Requirements; 903, Setback Exceptions; 1107, Property Line Adjustments; and 1205, 

Variances. 

 

Applicant's Finding: Modifications to the standards within this section are not being requested as part of 

this proposal; therefore, this criterion is not applicable. 

 

SECTION 1000: DEVELOPMENT STANDARDS 

 

1001 GENERAL PROVISIONS 

1001.01 APPLICABILITY 

A. Except where a different applicability standard is set forth elsewhere in Section 1000, Section 1000 

shall apply to partitions; subdivisions; institutional, commercial, and industrial developments; 

manufactured dwelling parks; condominiums; multifamily dwellings; two- and three-family 

dwellings; and attached single-family dwellings where three or more dwelling units are attached to 

one another. Notwithstanding this provision, level one through three mobile vending units are not 

subject to Section 1000, except as set forth in Section 837. 
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B. Except where a different applicability standard is set forth elsewhere in Section 1000, the following 

portions of Section 1000 shall apply to detached single-family dwellings, and attached single-family 

dwellings where two dwelling units are attached to one another: 

1. Subsection 1002.02, Hillsides; 

2. Subsection 1002.05, River and Stream Corridors; 

3. Subsection 1002.06, Deer and Elk Winter Range; 

4. Subsection 1002.07, Mount Hood Resource Protection Open Space; 

5. Subsection 1002.08, Significant Natural Areas; 

6. Section 1003, Hazards to Safety; 

7. Section 1004, Historic Protection; 

8. Section 1006, Water Supply, Sanitary Sewer, Surface Water, and Utilities Concurrency; 

9. Subsection 1007.06, Pedestrian and Bicycle Facilities; 

10. Subsection 1007.10, Fee in Lieu of Construction; and 

11. Subsection 1008.03, General Standards. 

 

Applicant's Finding: Responses to each of the sections above, as well as additional applicable sections are 

included in this narrative.  The requirements of this section have been satisfied. 

 

1002 PROTECTION OF NATURAL FEATURES 

1002.02 HILLSIDES  

A. Development on slopes greater than or equal to 20 percent and less than or equal to 35 percent–

except that for residential development in the RR, MRR, and HR Districts, the upper limit is 25 

percent—shall require review of a Type I application pursuant to Section 1307 and shall be subject 

to the following standards: 

1. No partition or subdivision shall create any new lot or parcel which cannot be developed 

under the provisions of Subsection 1002.02.  

2. Grading, stripping of vegetation, and lot coverage by structures and impervious surfaces 

shall be limited to no more than 30 percent of slopes 20 percent or greater. Variances to this 

standard may be granted pursuant to Section 1205, Variance. A variance shall not be granted 

unless the proposed development satisfies the following conditions:  

a. The proposed lot coverage shall not exceed the maximum lot coverage standard of the 

zoning district;  

b. The additional lot coverage, grading, or stripping shall not:  

i. Decrease the stability of the slope;  

ii. Appreciably increase erosion, sedimentation, or drainage flow from the property; or  

iii. Adversely impact high priority open space as defined in Section 1011, Open Space and 

Parks.  

c. Measures shall be employed to minimize grading or filling to accomplish the 

development.  

d. Disturbed areas shall be compacted if necessary and re-vegetated as soon as practical 

and before the annual wet season.  
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3. Buildings shall be clustered to reduce alteration of terrain and provide for preservation of 

natural features.  

4. Creation of building sites through mass pad grading and successive padding or terracing of 

building sites shall be avoided. 

5. Roads shall be of minimum width, with grades consistent with County specifications. One-

way streets may be allowed.  

6. Re-vegetation of all graded areas shall be the responsibility of the developer and shall occur 

as soon as feasible following the final grading. Maintenance of the slopes shall be the 

responsibility of the developer until the property ownership is transferred.  

B. Development on slopes greater than 35 percent—and residential development on slopes greater 

than 25 percent in the RR, MRR, and HR Districts—shall require review of a Type II application 

pursuant to Section 1307 and shall be subject to the following standards:  

1. Compliance with Subsections 1002.02(A)(1) through 6) shall be required.  

2. An engineering geologic study approved by the County shall establish that the site is stable 

for the proposed development, and any conditions and recommendations based on the study 

shall be incorporated into the plans and construction of the development. The study shall 

include the items listed in Subsection 1003.02(B)(2).  

3. Access to the site shall be approved by the County and the affected fire district, pursuant to 

the engineering geologic study and associated conditions. Review shall be required, if 

construction of such access requires cut and fill, blasting, tree cutting, retaining walls, or 

other terrain alterations which detract from the natural scenic quality of the site. 

4. The design of structures and re-vegetation plans shall ensure preservation or rapid 

reestablishment of the scenic quality of the site.  

5. A plan for storm drainage and erosion control shall be approved pursuant to Subsection 

1008.02.  

6. When a building is proposed, at least one of the following conditions shall apply:  

a. It is not feasible to either transfer the density (in the case of residential development) or 

to develop on a portion of the subject property that is less sloped; or  

b. Unique characteristics of the subject property, such as, but not limited to, vistas or solar 

exposure, could be better utilized by the proposed siting of structures with less or equal 

overall disturbance of the subject property than would occur otherwise under the 

provisions of this Ordinance. 

C. Approval of a permit under Subsection 1002.02(A) or (B) is valid for four years from the date of 

the final written decision. If the County’s final written decision is appealed, the approval period shall 

commence on the date of the final appellate decision. During this four-year period, the approval 

shall be implemented, or the approval will become void.  

1. “Implemented” means all major development permits shall be obtained and maintained for 

the approved development, or if no major development permits are required to complete 

the development contemplated by the approved permit, “implemented” means all other 

necessary County development permits (e.g. grading permit, building permit for an 

accessory structure) shall be obtained and maintained. A “major development permit” is:  
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a. A building or manufactured dwelling placement permit for a new primary structure that 

was part of the approved development; or  

b. A permit issued by the County Engineering Division for parking lot or road improvements 

required by the approved development.  

D. If the approval of a permit under Subsection 1002.02(B) is not implemented within the initial 

approval period established by Subsection 1002.02(C), a two year time extension may be approved 

pursuant to Section 1310.   

 

Applicant's Finding: All proposed lots can be developed.  No development is proposed on land over 35 

percent slope.  Development will not exceed 30 percent of land with slopes greater than 20 percent.  All 

buildings and roads required will be located appropriately.  Any necessary re-vegetation will be provided 

by the owner. The requirements of this section will be satisfied at the appropriate stage of development. 

 

1002.04 TREES AND WOODED AREAS  

A. Existing wooded areas, significant clumps or groves of trees and vegetation, consisting of conifers, 

oaks and large deciduous trees, shall be incorporated in the development plan wherever feasible. 

The preservation of these natural features shall be balanced with the needs of the development, but 

shall not preclude development of the subject property, or require a reduction in the number of lots 

or dwelling units that would otherwise be permitted. Site planning and design techniques which 

address incorporation of trees and wooded areas in the development plan include, but are not 

limited to, the following:  

1. Siting of roadways and utility easements to avoid substantial disturbance of significant 

clumps or groves of trees;  

2. Preservation of existing trees within rights-of-way and easements when such trees are 

suitably located, healthy, and when approved grading allows;  

3. Use of flexible road standards as provided in Subsection 1007.04(B)(3), including one-way 

roads or split-level roads, to preserve significant trees and avoid unnecessary disturbance of 

terrain; 

4. Retention of specimen trees or clumps of trees in parking area islands or future landscape 

areas of the site as provided for in Section 1009.  

5. Use of wooded areas of the site for recreation, or other low-intensity uses, or structures, not 

requiring extensive clearing of large trees, grading, or filling activity which substantially 

alters the stability or character of the wooded area;  

6. Retention of trees which are necessary to ensure the stability of clumps or groves of trees 

considering the type of trees, soil and terrain conditions, exposure to prevailing winds, and 

other site-specific considerations;  

7. Use of trees and wooded areas to buffer, screen, or provide transitions between different or 

conflicting uses on and off the site;  

8. Use of flexible-lot-size and planned unit development designs to minimize disturbance of 

wooded areas;  
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9. Siting of uses and structures to utilize the natural microclimates created by wooded areas 

and trees to reduce extremes in temperature, provide wind protection, filter pollutants, and 

replenish oxygen and moisture to the air; and  

10. Use of other development techniques described in Subsection 1011.03(C).  

B. Trees and wooded areas to be retained shall be protected during site preparation and construction 

according to County design and specifications by:  

1. Avoiding disturbance of the roots by grading and filling activity;  

2. Providing for water and air filtration to the roots of trees which will be covered with 

impermeable surfaces;  

3. Pruning or topping of trees which will be in parking areas or near buildings, as necessary, to 

maintain proper balance between top growth and roots, reduce windfall potential, and 

provide adequate vision clearances for safe vehicular circulation; and  

4. Requiring, if necessary, the advisory expertise of a qualified consulting arborist or 

horticulturist both during and after site preparation, and a special 

maintenance/management program to provide protection of specified wooded areas or 

specimen trees, as recommended by the arborist or horticulturist.  

 

Applicant's 

Finding: 

Compliance with these standards will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

1002.05 RIVER AND STREAM CORRIDORS  

The following standards shall apply to land that is outside both the Metropolitan Service District 

Boundary and the Portland Metropolitan Urban Growth Boundary.  

A. Developments shall be planned, designed, constructed, and maintained so that: 

1. River and stream corridors are preserved to the maximum extent feasible and water quality 

is protected through adequate drainage and erosion control practices; and  

2. Buffers or filter strips of natural vegetation are retained along all river and stream banks.  

B. Except in the case of a river or stream subject to Section 704 or 705, the minimum structure setback 

from a river or perennial streambed shall be equal to the distance necessary to maintain or improve 

upon existing water quality. This distance shall be determined by a site investigation, but will not 

exceed 150 feet. Investigation shall consider:  

1. Soil types;  

2. Types and amount of vegetative cover;  

3. Bank stability;  

4. Slope of the land abutting the river or stream;  

5. Hazards of flooding;  

6. River or stream character; and  

7. Any special Comprehensive Plan designation or management program.  

C. For water impoundments, diversions, and hydropower facilities, reasonable mitigation of adverse 

impacts to fisheries, wildlife, water quality, and flow shall be required commensurate with the 

intensity of the proposed use and resulting generating capacity.  
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Applicant's 

Finding: 

Compliance with this standard will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

 

1002.06 DEER AND ELK WINTER RANGE  

Development in deer and elk winter range below 3,000 feet in elevation, as identified on 

Comprehensive Plan Map III-2, Scenic and Distinctive Resource Areas, shall be designed to minimize 

adverse wildlife impacts. 

 

Applicant's 

Finding: 

The proposed development is not located within the areas identified as Scenic and 

Distinctive Resource Areas on Comprehensive Plan Maps III-2.  

 

The requirements of this section are not applicable.  

 

1002.07 MOUNT HOOD RESOURCE PROTECTION OPEN SPACE  

Development in areas shown as Resource Protection Open Space on Comprehensive Plan Maps X-

MH-1 through X-MH-3, Resource Protection Open Space, proposed in or within 100 feet of natural 

wetlands shall be designed to:  

A. Preserve functions of groundwater recharge, water storage, turbidity reduction, nutrient 

filtration, biologic or botanical production, and protective habitat cover;  

B. Provide compatibility with the continued performance of wetland functions, such as: 

1. Conservation of soil, vegetation, water, fish, and wildlife;  

2. Low-intensity, dispersed outdoor recreation, such as hiking and nature study; and  

3. Utility easements, but only on peripheral areas and where alternative alignments are 

impractical;  

C. Eliminate the need for filling, dumping, and/or excavating in the wetland proper, unless approved 

pursuant to Subsection 1011.04; and  

D. Maintain the runoff coefficient and erosion equilibrium for lands bordering the wetland 

substantially the same as if such lands were undeveloped. Pier construction, elevated pedestrian 

boardwalks, semi-impervious surfacing, bridging of natural drainage ways, and retention of 

vegetation in areas not intended for buildings or roads are recommended design methods.  

 

Applicant's 

Finding: 

The proposed development is not located within the areas shown as Resource 

Protection Open Space on Comprehensive Plan Maps X-MH-1 through X-MH-3.  

 

The requirements of this section are not applicable. 

 

1002.08 SIGNIFICANT NATURAL AREAS  

Five significant natural areas are identified as unique/natural features on Comprehensive Plan Map 

III-2, Scenic & Distinctive Resource Areas. These areas are more specifically referred to as Williams 

Lake Bog, the land at Marmot, Multorpor Bog, Delphridge, and Wilhoit Springs.  
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In these significant natural areas, the following shall be restricted, to the extent necessary to protect 

the unique or fragile character or features that are the basis for the unique/natural feature 

designation: building and road construction, filling and excavation, paving, and tree removal. 

Restrictions may be modified pursuant to Subsection 1011.04. 

 

Applicant's 

Finding: 

The proposed development is not located within the five significant natural areas 

identified as unique on Comprehensive Plan Map III-2. The requirements of this 

section are not applicable.  

 

1006 WATER SUPPLY, SANITARY SEWER, SURFACE WATER, AND UTILITIES CONCURRENCY 

1006.02 GENERAL STANDARDS   

A. The location, design, installation and maintenance of all utility lines and facilities shall be carried 

out with minimum feasible disturbance of soil and site consistent with the rules and regulations of 

districts for surface water management.  

 

Applicant's 

Finding: 

All required and appropriate utilities will be located, designed, installed and 

maintained with minimum feasible disturbance of soil and site at the time of design 

review. The requirements of this section have been satisfied. 

 

B. All development which has a need for electricity, gas and communications services shall install 

them pursuant to the requirements of the district or company serving the development. Except 

where otherwise prohibited by the utility district or company, all such facilities shall be installed 

underground.  

 

Applicant's 

Finding: 

New facilities will be installed pursuant to the requirements of the district or 

company serving the development at the appropriate stage of development. The 

requirements of this section have been satisfied. 

 

C. Street lights shall be required for all development inside the Portland Metropolitan urban growth 

boundary.  

1. Street lighting shall be installed pursuant to the requirements of the County Service District 

No. 5 and the company serving the development. In every instance, a street light shall be 

installed where a new road intersects the County right of way and, in the case of subdivisions, 

at every intersection within the subdivision.  

2. Areas outside County Service District No. 5 shall annex to the district through petition to the 

district.  

 

Applicant's 

Finding: 

The proposed development is not located within the Portland Metropolitan urban 

growth boundary. The requirements of this section are not applicable. 

 

D. Easements shall be provided along property lines as deemed necessary by the Department of 

Transportation and Development, special districts, and utility companies. Easements for special 
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purpose uses shall be of a width deemed appropriate by the responsible agency. Such easements 

shall be designated on the final plat of all subdivision, and on the final map of all partitions.  

 

Applicant's 

Finding: 

Easements will be provided and designated as necessary and required. The 

requirements of this section have been satisfied. 

 

E. All development which has a need for, or will be provided with public or community water service 

shall install water service facilities and grant necessary easements pursuant to the requirements of 

the district or company serving the development.   

 

Applicant's 

Finding: 

Public or community water service is not anticipated to be required for the subject 

site as an active well resides under the existing primary structure as demonstrated 

in the plans provided. If water service is required, the applicant agrees to grant 

necessary easements pursuant to the requirements of the district or company 

serving the development. 

 

F. Approval of a development that requires public or community water service shall be granted only 

if the applicant provides a preliminary statement of feasibility from the water system service 

provider.   

1. The statement shall verify that water service, including fire flows, is available in levels 

appropriate for the development and that adequate water system capacity is available in 

source, supply, treatment, transmission, storage and distribution. Alternatively, the 

statement shall verify that such levels and capacity can be made available through 

improvements completed by the developer or the system owner.   

2. If the statement indicates that water service is adequate with the exception of fire flows, the 

applicant shall provide a statement from the fire district serving the subject property that 

states that an alternate method of fire protection, such as an on-site water source or a 

sprinkler system, is acceptable.  

3. The statement shall be dated no more than one year prior to the date a complete land use 

application is filed and need not reserve water system capacity for the development.  

 

Applicant's 

Finding: 

As mentioned elsewhere in this narrative, a well log from the Oregon Water 

Resources Department has been provided with the applicant’s submittal. The 

precise location of the well is shown on various plans within the plans set. The 

adequacy and suitability of the well to serve both sites will presumably be discussed 

in subsequent steps (Project Design Review) or in conditions of approval to be met 

prior to final plat approval. 

 

G. Prior to final approval of any partition or subdivision, the applicant shall provide evidence that 

any wells in the tract subject to temporary or permanent abandonment under ORS 537.665 have 

been properly abandoned.  
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Applicant's 

Finding: 

The proposed partition contains a well on Lot 1 underneath the existing onsite 

structure as shown on the preliminary plat and existing conditions plan. However, 

the well is not abandoned; therefore, this criterion does not apply. 

 

H. A final plat for any partition or subdivision in a Sensitive Groundwater Area relying on an exempt-

use well or wells shall contain the following notation: 

“The property herein described is situated in a “Sensitive Groundwater Area” based on regulatory 

action by the State of Oregon. The availability of groundwater may be limited, and if a long-term 

decline in water supply occurs the property owner may need to find an alternate source. Clackamas 

County is not responsible for deepening or replacing wells that fail to produce an adequate supply 

of groundwater, or that are subject to regulatory action by the State of Oregon.”   

 

Applicant's 

Finding: 

The County has not required any specialist reports regarding hydrology of the site 

as the proposed site is not located within a Sensitive Groundwater Area. The 

requirements of this section are not applicable at this time. 

 

1006.03 WATER SUPPLY STANDARDS INSIDE THE PORTLAND METROPOLITAN URBAN GROWTH 

BOUNDARY AND MOUNT HOOD URBAN AREA.   

The provisions of this section apply within the Portland Metropolitan urban growth boundary and 

Mount Hood urban area:  

A. Land divisions or other development requiring water service shall not be approved, except as 

provided in (D) below, unless they can be served by a public water system in compliance with 

drinking water standards as determined by the Oregon Health Division.  

B. New development requiring water service within the boundaries of a water service system, created 

pursuant to ORS Chapters 264, 450, or 451, shall receive service from this system.  

C. New public water systems shall not be created unless formed pursuant to ORS Chapters 264, 450, 

or 451.  

D. A legal lot of record not located within the approved boundaries of a public water system may be 

served by an alternative water source.  

 

Applicant's 

Finding: 

The proposed development is not located within the Portland Metropolitan Urban 

Growth Boundary, therefore the standards of this section are not applicable. 

 

1006.05 WATER SUPPLY STANDARDS OUTSIDE THE PORTLAND METROPOLITAN URBAN GROWTH 

BOUNDARY AND MOUNT HOOD URBAN AREA.   

The provisions of this section apply outside the Portland Metropolitan Urban Growth Boundary and 

the Mount Hood urban area.  

A. Applicants for any development permit shall specify a lawful water source for the proposed 

development, such as a public or community water system, certificated water right or exempt-use 

well.  
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Applicant's 

Finding: 

As mentioned elsewhere in this narrative, a well log from the Oregon Water 

Resources Department has been provided with the applicant’s submittal. The 

precise location of the well is shown on various plans within the plans set. The 

adequacy and suitability of the well to serve both sites will presumably be discussed 

in subsequent steps (Project Design Review) or in conditions of approval to be met 

prior to final plat approval. 

 

B. All subdivisions outside of the Portland Metropolitan Urban Growth Boundary proposing to a use 

an exempt-use well or wells and all land divisions, and new industrial, commercial or institutional 

development located within a Sensitive Groundwater area and proposing to use an exempt-use well 

or wells must affirmatively demonstrate:  

1. That the subject aquifer is capable of sustaining the proposed development with sufficient 

potable water.  

2. That the proposed development is not likely to unreasonably interfere with existing wells.  

3. That the proposed development is not likely to contribute to the overdraft of the affected 

aquifer.  

 

Applicant's 

Finding: 

The proposal is for a 2-lot minor partition of the subject property, not a subdivision. 

This criterion is not applicable.  

 

C. Unless waived by the Planning Director, an applicant for any proposed development subject to 

ZDO § 1006.05(B) shall submit a hydrogeologic review with the subject application. The purposes of 

a hydrogeologic review are to provide information and professional analysis regarding the geology 

and hydrogeology of the area in the immediate vicinity of the proposed development for the County 

to determine compliance with ZDO § 1006.05(B) (1) – (3). Study findings, maps, and conclusions shall 

be presented in a clear and understandable report.  

1. A hydrogeologic review report shall include sufficient evidence and analysis to demonstrate 

compliance with ZDO 1006.05B, and at a minimum, shall include the following information:  

a. A map showing all lots and parcels within at least one-quarter mile of the proposed 

development;  

b. The location, as determined by publicly available information, of all known wells on all 

lots or parcels within at least one quarter mile of the proposed development, and the 

quantity of water permitted to be used;   

c. The estimated use of groundwater within at least one-quarter mile of the proposed 

development, including but not limited to, 400 gallons/day of household use for each lot 

and parcel, 2,000 gallons/day for lawn and landscape irrigation from June through 

September, and water use from permitted wells. The estimated use of groundwater shall 

include any development or tentative land division which has been approved by the 

county, and shall assume development of a single-family residence on each undeveloped 

lot or parcel.  

d. The quantity of water the proposed land use will utilize. If the proposal is for residential 

use, water use shall be calculated as 400 gallons/day per household and 2000 gallons/day 
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for lawn and landscape irrigation from June through September. If the proposal is for a 

land division for residential purposes, all proposed lots or parcels shall be included in the 

calculation, and the calculation shall assume that the remainder of the tract will be 

developed at its allowed density.   

e. Identification of aquifers in the area of the subject property;  

f. Compilation and review of available geologic and hydrogeologic studies of the review 

area;  

g. Compilation and evaluation of available well deepening and replacement well 

information in the review area;  

h. Compilation and analysis of existing geologic information, including representative well 

logs, physical location of representative wells, and an evaluation of the local stratigraphy 

and geologic structure in the review area;   

i. Compilation and analysis of existing and available water level and pump test information 

including evaluation of long-term stability and sustainability of groundwater levels 

(heads); and  

j. Interpretation of the information gathered for subsections (1)(a) through (i) of this 

section, including preparation of geologic and hydrogeologic maps and cross sections 

necessary to support and/or illustrate the interpretation.   

2. A hydrogeologic review shall conclude that there is sufficient information to demonstrate 

compliance with ZDO §1006.05B, and may need to be based on draw down tests or other 

physical measurements where necessary.  

3. The Planning Director may, at the Director’s discretion, allow an applicant to modify the 

water use assumptions used in the hydrogeologic review where an applicant proposes 

enforceable water conservation and/or reuse measures, including but not limited to:  

a. Gray water use;  

b. Water conserving appliances and fixtures;  

c. Landscaping with drought resistant plants; or  

d. Rainwater harvest and/or the use of cisterns. To be deemed enforceable, any 

conservation or reuse measure must be approved by County Counsel.  

 

Applicant's 

Finding: 

The County has not instructed the Applicant to provide requirements for a 

hydrogeologic review of the site as the proposed site at this time.  The 

requirements of this section are not applicable. 

 

D. All reviews and plans required by this Section shall be reviewed by a qualified professional of the 

County’s choice during the development review process. Such review shall include examination to 

ensure required elements have been completed, study procedures and assumptions are generally 

accepted, and all conclusions and recommendations are supported and reasonable.   

 

Applicant's 

Finding: 

The Applicant understands and acknowledges the requirements of this section.  

The requirements of this section have been satisfied. 
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E. Outside of Sensitive Groundwater Areas, the Planning Director may, at the Director’s discretion, 

waive some or all of the requirements for a hydrogeologic review where an applicant demonstrates 

through well logs or other evidence that the specified information is not necessary to determine 

compliance with ZDO 1006.05B.   

 

Applicant's 

Finding: 

The County has not instructed the Applicant to provide requirements for a 

hydrogeologic review of the site as the proposed site is not located within a 

Sensitive Groundwater Area.   

The requirements of this section have been satisfied. 

 

F. Water service for partitions and subdivisions shall be provided according to the provisions of ORS 

92.090. When no water is to be provided by a public or community water system, there shall be a 

note on the final plat indicating that no public water service is being provided, in addition to the 

filing and disclosure requirements of ORS 92.090.  

 

Applicant's 

Finding: 

Water service shall be provided in accordance with ORS 92.090 and a note shall be 

included on the final plat indicating that no public water service is being provided. 

This criterion is met. 

 

G. Approved land divisions at densities requiring public water service shall include a note on the final 

plat indicating public water service is required for development.   

 

Applicant's 

Finding: 

The proposed partition is in a rural area and at a density where public water service 

is neither appropriate nor required for the site. An onsite well will provide water 

and is discussed elsewhere within this Chapter. 

 

H. For any subdivision of 11 lots or more, all lots shall be served by a single public or community 

water source.  

 

Applicant's 

Finding: 

The Applicant is proposing a partition of two lots, therefore the standards of this 

section are not applicable. 

 

1006.06 PUBLIC SANITARY SEWER STANDARDS   

A. All development which has a need for public/private sanitary sewers shall install the facilities 

pursuant to the requirements of the district or company serving the development. Installation of 

such facilities shall be coordinated with the extension of necessary water services and storm drainage 

facilities.  

B. Approval of a development that requires public sanitary sewer service shall be granted only if the 

applicant provides a preliminary statement of feasibility from the sanitary sewage treatment service 

provider and the collection system service provider.   
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1. The statement shall verify that sanitary sewer capacity in the wastewater treatment system 

and the sanitary sewage collection system is available to serve the development or can be 

made available through improvements completed by the developer or the system owner.   

2. The service provider may require preliminary sanitary sewer system plans and calculations 

for the proposed development prior to signing a preliminary statement of feasibility.  

3. The statement shall be dated no more than one year prior to the date a complete land use 

application is filed and need not reserve sanitary sewer system capacity for the development.  

 

1006.07 SUBSURFACE SEWAGE DISPOSAL STANDARDS  

A. All development proposing subsurface sewage disposal shall receive approval for the system from 

the Clackamas County Water Environment Services, Soils Section prior to submittal of a land use 

application to the County for development. Said systems shall be installed pursuant to ORS 454.605- 

454.745 and Chapters 171, 523 and 828, Oregon Administrative Rules 340, Divisions 71 and 73 and 

the policies of the Clackamas County, WES, Soils Section.  

 

B. Within the Portland Metropolitan urban growth boundary and the Mount Hood urban area, all 

land divisions or other development requiring subsurface disposal systems shall be prohibited except 

for:   

1. A lot of record legally recorded prior to adoption of this Ordinance.  

2. Parcels of ten (10) acres or larger in areas designated as future urbanizable.  

3. Parcels that do not have a sanitary sewerage system that is legally and physically available as 

defined in OAR 340-071-0160(4)(f), including parcels which have unique topographic or 

other natural features which make sewer extension impractical as determined on a case-by-

case basis.  

4. Areas under a sewer moratorium with sewer services five years or more away if the area is 

annexed into a city or district which can assure that future delivery of sewerage services is 

planned.  

 

Applicant's 

Finding: 

As confirmed in correspondence between the applicant and Clackamas County 

Water Environmental Services’ Soil Section, the subject site is outside of their 

service area. The subject site is and will continue to be served by a septic system. 

The applicant is in communication with Clackamas County’s septic program to 

begin the process for a Site Evaluation for the new lot created from this partition 

proposal. It is our understanding from discussion with the Septic & Onsite 

Wastewater Systems Program of Clackamas County that the Site Evaluation will 

need to be approved before the final plat can be approved and before a feasibility 

document can be obtained from their office for either of the two parcels. Proof of 

correspondence between Clackamas County’s septic program and the applicant’s 

representative has been provided as interim evidence in Appendix E. 

 

1006.08 SURFACE WATER MANAGEMENT STANDARDS  
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A. All developments shall provide for positive drainage and adequate conveyance of storm and 

surface water runoff from roofs, footings, foundations, and other impervious or near-impervious 

surfaces to an appropriate discharge point and shall:  

1. Comply with the requirements of any special districts with surface water management 

regulatory jurisdiction; or   

2. The requirements of Section 1008 and the County Roadway Standards in areas not under the 

jurisdiction of a surface water management regulatory authority.  

B. Installation of stormwater management and conveyance facilities shall be coordinated with the 

extension of necessary water and sanitary sewer services.   

C. Approval of a development shall be granted only if the applicant provides a preliminary statement 

of feasibility from the surface water management regulatory authority. The statement shall verify 

that adequate surface water management, treatment and conveyance is available to serve the 

development or can be made available through improvements completed by the developer or the 

system owner.  

1. The service provider may require a preliminary storm water management plan, storm 

drainage report, natural resource assessment and buffer analysis prior to signing the 

preliminary statement of feasibility.  

2. In those areas that are not within a surface water management district, the preliminary 

statement of feasibility shall be signed by the County Department of Transportation and 

Development, Engineering Division.  

3. The statement shall be dated no more than one year prior to the date a complete land use 

application is filed and need not reserve surface water treatment and conveyance system 

capacity for the development.  

 

Applicant's 

Finding: 

Compliance with this standard will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

1006.10 ADMINISTRATION   

A. For subdivisions, partitions, commercial, industrial, and institutional developments, the provisions 

of this chapter shall be applied during the development review process. 

 

Applicant's 

Finding: 

All provisions of this chapter as required are shown on the preliminary partition 

plat submitted plans for the development review process. The requirements of this 

section have been satisfied.  

 

1007 ROADS AND CONNECTIVITY 

 

1007.03 GENERAL PROVISIONS  

A. The location, alignment, design, grade, width, and capacity of all roads shall be planned, 

coordinated, and controlled by the Department of Transportation and Development and shall 

conform to Section 1007, Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas County 
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Roadway Standards. Where conflicts occur between Section 1007, the Comprehensive Plan, and the 

Clackamas County Roadway Standards, the Comprehensive Plan shall control. 

 

B. Right-of-way dedications and improvements shall be required of all new developments, including 

partitions, subdivisions, multifamily dwellings, two- and three-family dwellings, condominiums, 

single-family dwellings, and commercial, industrial, and institutional uses, as deemed necessary by 

the Department of Transportation and Development and consistent with Section 1007, Chapters 5 

and 10 of the Comprehensive Plan, and the Clackamas County Roadway Standards.  

 

C. New developments shall have access points connecting with existing private, public, county, or 

state roads.  

1. Intersection spacing and access control shall be based on Subsection 3.08.110(E) of the Metro 

Code (Regional Transportation Functional Plan); Chapters 5 and 10 of the Comprehensive 

Plan; and the Clackamas County Roadway Standards.  

2. For development on any portion of a contiguous site identified on Comprehensive Plan Map 

5-6, Potentially Buildable Residential Sites > 5 Acres in UGB, the applicant shall provide a 

conceptual map of new streets for the entire site. The map shall identify street connections 

to adjacent areas to promote a logical, direct, and connected system of streets; demonstrate 

opportunities to extend and connect new streets to existing streets, and provide direct public 

right-of-way routes. Closed-end street designs shall be limited to circumstances in which 

barriers prevent full street extensions. Closed-end streets shall not exceed 200 feet in length 

and shall serve no more than 25 dwelling units. Subsequent development on the site shall 

conform to the conceptual street map, unless a new map is approved pursuant to Subsection 

1007.03(C)(2).  

3. Access control shall be implemented pursuant to Chapter 5 of the Comprehensive Plan and 

the Clackamas County Roadway Standards considering best spacing for pedestrian access, 

traffic safety, and similar factors as deemed appropriate by the Department of 

Transportation and Development. 

4. Approaches to public and county roads shall be designed to accommodate safe and efficient 

flow of traffic and turn control where necessary to minimize hazards for other vehicles, 

pedestrians, and bicyclists.  

5. Joint access and circulation drives utilizing reciprocal easements shall be utilized as deemed 

necessary by the Department of Transportation and Development. In the NC District, joint 

street access for adjacent commercial developments shall be required.  

6. Access to state highways shall require a road approach permit issued by the Oregon 

Department of Transportation pursuant to Oregon Revised Statutes Chapter 374.  

7. In the SCMU District, driveways shall be spaced no closer to one another than 35 feet, 

measured from the outer edge of the curb cut, unless compliance with this standard would 

preclude adequate access to the subject property as a result of existing off-site development 

or compliance with the Clackamas County Roadway Standards.  

 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 38 of 747



 25 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

D. Street alignments, intersections, and centerline deflection angles shall be designed according to 

the standards set forth in Chapters 5 and 10 of the Comprehensive Plan and the Clackamas County 

Roadway Standards.  

 

E. All roads shall be designed and constructed to adequately and safely accommodate vehicles, 

pedestrians, and bicycles according to Chapters 5 and 10 of the Comprehensive Plan and the 

Clackamas County Roadway Standards. Development-related roadway adequacy and safety impacts 

to roadways shall be evaluated pursuant to the Clackamas County Roadway Standards and also to 

Oregon Department of Transportation standards for state highways.  

 

F. Roadways shall be designed to accommodate transit services where transit service is existing or 

planned and to provide for the separation of motor vehicles, bicycle, and pedestrian traffic, and 

other modes as appropriate.  

 

G. The needs of all modes of transportation shall be balanced to provide for safe and efficient flow 

of traffic. Where practical, pedestrian crossing lengths shall be minimized and the road system shall 

be designed to provide frequent pedestrian connections.  

 

1007.04 PUBLIC AND PRIVATE ROADWAYS  

A. All roadways shall be developed according to the classifications, guidelines, tables, figures, and 

maps in Chapters 5 and 10 of the Comprehensive Plan and the provisions of the Clackamas County 

Roadway Standards. 

1. Development along streets with specific design standards specified in Chapter 10 of the 

Comprehensive Plan shall improve those streets as shown in Chapter 10.  

 

2. Development along streets identified as Regional or Community Boulevards on 

Comprehensive Plan Map 5-5, Metro Regional Street Design Classifications, shall provide 

pedestrian, bicycle, transit, and visual amenities in the public right-of-way. Such amenities 

may include, but are not limited to, the following: street trees, landscaping, kiosks, outdoor 

lighting, outdoor seating, bike racks, bus shelters, other transit amenities, pedestrian spaces 

and access to the boulevard, landscaped medians, noise and pollution control measures, 

other environmentally sensitive uses, aesthetically designed lights, bridges, signs, and turn 

bays as appropriate rather than continuous turn lanes. 

 

  

3. Development adjacent to scenic roads identified on Comprehensive Plan Map 5-1, Scenic 

Roads, shall conform to the following design standards, as deemed appropriate by the 

Department of Transportation and Development:  

a. Road shoulders shall be improved to accommodate pedestrian and bicycle traffic; 

and  

b. Turnouts shall be provided at viewpoints or for recreational needs.  

 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 39 of 747



 26 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

4. In centers, corridors, and station communities, as identified on Comprehensive Plan Map IV-

8, Urban Growth Concept, roads shall be designed to minimize the length of street crossings 

and to maximize connectivity for pedestrians as deemed appropriate by the Department of 

Transportation and Development. Other streetscape design elements in these areas include:  

a. On-street parking;  

b. Street trees;  

c. Street lighting;  

d. Pedestrian amenities; and  

e. Truck routes shall be specified for deliveries to local businesses.  

 

5. In centers, corridors, and station communities, as identified on Comprehensive Plan Map IV-

8, on local streets within the Portland Metropolitan Urban Growth Boundary (UGB), and in 

unincorporated communities, when conflicts exist between the dimensional requirements 

for vehicles and those for pedestrians, pedestrians shall be afforded additional consideration 

in order to increase safety and walkability. In industrial areas, the needs of vehicles shall take 

precedence. 

 

6. In the NC, OA, VCS, and VO Districts, landscaping, crosswalks, additional lighting, 

signalization, or similar improvements may be required to create safe and inviting places for 

pedestrians to cross streets.  

 

B. The layout of new public and county roads shall provide for the continuation of roads within and 

between the development and adjoining developments when deemed necessary and feasible by the 

Department of Transportation and Development.  

1. When public access to adjoining property is required, this access shall be improved and 

dedicated to the County.  

 

2. Street stubs shall be provided to allow for future access to adjacent undeveloped property 

as deemed necessary by the Department of Transportation and Development.  

3. These standards may be deviated from when the County finds that safe and efficient 

alternate designs would better accommodate:  

a. Sustainable development features such as “Green Streets” as described in Metro’s 

Green Streets: Innovative Solutions for Stormwater and Street Crossings (2002), 

which shall be allowed within the UGB and in unincorporated communities; 

b. Sustainable surface water management solutions such as low infiltration planters and 

basins, swales, ponds, rain gardens, trees, porous pavement, and minimal disruption 

to natural drainage systems;  

c. Preservation of existing significant trees and native vegetation;  

d. Preservation of natural terrain and other natural landscape features; 

e. Achievement of maximum solar benefit for new development through orientation 

and block sizing;  

f. Existing forest or agricultural uses;  
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g. Existing development;  

h. Scenic qualities;  

i. Planned unit developments;  

j. Local access streets less than 200 feet in length which are not extendible; and  

k. Interior vehicular circulation for multifamily, commercial, institutional, and industrial 

developments. 

 

C. New county and public roads terminating in cul-de-sacs or other dead-end turnarounds are 

prohibited except where natural features (such as topography, streams, or wetlands), parks, 

dedicated open space, or existing development preclude road connections to adjacent properties, 

existing street stubs, or existing roads.  

 

D. Developments shall comply with the intersection sight distance and roadside clear zone standards 

of the Clackamas County Roadway Standards. In addition:  

1. No planting, signing, or fencing shall be permitted which restricts motorists’ vision; and  

2. Curbside parking may be restricted along streets with visibility problems for motorists, 

pedestrians, and/or bicyclists as deemed appropriate by the Department of Transportation 

and Development.  

 

E. New developments, subdivisions, and partitions may be required to dedicate land for right-of-way 

purposes and/or make road frontage improvements to existing rights-of-way as deemed necessary 

by the Department of Transportation and Development and consistent with Section 1007, Chapters 

5 and 10 of the Comprehensive Plan, and the Clackamas County Roadway Standards.  

 

Applicant's 

Finding: 

Compliance with these standards will be met and evaluated at the time of Design 

Review. No development is proposed at this time. This application only concerns 

the preliminary partition and zone change for the subject site. 

 

F. Road frontage improvements within the UGB and in Mt. Hood urban villages shall include:  

1. Surfacing, curbing, or concrete gutters as specified in Section 1007, Chapters 5 and 10 of the 

Comprehensive Plan, and the Clackamas County Roadway Standards;  

2. Pedestrian, bikeway, accessway, and trail facilities as specified in Subsection 1007.06;  

3. Transit amenties as specified in Subsection 1007.07; and  

4. Street trees as specified in Subsection 1007.08.  

 

Applicant's 

Finding: 

The proposed development is not located within the UGB or in the Mt. Hood urban 

villages. The requirements of this section are not applicable.  

 

G. Within public and county rights-of-way, the following uses may be permitted, subject to 

compliance with the Clackamas County Roadway Standards:  

1. Solar energy systems owned and operated by a public entity or utility;  

2. Electric vehicle charging stations owned and operated by a public entity or utility; and  
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3. On-street parking within the UGB. 

 

Applicant's 

Finding: 

The Applicant is not proposing solar energy systems, electric vehicle charging 

stations or on-street parking as part of this land use application.  

 

The requirements of this section are not applicable. 

 

1007.05 PRIVATE ROADS AND ACCESS DRIVES  

A. Private roads and access drives shall be developed according to classifications and guidelines listed 

in Section 1007, Comprehensive Plan Figures 5-1 through 5-3, Typical Roadway Cross Sections, 

Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas County Roadway Standards, 

except:  

1. When easements or “flag-pole” strips are used to provide vehicular access to lots or parcels, 

the minimum width shall be 20 feet, unless a narrower width is approved by the Department 

of Transportation and Development and the applicable fire district’s Fire Marshal;  

2. Where the number of lots served exceeds three, a wider width may be required as deemed 

appropriate or necessary by the Department of Transportation and Development consistent 

with other provisions of Section 1007, the Comprehensive Plan, and the Clackamas County 

Roadway Standards;  

3. Access easements or “flag-pole” strips may be used for utility purposes in addition to 

vehicular access;  

4. The standards listed above may be deviated from when deemed appropriate by the 

Department of Transportation and Development to accommodate one-half streets or private 

common access drives and roads within developed urban areas providing access to not more 

than seven lots; and  

5. The intersection of private roads or access drives with a public or county road and 

intersections of two private roads or access drives shall comply with the sight distance and 

clear zone standards pursuant to Subsection 1007.04(D).  

 

Applicant's 

Finding: 

The Applicant is not proposing the development of a private access drive at this 

time; therefore, this criterion is not applicable. 

 

1007.06 PEDESTRIAN AND BICYCLE FACILITIES  

A. General Standards: Pedestrian and bicycle facilities shall be developed according to the 

classifications and guidelines listed in Section 1007, Comprehensive Plan Figures 5-1 through 5-3, 

Typical Roadway Cross Sections, Chapters 5 and 10 of the Comprehensive Plan, and the Clackamas 

County Roadway Standards. 

B. Pedestrian and Bicycle Facility Design: Pedestrian and bicycle facilities shall be designed to:  

1. Minimize conflicts among automobiles, trucks, pedestrians, and bicyclists;  

2. Provide safe, convenient, and an appropriate level of access to various parts of the 

development and to locations such as schools, employment centers, shopping areas, adjacent 

developments, recreation areas and open space, and transit corridors; 
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3. Allow for unobstructed movements and access for transportation of disadvantaged persons; 

and  

4. Be consistent with Chapters 5 and 10 of the Comprehensive Plan; Comprehensive Plan Maps 

5-2a, Planned Bikeway Network, Urban, 5-2b, Planned Bikeway Network, Rural, and 5-3, 

Essential Pedestrian Network; North Clackamas Parks and Recreation District’s (NCPRD) Park 

and Recreation Master Plan; and Metro’s Regional Trails and Greenways Map.  

 

Applicant's 

Finding: 

The Applicant is not proposing the development of any new roadways, warranting 

the need for pedestrian and bicycle facilities. No right-of-way dedications or 

frontage improvements to Eagle Creek Road have been requested by the county 

as improvements along such a long frontage would likely not be proportionate to 

the impacts generated by the proposed development.  

 

The requirements of this section have been satisfied. 

 

C. Requirements for Pedestrian and Bicycle Facility Construction: Within the Portland Metropolitan 

Urban Growth Boundary (UGB), sidewalks, pedestrian pathways, and accessways shall be constructed 

as required in Subsection 1007.06 for subdivisions, partitions, multifamily dwellings, three-family 

dwellings, attached single-family dwellings where three or more dwelling units are attached to one 

another, and commercial, industrial, or institutional developments, except that for structural 

additions to existing commercial, industrial, or institutional buildings, development of such facilities 

shall be required only if the addition exceeds 10 percent of the assessed value of the existing 

structure, or 999 square feet. 

 

Applicant's 

Finding: 

The proposed development is not located within the Portland Metropolitan Urban 

Growth Boundary (UGB) therefore the standards of this section are not applicable.  

 

The requirements of this section have been satisfied. 

 

D. Requirement for Sidewalk Construction: Within the UGB, sidewalks shall be constructed, as 

required in Subsection 1007.06(F), for two-family dwellings, detached single-family dwellings, 

attached single-family dwellings where two dwelling units are attached to one another, and 

manufactured dwellings outside a manufactured dwelling park. 

 

Applicant's 

Finding: 

The proposed development is not located within the Portland Metropolitan Urban 

Growth Boundary (UGB) therefore the standards of this section are not applicable.  

 

The requirements of this section have been satisfied. 

 

E. Sidewalks or Pedestrian Pathways in Unincorporated Communities: In an unincorporated 

community, either a sidewalk or a pedestrian pathway shall be constructed on arterial or collector 

street frontage(s) of a lot upon which a subdivision, partition, multifamily dwelling, three-family 
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dwelling, attached single-family dwelling where three or more dwelling units are attached to one 

another, or a commercial, industrial, or institutional development is proposed. 

 

 

F. Sidewalk Location: Sidewalks required by Subsection 1007.06(C) or (D) shall be constructed on: 

1. Both sides of a new or reconstructed road, except that sidewalks may be constructed on only 

one side of the road if:  

a. The road is not a through road;  

b. The road is 350 feet or less in length and cannot be extended; or c. In consideration of 

the factors listed in Subsection 1007.04(B)(3).  

2. The street frontage(s) of a lot upon which a subdivision, partition, multifamily dwelling, 

three-family dwelling, attached single-family dwelling where three or more dwelling units 

are attached to one another, or a commercial, industrial, or institutional development is 

proposed; and  

3. Local or collector road street frontage(s) of a lot upon which a two-family dwelling, a 

detached single-family dwelling, an attached single-family dwelling where two dwelling 

units are attached to one another, or a manufactured dwelling is proposed. This requirement 

shall be imposed as a condition on the issuance of a conditional use permit, building permit, 

or manufactured dwelling placement permit, but  

a. The requirement shall be waived if the dwelling is a replacement for one destroyed 

by an unplanned fire or natural disaster; and  

b. b. The sidewalk requirement shall apply to no more than two street frontages for a 

single lot.  

 

Applicant's 

Finding: 

Clackamas County Engineering has indicated that no rights-of-way dedication will 

be required at this time per the pre-app notes dated March 24th, 2021.  Therefore, 

this criterion is not applicable. 

 

 

G. Pedestrian Pathways: Within the UGB, a pedestrian pathway may be constructed as an alternative 

to a sidewalk on a local or collector road when it is recommended by the Department of 

Transportation and Development; the surface water management regulatory authority approves the 

design; and at least one of the following criteria is met:  

1. The site has topographic or natural feature constraints that make standard sidewalk 

construction unusually problematic;  

2. No sidewalk exists adjacent to the site;  

3. Redevelopment potential along the road is limited; or  

4. The road is identified for a pedestrian pathway by the River Forest Neighborhood Plan 

adopted by the City of Lake Oswego.  

 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 44 of 747



 31 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

H. Sidewalk and Pedestrian Pathway Width: Sidewalks and pedestrian pathways shall be constructed 

to the minimum widths shown in Table 1007-1, Minimum Sidewalk and Pedestrian Pathway Width, 

and be consistent with applicable requirements of Chapters 5 and 10 of the Comprehensive Plan. 

1. The entire required width of sidewalks and pedestrian pathways shall be unobstructed.  

2. Sidewalks and pedestrian pathways at transit stops shall be a minimum of eight feet wide for 

a distance of 20 feet centered on the transit shelter or transit stop sign.  

3. A sidewalk set back from the curb by at least five feet may be one foot narrower (but not 

less than five feet) than the standard listed above. This fivefoot separation strip shall be 

landscaped and shall be maintained by the adjacent property owner. The landscape strip may 

contain fixed objects provided that sight distance and roadside clear zone standards are 

satisfied pursuant to the Clackamas County Roadway Standards.  

4. Uses located in the Campus Industrial, Light Industrial, General Industrial, or Business Park 

District and containing over 5,000 square feet of office space shall comply with the 

requirements for Commercial and Institutional uses.  

 

Applicant's 

Finding: 

Clackamas County Engineering has indicated that no rights-of-way dedication will 

be required at this time per the pre-app notes dated March 24th, 2021.  Therefore, 

this criterion is not applicable. 

 

 

I. Accessways: Accessways shall comply with the following standards: 

1. Accessways shall be required where necessary to provide direct routes to destinations not 

otherwise provided by the road system and where topography permits. Developments shall 

not be required to provide right-of-way for accessways off-site to meet this requirement. If 

right-of-way is available offsite, the developer may be required to improve an accessway off-

site up to 150 feet in length.  

2. Accessways shall provide safe, convenient access to facilities generating substantial 

pedestrian or bicycle trips, such as an existing or planned transit stop, school, park, church, 

daycare center, library, commercial area, or community center. Facilities such as these shall 

be accessible from dead-end streets, loops, or mid-block locations. Where required, 

accessways shall be constructed at intervals of no more than 330 feet, unless they are 

prevented by barriers such as topography, railroads, freeways, pre-existing development, or 

environmental constraints such as streams and wetlands.  

3. An accessway shall include at least a 15-foot-wide right-of-way and an eightfoot-wide hard 

surface. For safety, accessways should be as straight as practicable and visible from an 

adjacent use if practicable. Removable bollards or other large objects may be used to bar 

motor vehicular access.  

4. So that they may be safely used at night, accessways shall be illuminated by street lights or 

luminaires on shorter poles. Separate lighting shall not be required if existing lighting 

adequately illuminates the accessway.  

5. Fences are not required, but the height of a fence along an accessway shall not exceed six 

feet.  
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6. Ownership and maintenance responsibility for accessways shall be resolved during the 

development review and approval process. 

 

Applicant's 

Finding: 

The Applicant is not proposing the construction of an accessway as a part of this 

land use application. 

 

The requirements of this section have been satisfied. 

 

J. Accessways in Sunnyside Village: The following standards apply in Sunnyside Village, as identified 

on Comprehensive Plan Map X-SV-1, Sunnyside Village Plan Land Use Plan Map, hereinafter referred 

to as Sunnyside Village. Where these standards conflict with Subsection 1007.06(I), Subsection 

1007.06(J) shall take precedence.  

1. A system of interconnecting accessways shall be provided from subdivisions and multifamily 

developments to commercial facilities and public amenities such as existing or planned 

transit stop or facility, school, park, church, daycare facility, children's play area, outdoor 

activity areas, plazas, library, or similar facility and to a dead-end street, loop, or mid-block 

where the block is longer than 600 feet.  

a. An accessway shall include at least 15 feet of right-of-way and a 10-footwide paved 

surface.  

b. Accessways shall be illuminated so that they may be safely used at night.  

c. The maximum height of a fence along an accessway shall not exceed four feet.  

d. Bollards or other similar types of treatment may be required in order to prevent cars from 

entering the accessway.  

e. The designated east-west pedestrian accessway shall include a minimum 10-foot-wide 

concrete surface within a 10-foot-wide right-of-way, easement, or other legal form 

satisfactory to the County. Planting areas adjacent to the easement with street trees 

should be provided along at least one side of this accessway. However, alternatives to 

this standard may be considered through design review pursuant to Section 1102. If the 

accessway is within a parking area, it shall be lined by parking lot trees planted at a 

maximum of 30 feet on center along both sides.  

 

Applicant's 

Finding: 

The proposed development is not located within Sunnyside Village, therefore the 

standards of this section are not applicable.  

 

The requirements of this section have been satisfied. 

 

K. Bikeways: Bikeways shall be required as follows 

1. Shoulder bikeways, bike lanes, bike paths, or cycle tracks shall be included in the 

reconstruction or new construction of any street if a bikeway is indicated in Chapters 5 and 

10 of the Comprehensive Plan and on Comprehensive Plan Map 5-2a or 5-2b; NCPRD’s Park 

and Recreation Master Plan; or Metro’s Regional Trails and Greenways Map.  
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2. Shoulder bikeways, bike lanes, bike paths, or cycle tracks shall be considered in the 

reconstruction or new construction of any other arterial or collector. 3. Within urban growth 

boundaries, shoulder bikeways, bike lanes, bike paths, or cycle tracks shall be constructed 

from new public or private elementary, middle school, and high school facilities to off-site 

bikeways to provide continuous bicycle route connections within and between surrounding 

developments, unless precluded by existing development.  

 

Applicant's 

Finding: 

The Applicant is not proposing the construction of a new bikeway as a part of this 

land use application. 

 

The requirements of this section have been satisfied. 

 

L. Trails: Trail dedications or easements shall be provided and developed as shown on Comprehensive 

Plan Map IX-1, Open Space Network & Recreation Needs; the Facilities Plan (Figure 4.3) in NCPRD’s 

Park and Recreation Master Plan; and Metro’s Regional Trails and Greenways Map.  

 

Applicant's 

Finding: 

The proposed site is not identified on Comprehensive Plan Map IX-1, Open Space 

Network and Recreation Needs; the Facilities Plan (Figure 4.3) in NCPRD’s Park and 

Recreation Master Plan and Metro’s Regional Trails and Greenways Map, therefore 

the standards of this section are not applicable.  

 

The requirements of this section have been satisfied. 

 

M. Trails and Pedestrian Connections in Sunnyside Village: The following standards apply in 

Sunnyside Village. Where these standards conflict with other provisions in Section 1007, Subsection 

1007.06(M) shall take precedence.   

1. An interconnecting system of trails and accessways throughout Sunnyside Village shall be 

provided. The general trail locations are shown on Comprehensive Plan Map X-SV-1. The 

location of the trails shall be set at the time a land use application is approved. The locations 

of the trails are based on achieving connections to streets and/or pedestrian ways and 

protection of the significant features of the resource protection areas.  

2. The trail system will generally occur along the creeks and resource protection areas. The 

accessways and/or trail system will provide connections to parks, the elementary school, and 

to adjacent commercial and residential developments.  

3. There also shall be an east-west accessway between 142nd Avenue and 152nd Drive, south 

of Sunnyside Road and north of Oregon Trail Drive. 

4. The trail system shall be designed to provide multiple access points for the public. The trails 

shall be constructed by the developer.  

5. All trails and accessways within the resource protection areas shall either be dedicated or an 

easement granted to NCPRD in conjunction with development. These connections shall be 

maintained by and constructed to the standards established by NCPRD.  
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6. The maintenance of all pedestrian connections and trails located outside the resource 

protection areas as identified on Comprehensive Plan Map X-SV-1 shall be the responsibility 

of the property owner. N. Pedestrian and Bicycle Circulation: The pedestrian and bicycle 

circulation connections shown on Comprehensive Plan Maps X-CRC-3, Clackamas Regional 

Center Area Design Plan Urban Design Elements, X-CRC-7, Clackamas Regional Center Area 

Design Plan Pedestrian and Bicycle Circulation Network, and X-CRC-7a, Clackamas Regional 

Center Area Design Plan Walkway Network, shall be provided.  

 

Applicant's 

Finding: 

The proposed development is not located within Sunnyside Village, therefore the 

standards of this section are not applicable.  

 

The requirements of this section have been satisfied. 

 

1007.07 TRANSIT AMENITIES All residential, commercial, institutional, and industrial developments 

on existing and planned transit routes shall be reviewed by Tri-Met or other appropriate transit 

provider to ensure appropriate design and integration of transit amenities into the development. 

The design shall not be limited to streets, but shall ensure that pedestrian/bikeway facilities and 

other transit-supportive features such as shelters, bus pull-outs, park-and-ride spaces, and signing 

will be provided. The designs shall comply with Tri-Met standards and specifications.  

 

Applicant's 

Finding: 

The proposed development is not located along an existing or planned transit 

route.   

 

The requirements of this section are not applicable.  

 

1007.08 STREET TREES  

A. Within the Portland Metropolitan Urban Growth Boundary, street trees are required on all road 

frontage—except frontage on private roads or access drives-- for subdivisions, partitions, 

multifamily dwellings, three-family dwellings, attached single-family dwellings where three or more 

dwelling units are attached to one another, and commercial, industrial, or institutional 

developments, except that for structural additions to existing commercial, industrial, or institutional 

buildings, street trees are required only if the addition exceeds 10 percent of the assessed value of 

the existing structure, or 999 square feet. Street trees shall comply with the following standards:  

1. Partial or complete exemptions from the requirement to plant street trees may be granted 

on a case-by-case basis. Exemptions may be granted, for example, if the exemption is 

necessary to save existing significant trees which can be used as a substitute for street trees.  

2. Street trees to be planted shall be chosen from a County-approved list of street trees (if 

adopted), unless approval for planting of another species is given by the Department of 

Transportation and Development. Trees listed in Table 1007-2, Prohibited Street Trees, shall 

not be planted as street trees.  
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3. Location and planting of street trees may be influenced by such conditions as topography, 

steep terrain, soil conditions, existing trees and vegetation, preservation of desirable views, 

and solar access.  

4. Planting of street trees shall be coordinated with other uses which may occur within the 

street right-of-way, such as bikeways, pedestrian paths, storm drains, utilities, street lights, 

shelters, and bus stops.  

5. Street trees at maturity shall be of appropriate size and scale to complement the width of 

the street or median area. 

B. Street trees required for developments in the Clackamas Regional Center Area, as identified on 

Comprehensive Plan Map X-CRC-1, Clackamas Regional Center Area Design Plan Regional Center, 

Corridors, and Station Community, shall comply with the following standards:  

1. Street trees are required along all streets, except for drive aisles in parking lots.  

2. When determining the location of street trees, consideration should be given to 

accommodating normal retail practices in front of buildings such as signage, outdoor display, 

loading areas, and pullout lanes.  

3. Street trees are required along private access streets under the following conditions:  

a. On both sides when the access point is a signalized intersection;  

b. On both sides when the street section has four or more lanes at the access point;  

c. On both sides when the private street is developed to comply with building 

orientation standards; 

d. On a minimum of one side when the street section has one or two lanes, and the 

street is not at a signalized intersection or is not used to meet the structure 

orientation standards of Subsections 1700.03(C) and 1700.04(B); and e. On a 

minimum of one side of the street when access is shared with adjacent property. 

Adjoining property shall be required to install trees on its side of the access street 

when the property is developed.  

4. In the Fuller Road Station Community, as identified on Comprehensive Plan Map X-CRC-1, 

street trees are required along both sides of all street types, and as shown in Comprehensive 

Plan Figure X-CRC-11, Clackamas Regional Center Area Design Plan Fuller Road Station 

Community, Type “E” Pedestrian/Bicycle Connection, for Type E pedestrian/bicycle 

connections. Street trees shall be spaced from 25 to 40 feet on center, based on the selected 

tree species and any site constraints. Street trees shall otherwise comply with the other 

provisions of Subsections 1007.08(A) and (B).  

C. In the Business Park District, street trees are required at 30- to 40-foot intervals along periphery 

and internal circulation roads, except where significant trees already exist.  

D. Street trees are required for developments in the Sunnyside Village Community Plan area, as 

identified on Comprehensive Plan Map X-SV-1, Sunnyside Village Plan Land Use Plan Map, along 

both sides of all connector and local streets, and as set forth in Subsection 1007.10. In addition:  

1. One to two street trees are required per interior lot, and two to four for corner lots depending 

on the canopy of the tree species proposed. If a small canopy (less than or equal to 25 feet 

in diameter at maturity) is proposed, then two per interior lot and four per corner lot are 
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required. If a larger canopy (greater than 25 feet in diameter at maturity) is proposed, then 

one per interior lot and two per corner lot are required.  

2. As each portion of a project is developed, a specific species of street tree will be chosen for 

each street. The developer may choose the species of street tree to be planted so long as the 

species is not known to cause sidewalks to buckle, does not have messy fruits or pods, is not 

prone to insects or having weak wood, and is not on the list of prohibited trees. The County 

will have final approval regarding the type of street tree to be planted.  

3. Along connector streets or streets with a higher classification, metal grating, non-mortared 

brick, grasscrete, or similar material shall be installed at grade over the planting area around 

street trees, or raised planters shall be constructed to prevent soil compaction and damage 

to the trunk. Landscape strips or tree wells are required along streets with a classification 

below connector status.  

 

Applicant's 

Finding: 

The proposed development is not located within the Portland Metro Urban Growth 

Boundary, Clackamas Regional Center Area, the Business Park District, or the 

Sunnyside Village Community Plan area, therefore the standards of this section are 

not applicable.  

 

1007.09 TRANSPORTATION FACILITIES CONCURRENCY  

A. The purpose of Subsection 1007.09 is to ensure that transportation infrastructure is provided 

concurrently with the new development it is required to serve or, within a reasonable period of time 

following the approval of new development.  

B. Subsection 1007.09 shall apply to the following development applications: design review, 

subdivisions, partitions, and conditional uses.  

C. Approval of a development shall be granted only if the capacity of transportation facilities is 

adequate or will be made adequate in a timely manner.  

The following shall be exempt from this requirement:  

1. Development that is located:  

a. In the Light Industrial, General Industrial, or Business Park District; and  

b. North of the Clackamas River; and  

c. West of Highway 224 (south of Highway 212) or 152nd Drive (north of Highway 212); 

and  

d. South of Sunnyside Road (east of 82nd Avenue) or Harmony Road (west of 82nd Avenue) 

or Railroad Avenue (west of Harmony Road); and  

e. East of Interstate 205 (south of Milwaukie Expressway) or the city limits of Milwaukie 

(north of the Milwaukie Expressway).  

2. Modification or replacement of an existing development (or a development that has a 

current land use approval even if such development has not yet been constructed) on the 

same property, provided that an increase in motor vehicle traffic does not result;  

3. Unmanned utility facilities, such as wireless telecommunication facilities, where no 

employees are present except to perform periodic servicing and maintenance;  

4. Mass transit facilities, such as light rail transit stations and park-and-ride lots; 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 50 of 747



 37 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

5. Home occupations to host events, which are approved pursuant to Section 806; and  

6. Development in the Government Camp Village, as shown on Comprehensive Plan Map X-

MH-4, Government Camp Village Plan Land Use Plan & Boundary, that is otherwise 

consistent with the Comprehensive Plan and zoning designations for the Village.  

D. As used in Subsection 1007.09(C), “adequate” means a maximum volume-to-capacity ratio (v/c), 

or a minimum level of service (LOS) , as established by Comprehensive Plan Tables 5-2a, Performance 

Evaluation Measures for the Urban Area, and 5-2b, Performance Evaluation Measures for the Rural 

Area.  

E. For the purpose of calculating capacity as required by Subsections 1007.09(C) and (D), the 

following standards shall apply:  

1. The methods of calculating v/c and LOS are established by the Clackamas County Roadway 

Standards, except that the method of calculating capacity on state facilities is established by 

the Oregon Highway Plan.  

2. The minimum capacity standards shall apply to all roadways and intersections within the 

impact area of the proposed development. The impact area shall be established by the 

Clackamas County Roadway Standards.  

3. Capacity shall be evaluated for motor vehicle traffic only.  

F. As used in Subsection 1007.09(C), “timely” means:  

1. For facilities under the jurisdiction of the County, necessary improvements are included in 

the Five-Year Capital Improvement Program, fully funded, and scheduled to be under 

construction within three years of the date land use approval is issued;  

2. For facilities under the jurisdiction of the State of Oregon, necessary improvements are 

included in the Statewide Transportation Improvement Plan and scheduled to be under 

construction within four years of the date land use approval is issued;  

3. For facilities under the jurisdiction of a city or another county, necessary improvements are 

included in that jurisdiction’s capital improvement plan, fully funded, and scheduled to be 

under construction within three years of the date land use approval is issued.  

4. Alternatively, “timely” means that necessary improvements will be constructed by the 

applicant or through another mechanism, such as a local improvement district. Under this 

alternative:  

a. Prior to issuance of a certificate of occupancy for a conditional use or a development 

subject to design review and prior to recording of the final plat for a subdivision or 

partition, the applicant shall do one of the following: 

i. Complete the necessary improvements; or 

ii. For transportation facilities under the jurisdiction of the County, the applicant 

shall provide the county with a deposit, letter of credit, performance bond, or 

other surety satisfactory to county staff pursuant to Section 1104. For 

transportation facilities under the jurisdiction of the state, a city, or another 

county, the applicant shall comply with the respective jurisdiction’s requirements 

for guaranteeing completion of necessary improvements. This option is only 

available if the jurisdiction has a mechanism in place for providing such a 

guarantee.  
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5. For a phased development, the first phase shall satisfy Subsections 1007.09(F)(1) through (4) 

at the time of land use approval. Subsequent phases shall be subject to the following:  

a. At the time of land use approval, necessary improvements shall be identified and the 

phase for which they are necessary shall be specified.  

b. Necessary improvements for a particular phase shall either:  

i. Comply with Subsections 1007.09(F)(1) through (3) at the time of building permit 

approval, except that the improvements shall be scheduled to be under 

construction within three years of building permit approval rather than within 

three years of land use approval; or  

ii. Comply with Subsection 1007.09(F)(4), in which case the improvements shall be 

completed or guaranteed prior to issuance of a certificate of occupancy or 

recording of the final plat for the applicable phase.  

G. As used in Subsection 1007.09(F), “necessary improvements” are:  

1. Improvements identified in a transportation impact study as being required in order to 

comply with the adequacy standard identified in Subsection 1007.09(D).  

a. A determination regarding whether submittal of a transportation impact study is 

required shall be made based on the Clackamas County Roadway Standards, which also 

establish the minimum standards to which a transportation impact study shall adhere.  

b. If a transportation impact study is not required, County traffic engineering or 

transportation planning staff shall identify necessary improvements or the applicant may 

opt to provide a transportation impact study.  

H. As an alternative to compliance with Subsection 1007.09(C), the applicant may make a voluntary 

substantial contribution to the transportation system. 

1. As used in this subsection, “substantial contribution” means construction of a roadway or 

intersection improvement that is all of the following:  

a. A complete project or a segment of a roadway identified in Comprehensive Plan Table 5-

3a, 20-Year Capital Projects, 5-3b, Preferred Capital Projects, or 5-3c, Long-Term Capital 

Projects; the Statewide Transportation Improvement Plan (STIP); or the capital 

improvement plan (CIP) of a city or another county. 

i. For a segment of a roadway to qualify as a substantial contribution, the roadway 

shall be on or abutting the subject property; no less than the entire segment that 

is on or abutting the subject property shall be completed; and there shall be a 

reasonable expectation that the entire project—as identified in Comprehensive 

Plan Table 5-3a, 5-3b, or 5- 3c; the STIP; or the CIP of a city or another county—

will be completed within five years;  

b. Located within the impact area of the proposed development. The impact area shall be 

established by the Clackamas County Roadway Standards; c. Estimated to have a 

minimum construction cost of $527,000 in year 2004 dollars. The minimum construction 

cost shall on January 1st of each year following 2004 be adjusted to account for changes 

in the costs of acquiring and constructing transportation facilities. The adjustment factor 

shall be based on the change in average market value of undeveloped land, except 

resource properties, in the County according to the records of the County Tax Assessor, 
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and the change in construction costs according to the Engineering News Record (ENR) 

Northwest (Seattle, Washington) Construction Cost Index; and shall be determined as 

follows:  

i. Change in Average Market Value X 0.50 + Change in Construction Cost Index X 

0.50 = Minimum Construction Cost Adjustment Factor  

ii. After the adjustment factor is applied to the previous year’s minimum 

construction cost, the result shall be rounded to the nearest thousand.  

2. Prior to issuance of a certificate of occupancy for a conditional use or a development subject 

to design review and prior to recording of the final plat for a subdivision or partition, the 

applicant shall do one of the following:  

a. Complete the substantial contribution; or  

b. For transportation facilities under the jurisdiction of the County, the applicant shall 

provide the county with a deposit, letter of credit, performance bond, or other surety 

satisfactory to county staff pursuant to Section 1104. For transportation facilities 

under the jurisdiction of the state, a city, or another county, the applicant shall 

comply with the respective jurisdiction’s requirements for guaranteeing completion 

of necessary improvements. This option is only available if the jurisdiction has a 

mechanism in place for providing such a guarantee.  

 

Applicant's 

Finding: 

Compliance with this standard will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

1008 STORM DRAINAGE 

 

1008.03 GENERAL STANDARDS  

A. All development shall be planned, designed, constructed and maintained to:  

1. Protect and preserve existing natural drainage channels to the maximum practicable extent 

(see Section 1002);  

2. Protect development from flood hazards; 

3. Provide a system by which water within the development will be controlled without causing 

damage or harm to the natural environment, or to property or persons within the drainage 

basin;  

4. Assure that waters drained from the development are substantially free of pollutants, 

including sedimentary materials, through such construction and drainage techniques as 

sedimentation ponds, reseeding, phasing of grading;  

5. Assure that waters are drained from the development in such a manner that will not cause 

erosion to any greater extent than would occur in the absence of development;  

6. Provide dry wells, french drains, or similar methods, as necessary to supplement storm 

drainage systems;  

7. Avoid placement of surface detention or retention facilities in road right-of-way.  
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B. Where culverts cannot provide sufficient capacity without significant environmental degradation, 

the County may require the water course to be bridged or spanned.  

C. In the event a development or any part thereof is traversed by any water course, channel, stream 

or creek, gulch or other natural drainage channel, adequate easements for storm drainage purposes 

shall be provided to the County or a utility district. This does not imply maintenance by the County.   

D. Channel obstructions are not allowed, except as approved for the creation of detention, retention, 

or hydropower facilities approved under the provisions of this Ordinance. Fences with swing gates 

may be utilized. 

E. Prior to acceptance of a storm sewer system by the County, the storm sewers shall be flushed and 

inspected by the County. All costs shall be borne by the developer.   

 

Applicant's 

Finding: 

Compliance with this standard will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

1009 LANDSCAPING 

 

1009.03 MINIMUM AREA STANDARDS 

A. Table 1009-1, Minimum Landscaped Area, establishes the minimum percentage of the area of the 

subject property that shall be landscaped.  

*** 

Table 1009-1: Minimum Landscaped Area 

Zoning District Minimum Landscaped Area 

R-2.5-R-30, RR, RA-1, RA-2, RRFF-5, FF-10, HR, FU-10, 

VR-4/5 and VR-5/7 

25 percent for the development of conditional 

uses 

 

 

1009.05 SCREENING AND BUFFERING 

A. Screening shall be used to eliminate or reduce the visual impacts of the following:  

1. Service areas and facilities, such as loading areas and receptacles for solid waste or recyclable 

materials;  

2. Storage areas;  

3. Ground-mounted rainwater collection facilities with a storage capacity of more than 100 

gallons;  

4. Parking lots within or adjacent to an Urban Low Density Residential, Recreational Residential, 

Rural Area Residential 1-Acre, Rural Area Residential 2-Acre, Rural Residential Farm Forest 5-

Acre, Farm Forest 10- Acre, Hoodland Residential, Future Urban 10-Acre, Village Small Lot 

Residential, or Village Standard Lot Residential zoning districts; and  

5. Any other area or use, as required by this Ordinance. 

B. Screening shall be accomplished by the use of sight-obscuring plant materials (generally 

evergreens), vegetated earth berms, walls, fences, trellises, proper siting of disruptive elements, 

building placement, or other design techniques.  
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C. Screening shall be required to substantially block any view of material or equipment from any 

point located on a street or accessway adjacent to the subject property. Screening from walkways is 

required only for receptacles for solid waste or recyclable materials. A sight-obscuring fence at least 

six feet in height and up to a maximum of 10 feet shall be required around the material or equipment.  

D. Buffering shall be used to mitigate adverse visual impacts, dust, noise, or pollution, and to provide 

for compatibility between dissimilar adjoining uses. Special consideration shall be given to the 

buffering between residential uses and commercial or industrial uses, and in visually sensitive areas.  

E. Buffering shall be accomplished by one of the following:  

1. A landscaping strip with a minimum width of 15 feet and planted with: 

a. At least one row of deciduous and evergreen trees staggered and spaced not more 

than 30 feet apart; 

b. At least one row of evergreen shrubs, spaced not more than five feet apart, which 

will grow to form a continuous hedge at least five feet in height within one year of 

planting; and  

c. Low-growing evergreen shrubs and evergreen ground cover covering the balance of 

the area;  

2. A berm with a minimum width of ten feet, a maximum slope of 40 percent on the side away 

from the area screened from view, and planted with a dense evergreen hedge; 

3. A strip with a minimum width of five feet, and including:  

a. A masonry wall or sight-obscuring fence not less than five feet in height;  

b. An evergreen hedge, vines, trees, or shrubs; and  

c. Low-growing evergreen shrubs and evergreen ground cover covering the balance of 

the area; or  

4. Another method that provides an adequate buffer considering the nature of the impacts to 

be mitigated.  

F. Required walkways shall be accommodated, even if such accommodation necessitates a gap in 

required screening or buffering. 

 

1009.09 EROSION CONTROL  

A. Graded areas shall be re-vegetated with suitable plants to ensure erosion control.  

B. Netting shall be provided, where necessary, on sloped areas while ground cover is being 

established. 

 

Applicant's 

Finding: 

Compliance with this standard will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

1012 DENSITY 

 

1012.05 MAXIMUM DENSITY  

Developments shall be limited to a maximum density. Except in the MRR, HR, and RR Districts, 

maximum density shall be calculated as follows. Exceptions that apply in the VA, VTH, VR-4/5, and 
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VR-5/7 Districts are established by Subsection 1012.06. Subsection 1012.07 establishes the process 

to be used in the MRR, HR, and RR Districts.  

A. Calculate the land area of the subject property. The result is gross site area (GSA). 

B. Subtract the following from GSA:  

1. Land dedicated for park sites pursuant to Comprehensive Plan Map X-SV-4 and Subsection 

1011.06;  

2. The land area of new county, public, or private roads (NR), except:  

a. Regardless of the actual land area of NR, no more than 15 percent of the GSA shall 

be subtracted.  

b. b. No subtraction shall be made for strips of land adjacent to existing road rights-of-

way when such strips are required to be dedicated as a condition of approval.  

c. No subtraction shall be made for new access drives.  

d. No subtraction shall be made for NR in the following zoning districts: SHD, HDR, MR-

2, MR-1, PMD, and VA.  

3. Any land area of the GSA in the following highly restricted areas (HRA), except that no 

subtraction shall be made for HRA that will remain undeveloped, in which case density 

accruing to these areas may be transferred to unrestricted areas:  

a. Slopes greater than 50 percent;  

b. Mass movement hazards regulated by Section 1003;  

c. The floodway of the Floodplain Management District regulated by Section 703;  

d. The Willamette River and the required buffer area regulated by Section 705;  

e. Habitat Conservation Areas regulated by Section 706; and 

f. Water Quality Resource Areas regulated by Section 709; and  

4. Fifty percent of the land area of any portions of the GSA in the following moderately 

restricted areas (MRA), except that no subtraction shall be made for MRA that will remain 

undeveloped, in which case density accruing to these areas may be transferred to 

unrestricted areas. In the event of an overlap between HRA and MRA, the area of overlap 

shall be classified as HRA:  

a. Slopes equal to or greater than 20 percent and less than or equal to 50 percent; and  

b. Areas outside the floodway but within the Floodplain Management District regulated 

by Section 703.  

C. Divide the net result by the district land area (DLA) of the applicable zoning district. The result is 

base density (BD). The calculations that result in a determination of base density are represented by 

the following formula: {GSA – [NR + HRA + (MRA x 0.5)]} / DLA = BD* * HRA and MRA may be 

reduced to zero as provided by Subsections 1012.05(B)(3) and (4). Table 1012-3 summarizes the 

percentages of HRA and MRA that are included in calculating BD. 

D. Add any applicable density bonuses to BD. Bonus density shall be allowed subject to the following 

criteria:  

1. The proposed development shall include a minimum of four dwelling units.  

2. The bonus density categories and corresponding maximum increases to BD, as well as the 

zoning districts to which the bonus density categories are applicable, are identified in Table 

1012-4. 
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E. Any partial figure of one-half or greater shall be rounded up to the next whole number, except in 

the case of a subdivision or partition of 10 lots or fewer in an Urban Low Density Residential, VR-

4/5, or VR-5/7 District, in which case partial figures shall be rounded down.  

F. The result is maximum density, except that the result shall be reduced as necessary to:  

1. Comply with the minimum lot size requirements of Section 1013 or 1014, as applicable;  

2. Ensure that, in an R-2.5 District, the density of the developed portion of the site area does 

not exceed the density allowed in the MR-2 District of one dwelling unit per 2,420 square 

feet of land area; and 

3. Ensure that, in all other Urban Low Density Residential Districts, the density of the developed 

portion of the site area does not exceed the density allowed in the MR-1 District of one 

dwelling unit per 3,630 square feet of land area.  

 

Applicant's 

Finding: 

Compliance with this standard will be met and evaluated at the time of Design 

Review. This application only concerns the preliminary partition and zone change 

for the subject site. 

 

1014 DESIGN STANDARDS FOR LAND DIVISIONS 

 

1014.03 GENERAL DESIGN STANDARDS  

A. Every lot or parcel shall abut or have adequate access to a County, public, or private road or access 

drive and shall conform to the minimum frontage requirement of the applicable zoning district, 

unless a variance to these standards is approved.  

 

Applicant's 

Finding: 

Both proposed lots will contain adequate access and frontage to SE Eagle Creek 

Road, a major arterial. Lot 1 will have 830 feet of frontage and Lot 2 will have 284 

feet of frontage. 

 

B. Lots or parcels shall be designed, when appropriate, to allow for the future redivision of the 

property and a master plan depicting potential future lot or parcel configurations shall be provided 

when any proposed lot or parcel is of sufficient size to be re-divided without exceeding the base 

density of the parent lot or parcel.  

 

Applicant's 

Finding: 

Both parcels have been designed to allow for the future redivision of the property; 

therefore, the requirements of this section have been met. 

 

 

C. Residential lots that have street frontage along two opposite boundaries shall be prohibited, 

except:  

1. For reverse frontage lots necessary to separate residential development from arterial streets;  

2. To overcome specific disadvantages of topography, orientation, or parent lot or parcel 

configuration, as necessary to permit compliance with the minimum density standard 

required under Section 1012; or  

3. Where alleys are provided for rear-loaded lot or parcel layouts.  
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D. Developments with reverse frontage lots or parcels shall have a restriction in favor of the County 

at least one-foot wide along the lot or parcel lines abutting the arterial street, across which there 

shall be no access. Alternatively, there shall be a note on the final plat stating that direct access to 

the arterial street will not be allowed. 

 

Applicant's 

Finding: 

The zone change and partition request for which this narrative supports does not 

apply to residential lots; therefore this criterion is not applicable. 

 

 

1014.04 MINIMUM AND MAXIMUM LOT OR PARCEL SIZE  

A. Lots or parcels in subdivisions and partitions shall comply with the minimum and maximum lot 

size standards of the applicable zoning district, unless a planned unit development is approved 

pursuant to Section 1013, or except as provided in Subsections 1014.04(B) through (F). In any case, 

the overall density of the subdivision or partition shall comply with Section 1012.  

B. Flexible-lot-size developments are permitted in the following zoning districts and with the 

following minimum lot or parcel sizes:  

1. R-2.5 District: The smallest lot or parcel size permitted is 2,000 square feet, except that 

perimeter lots or parcels adjacent to an R-5, R-7, R-8.5, R-10, R-15, R-20, or R-30 District shall 

be a minimum of 2,500 square feet.  

2. R-5, R-7, R-8.5, R-10, R-15, R-20, and R-30 Districts: The smallest lot or parcel size permitted 

is 80 percent of the minimum lot or parcel size specified in the applicable zoning district for 

detached single-family dwellings and 2,000 square feet for attached single-family dwellings.  

3. VR-5/7 District: The smallest lot or parcel size permitted is 4,000 square feet.  

4. VR-4/5 District: The smallest lot or parcel size permitted is 2,000 square feet.  

5. MR-1 and MR-2 Districts for Attached Single-Family Dwellings: The smallest lot or parcel size 

permitted is 1,800 square feet.  

6. Rural Residential Farm/Forest 5-Acre District: The smallest lot or parcel size permitted is two 

acres, and the average lot size shall be no less than five acres.  

 

Applicant's 

Finding: 

The proposal includes a partition and zone change from RRFF-5 to RI. The RI zoning 

designation does not have a minimum lot size; therefore, this criterion is not 

applicable. 

 

1014.05 ZERO-LOT-LINE DEVELOPMENTS  

Within Urban Low Density Residential zoning districts, subdivisions and partitions may be designed 

to allow the construction of single-family dwellings, manufactured homes, and accessory structures 

with zero setback from the side or rear lot line, provided that:  

A. The final approved plat includes a diagram, approved by the County Building Codes Division, 

indicating the buildable area of each lot; and  

B. Minimum yard setbacks from lot lines on the perimeter of the subdivision or partition shall be the 

same as are otherwise required in the applicable zoning district. 
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Applicant's 

Finding: 

Zero-lot-line lots are not proposed with this development application. 

 

 

 

1017 SOLAR ACCESS ORDINANCE FOR NEW DEVELOPMENT 

 

1017.04 DESIGN STANDARD  

At least 80 percent of the lots in a development subject to this ordinance shall comply with one or 

more of the options in this subsection.  

A. Basic Requirement: (See Figure 9). A lot complies with Subsection 1017.04 if it  

1. Has a north-south dimension of 90 feet or more; and  

2. Has a front lot line that is oriented within 30 degrees of a true east-west axis.  

B. Protected Solar Building Line Option: (See Figure 10). In the alternative, a lot complies with 

Subsection 1017.04 if a solar building line is used to protect solar access as follows:  

1. A protected solar building line for the lot to the north is designated on the plat or documents 

recorded with the plat; and  

2. The protected solar building line for the lot to the north is oriented within 30 degrees of a 

true east-west axis; and  

3. There is at least 70 feet between the protected solar building line on the lot to the north and 

the middle of the north-south dimension of the lot to the south, measured along a line 

perpendicular to the protected solar building line; and  

4. There is at least 45 feet between the protected solar building line and the northern edge of 

the buildable area of the lot, or habitable structures are situated so that at least 80 percent 

of their south-facing wall will not be shaded by structures or nonexempt vegetation.  

C. Performance Option: In the alternative, a lot complies with Subsection 1017.04 if:  

1. Habitable structures built on that lot will have their long axis oriented within 30 degrees of 

a true east-west axis and at least 80 percent of their ground floor south wall protected from 

the shade of structures and nonexempt trees; or  

2. Habitable structures built on that lot will have at least 32 percent of their glazing and 500 

square feet of their roof area facing within 30 degrees of south and protected from the shade 

of structures and nonexempt trees.  

 

Applicant's 

Finding: 

The proposed lots meet the basic requirement standards of this section with and 

average north-south dimensions of at least 90 feet and a front lot line that is 

oriented within 30 degrees of a true east-west axis.   

 

The requirements of this section have been satisfied. 

 

SECTION 1100: DEVELOPMENT REVIEW PROCESS 

1102 DESIGN REVIEW 
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Applicant's 

Finding: 

Pursuant to guidance provided at the pre-application conference, the applicant 

intends to submit a separate application for Project Design Review in a subsequent 

step, at which time compliance with this section will be addressed. This application 

only concerns the comprehensive plan amendment, rezone and partition for the 

subject property. 

 

 

1105 SUBDIVISIONS, PARTITIONS, REPLAT, CONDOMINIUM PLATS, AND VACATIONS OF 

RECORDED PLATS 

 

1105.01 PURPOSE AND APPLICABILITY 

Section 1105 is adopted to provide standards, criteria, and procedures under which a subdivision, 

partition, replat, condominium plat, or vacation of a recorded plat may be approved, except: 

A. In the EFU, TBR, and AG/F Districts, land divisions that are approved pursuant to 

Subsections 401.09, 406.09, or 407.08, respectively, are exempt from review pursuant to 

Section 1105. However, all subdivisions, as well as all partitions containing any parcel of 80 

acres or smaller (based on the best available records), require completion of a final plat 

pursuant to Subsection 1105.07; and 

 

B. Subdivisions for cemetery purposes pursuant to Oregon Revised Statutes Chapter 97 are 

exempt from Section 1105. 

 

Applicant's 

Finding: 

The subject site is in the RRFF-5 zone and will be rezoned to RI if the proposal for 

which this application concerns is approved. Neither the RRFF-5 or the RI zones are 

listed under the exclusions of subsection A; therefore, Section 1105 applies to the 

proposal. 

 

 

1105.02 SUBMITTAL REQUIREMENTS FOR SUBDIVISIONS, PARTITIONS, AND REPLATS 

In addition to the submittal requirements identified in Subsection 1307.07(C), an application for a 

subdivision, partition, or replat shall include: 

A. Five copies of a preliminary plat. The preliminary plat shall be drawn to a scale of not less 

than one inch equals 20 feet and not more than one inch equals 200 feet. If the preliminary 

plat is larger than 11 inches by 17 inches, five reducedsized, legible copies of the preliminary 

plat shall be submitted on eight-and-onehalf-inch by 14-inch or 11-inch by 17-inch paper. 

The following information shall be included on the preliminary plat or by separate 

attachment: 

1. Source of domestic water and location of any existing and proposed wells; 

2. Method of wastewater disposal and location of any existing and proposed onsite 

wastewater treatment systems; 

3. Existing and proposed utility lines and facilities; 
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4. Calculations demonstrating that the proposed density complies with the minimum 

and maximum density standards of Section 1012, Lot Size and Density, or for zoning 

districts not subject to Section 1012, demonstrating compliance with the minimum 

lot size in the applicable zoning district; 

5. Locations, dimensions, and area of each lot, parcel, and tract; 

6. The north-south dimension and front-lot-line orientation of each proposed lot or 

parcel, except for lots or parcels for which an exception from the solar design 

standard of Subsection 1017.03 is requested pursuant to Subsection 1017.04. For the 

purpose of this submittal requirement, north-south dimension and front lot line are 

defined in Subsection 1017.02; 

7. Date the preliminary plat was prepared; 

8. North arrow; 

9. Identification of each lot or parcel by number; 

10. Locations and widths of all roads abutting the subject property, including road 

names, direction of drainage, approximate grades, and whether public or private; 

11. Locations and widths of all proposed roads, including proposed names, 

approximate grades, radii of curves, and whether public or private; 

12. Location and width of legal access to the subdivision or partition, other than 

public or County roads, if applicable; 

13. Contour lines at two-foot intervals if 10 percent slope or less or five-foot intervals 

if exceeding 10 percent slope within an urban growth boundary; contour lines at 10-

foot intervals outside an urban growth boundary; source of contour information; 

14. Locations of all seasonal and perennial drainage channels, including their names, 

if known, and direction of flow; 

15. Locations and widths of all existing and proposed easements, to whom they are 

conveyed and for what purpose; 

16. Locations and dimensions of all existing and proposed driveways and walkways; 

17. Locations and dimensions of existing structures and their setbacks from existing 

and proposed lot lines; 

18. Locations and dimensions of all areas to be offered for public dedication and the 

intended use of such areas; 

19. Boundaries and type of restricted areas identified in Subsection 1012.05, as 

applicable; 

20. Locations of all significant vegetative areas, including, but not limited to, major 

wooded areas, specimen trees, and bearing trees; and 

21. For a proposed subdivision, a plat name approved by the County Surveyor 

pursuant to Oregon Revised Statutes 92.090; 

 

Applicant's 

Finding: 

Submittal requirements delineated in both 1307.07(c) and this subsection have 

been submitted alongside this narrative for review via appendices. This standard is 

met. 
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B. Preliminary statements of feasibility required pursuant to Section 1006, Utilities, Street 

Lights, Water Supply, Sewage Disposal, Surface Water Management, and Erosion Control; 

Applicant's 

Finding: 

Regarding septic: As confirmed in correspondence between the applicant and 

Clackamas County Water Environmental Services’ Soil Section, the subject site is 

outside of their service area. The subject site is and will continue to be served by a 

septic system. The applicant is in communication with Clackamas County’s septic 

program to begin the process for a Site Evaluation for the new lot created from 

this partition proposal. It is our understanding from discussion with the Septic & 

Onsite Wastewater Systems Program of Clackamas County that the Site Evaluation 

will need to be approved before the final plat can be approved and before a 

feasibility document can be obtained from their office. Correspondence between 

Clackamas County’s septic program and the applicant’s representative has been 

provided as interim evidence. 

 

Regarding water: A well is located onsite underneath the existing structure. Its 

precise location is shown on the existing conditions plan and preliminary plat. The 

applicant has provided the County with a water well log from the Oregon Water 

Resources Department demonstrating compliance with these standards. The 

adequacy and suitability of the well to serve both sites will presumably be discussed 

in subsequent steps (Project Design Review) or in conditions of approval to be met 

prior to final plat approval. 

 

C. If the subject property includes land designated Open Space by the Comprehensive Plan, 

a vicinity map showing the location of the subject property in relation to adjacent properties, 

roads, bikeways, pedestrian access, utility access, and manmade or natural site features that 

cross the boundaries of the subject property; 

 

D. If the subject property includes land designated Open Space by the Comprehensive 

Plan, an existing conditions map of the subject property showing: 

1. Contour lines at two-foot intervals for slopes of 20 percent or less within an urban 

growth boundary; contour lines at five-foot intervals for slopes exceeding 20 percent 

within an urban growth boundary; contour lines at 10- foot intervals outside an urban 

growth boundary; source of contour information. 

2. Slope analysis designating portions of the site according to the following slope 

ranges and identifying the total land area in each category: zero to 20 percent, 

greater than 20 percent to 35 percent, greater than 35 percent to 50 percent, and 

greater than 50 percent;   

3. Drainage; 

4. Potential hazards to safety, including areas identified as mass movement, flood, 

soil, or fire hazards pursuant to Section 1003, Hazards to Safety; 
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5. Marsh or wetland areas, underground springs, wildlife habitat areas, and surface 

features such as earth mounds and large rock outcroppings; 

6. Location of wooded areas, significant clumps or groves of trees, and specimen 

conifers, oaks, and other large deciduous trees. Where the subject property is heavily 

wooded, an aerial photograph, at a scale of not more than one inch equals 400 feet, 

may be submitted and only those trees that will be affected by the proposed 

development need be sited accurately; 

7. Location of any overlay zoning districts regulated by Section 700, Special Districts;  

8. Noise sources; 

9. Sun and wind exposure; 

10. Significant views; and 

11. Existing structures, impervious surfaces, utilities, landscaping, and easements; 

and 

 

Applicant's 

Finding: 

The subject site contains no land designated as Open Space by the Comprehensive 

Plan; therefore, this section is not applicable. 

 

 

E. For a proposed subdivision, a phasing plan and schedule, if the applicant proposes to have 

final plat review, pursuant to Subsection 1105.07, occur in two or more phases pursuant to 

Subsection 1105.03(C). F. A master plan if required pursuant to Section 1012. 

 

1105.03 APPROVAL CRITERIA FOR SUBDIVISIONS, PARTITIONS, AND REPLATS 

A major subdivision requires review as a Type III application pursuant to Section 1307, 

Procedures. A minor subdivision or a partition requires review as a Type II application 

pursuant to Section 1307. A replat that proposes to increase the number of lots or parcels in 

the recorded subdivision or partition plat requires review as a Type II application pursuant 

to Section 1307. Otherwise, a replat requires review as a Type I application pursuant to 

Section 1307. A subdivision, partition, or replat shall be subject to the following standards 

and criteria: 

 

A. The proposed subdivision, partition, or replat shall comply with the applicable provisions 

of the section of this Ordinance that regulates the subject zoning district and Section 1000, 

Development Standards. 

 

Applicant's 

Finding: 

Compliance with Section 1000 is discussed elsewhere within this narrative. The 

subject site will be zoned RI as a result of the rezone and comprehensive plan 

amendment portion of the proposal; therefore, the RI zone section is applicable 

and is discussed elsewhere within this narrative. Compliance with the applicable 

sections of this narrative is discussed under each relevant criterion. This standard 

is met. 
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B. In an Urban Low Density Residential District, the applicant may designate the proposed 

subdivision, partition, or replat as a zero-lot-line development. In a zero-lot-line 

development, there are no minimum rear and side setbacks for single-family dwellings, 

manufactured homes, and structures accessory to singlefamily dwellings and manufactured 

homes, except from rear and side lot lines on the perimeter of the final plat. 

 

Applicant's 

Finding: 

The subject site is not within an Urban Low Density Residential District; therefore, 

this criterion is not applicable. 

 

C. As part of preliminary plat approval for a subdivision, approval of a phasing plan and 

schedule to allow final plat review to occur in two or more phases, each of which includes a 

portion of the subject property, may be granted in consideration of such factors as the size 

of the proposed subdivision, complexity of development issues, required improvements, and 

other factors deemed relevant. If a phasing plan and schedule is approved, such approval 

shall be subject to the following: 

1. The total number of lots in all recorded phases of the subdivision shall not exceed 

the maximum density allowed pursuant to Section 1012, Lot Size and Density, for the 

gross site area included in all such phases. 

2. If one or more open space tracts are required as a condition of subdivision 

approval, the first phase shall include all required open space tracts for the entire 

subdivision.  

3. Future phases shall be shown upon the initial and subsequent final plats as a “Tract 

Reserved for Future Development.” 

4. As deemed necessary by the County or special districts, dedication of rightsof-way 

or easements into or through future phases may be required with the initial or 

subsequent phases, prior to platting of the final phase. 

 

Applicant's 

Finding: 

The land division requested is a partition into two lots and constitutes a partition. 

Additionally, no phasing plan is being requested by the applicant. This section is 

not applicable. 

 

 

D. A nonprofit, incorporated homeowners association, or an acceptable alternative, shall be 

required for ownership of, improving, operating, and maintaining common areas and 

facilities, including, but not limited to, open space, private roads, access drives, parking areas, 

and recreational uses, and for snow removal and storage in Government Camp. 

1. The homeowners association shall continue in perpetuity unless the requirement 

is modified pursuant to either Section 1309, Modification, or the approval of a new 

land use permit application provided for by this Ordinance. 

2. Membership in the homeowners association shall be mandatory for each lot or 

parcel owner. 
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3. The homeowners association shall be incorporated prior to recording of the final 

plat. 

4. Acceptable alternatives to a homeowners association may include, but are not 

limited to, ownership of common areas or facilities by the government or a nonprofit 

conservation organization. 

 

Applicant's 

Finding: 

The site is in rural Clackamas County and is private property with no shared 

common areas or facilities. No homeowner’s association governs use of any part 

of the site. This section is not applicable. 

 

E. If the subject property is in a future urban area, as defined by Chapter 4 of the 

Comprehensive Plan, the location of proposed easements, road dedications, structures, wells, 

and on-site wastewater treatment systems shall be consistent with the orderly future 

development of the subject property at urban densities. 

 

SECTION 1200: CRITERIA FOR DISCRETIONARY PERMITS 

1202 ZONE CHANGES 

 

1202.03 GENERAL APPROVAL CRITERIA 

A zone change requires review as a Type III or IV application pursuant to Section 1307, Procedures, 

and shall be subject to the following standards and criteria: 

A. The proposed zone change is consistent with the applicable goals and policies of the 

Comprehensive Plan. 

 

Chapter 2 Citizen Involvement 

This application has been processed consistent with the procedures required by Chapter 2. Specifically, the 

County has provided notice to the Citizen’s Planning Organization in the area (Eagle Creek-Barton CPO), to 

property owners within 500 feet of the subject property and published public notices in the newspaper 

consistent with State law and Section 1307 of the ZDO. The Planning Commission and Board of County 

Commissioners will also hold one or more public hearings, as necessary, consistent with Section 1307 of the 

ZDO. These public mailings, notices and hearings will ensure an opportunity for citizens to participate in the 

land use process. This criterion is met. 

 

Chapter 3 Natural Resources and Energy 

This application and future applications for the subject site will comply with the goals described in Chapter 

3 on natural resource conservation and energy. As the proposed zone change is to an industrial use, the 

effects on noise and air quality will be mitigated for as required at the time of Project Design Review. 

 

Chapter 4 Land Use 

The proposed Rural Industrial plan designation is appropriate on the subject property. The land use 

characteristics of the subject property will not be fundamentally altered as a result of a zone change from 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 65 of 747



 52 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

RRFF-5 to RI. Both the former and the latter are appropriate land uses for a rural area. Compliance with rural 

industrial goals of Chapter 4 is described elsewhere in this narrative below. 

 

Chapter 5 Transportation 

Based on the submitted traffic analysis and trip generation estimates the proposed zone change would be 

consistent with OAR 660-012-0060(1) and would not significantly affect the transportation facility, since it 

does not exceed the thresholds or triggers for project conditioning or modification as described in OAR 

660-012-0060(1)(a)-(c). This argument is further expounded within this narrative in response to Statewide 

Planning Goal 12. This criterion is met. 

 

Chapter 6 Housing 

This Chapter is not applicable, as the existing and proposed use of the subject property does not include 

any housing development. 

 

Chapter 7 Public Facilities and Services 

Public facilities and services shall be incorporated into the development as required elsewhere in this 

narrative. 

 

Chapter 8 Economics 

Economic goal 8.B.1 of Chapter 8 calls for providing sufficient industrial land of the types identified in the 

Industrial section of Chapter 4 (which includes RI, the proposed zoning). Goal 8.B.7 encourages the retention 

of vacant industrial lands in large parcels until committed for development, at which time overall 

development plans should be prepared for the site. The proposed development is in accordance with these 

goals and seeks to develop otherwise largely under-utilized land that was historically committed to milling. 

Additionally, a rezone from RRFF-5 to RI provides for an increase in employment opportunities for residents 

in accordance with 8.B.6 of Chapter 8. 

 

Chapter 9 Open Space, Parks, and Historic Sites 

The site is not designated as an open space, park, or historic site on Clackamas Map Number 34E05. Chapter 

9 is therefore not applicable. 

 

Chapter 10 Community Plan and Design Plans 

There are no Community or Design Plans for the area. Chapter 10 is not applicable. 

 

Chapter 11 The Planning Process 

This is a quasi-judicial Comprehensive Plan map amendment and is subject to Policy 3.0. The Board of 

County Commissioners will review this application through one or more public hearings. Notice of the 

hearings will be published in the local newspaper and advertised consistent with all ZDO notice 

requirements. The property owners within 500 feet of the subject property will be notified as required in 

Section 1303 of the ZDO. Notice of the application and public hearing will be made to nearby property 

owners and the applicable Community Planning Organization a minimum of 20 days prior to the first 
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scheduled public hearing. This policy is met. This application has been processed consistent with Chapter 

11. 1202.03(A) 

 

B. If development under the proposed zoning district designation has a need for any of the 

following public services, the need can be accommodated with the implementation of the 

applicable service provider’s existing capital improvement plan: sanitary sewer, surface water 

management, and water. The cumulative impact of the proposed zone change and 

development of other properties under existing zoning designations shall be considered. 

Finding: Any required public services associated with this proposal shall be provided as required. 

. 

C. The transportation system is adequate and will remain adequate with approval of the 

proposed zone change. For the purpose of this criterion: 

1. Adequate means a maximum volume-to-capacity ratio (v/c), or a minimum level of service 

(LOS), as established by Comprehensive Plan Tables 5-2a, Motor Vehicle Capacity Evaluation 

Standards for the Urban Area, and 5-2b, Motor Vehicle Capacity Evaluation Standards for the 

Rural Area. 

2. The evaluation of transportation system adequacy shall be conducted pursuant to the 

Transportation Planning Rule (Oregon Administrative Rules 660-012- 0060). 

3. It shall be assumed that the subject property is developed with the primary use, allowed in the 

proposed zoning district, with the highest motor vehicle trip generation rate. 

4. The methods of calculating v/c and LOS are established by the Clackamas County Roadway 

Standards. 

5. The adequacy standards shall apply to all roadways and intersections within the impact area 

of the proposed zone change. The impact area shall be identified pursuant to the Clackamas 

County Roadway Standards. 

6. A determination regarding whether submittal of a transportation impact study is required 

shall be made based on the Clackamas County Roadway Standards, which also establish the 

minimum standards to which a transportation impact study shall adhere. 

7. Notwithstanding Subsections 1202.03(C)(4) through (6), motor vehicle capacity calculation 

methodology, impact area identification, and transportation impact study requirements are 

established by the ODOT Transportation Analysis Procedures Manual for roadways and 

intersections 

under the jurisdiction of the State of Oregon. 

Finding: The applicant has submitted a TIS alongside this narrative wherein a ‘reasonable worst-case 

scenario’ was evaluated for both the existing RRFF-5 and RI zoning districts, specifically as they apply to SE 

Eagle Creek Road. Conclusions from the TIS indicated that there would be no significant impact on the 

existing transportation system as a result of the proposed zone change. A further expounded analysis of 

these findings can be found within this narrative for Goal 12 of the Statewide Planning Goals and in the 

Transportation Impact Study included with this submittal. 

 

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

the proposed zone change. 
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According to conclusions regarding safety found within the submitted TIS, all study intersections are 

projected to operate within acceptable levels of capacity. No significant trends or crash patterns were 

identified at any of the study area intersections that are indicative of safety concerns. Accordingly, no safety 

mitigation is recommended per the crash data analysis in the TIS. The incremental increase in trips, 

determined by the submitted TIS, will not adversely affect the traffic service level of SE Eagle Creek Rd or 

nearby highways. The area is rural in nature and the amount of anticipated traffic from the proposed change 

would not result in adverse impacts to the level of safety for the transportation system. SE Eagle Creek Road 

contains existing sites that are zoned RI and the proposal would have a negligible effect on the level of 

safety in the transportation system. Therefore, this criterion is met. 

 

CLACKAMAS COUNTY COMPREHENSIVE PLAN 

CHAPTER 3 – NATURAL RESOURCES AND ENERGY 

WETLANDS 

25.0 For areas that are outside both the Metropolitan Service District Boundary and the Portland 

Metropolitan Urban Growth Boundary, prevent disturbance of natural wetlands (marshes, swamps, 

bogs) associated with river and stream corridors. Adjacent development shall not substantially alter 

normal levels or rates of runoff into and from wetlands. Site analysis and review procedures specified 

in the Open Space and Floodplains section of the Land Use chapter shall apply. (See Wildlife Habitats 

and Distinctive Resource Areas of this chapter). 

25.1 Develop guidelines for compatible uses on wetlands and their peripheries, and for 

wetland restoration. Table III-1 shall be used as a guide. Wetland restoration decisions shall 

be made on a site-specific basis. 

 

25.2 The County recognizes the U.S. Department of the Interior, Fish and Wildlife Service 

National Wetlands Inventory as a resource document for wetland identification in the 

County. Individual site development of inventoried lands will be reviewed for compliance 

with wetlands policies. 

 

25.3 The County has insufficient information as to location, quality, and quantity of wetland 

resources outside of the Mt. Hood urban area and the Portland Metropolitan Urban Growth 

Boundary to develop a management program at this time. If such information becomes 

available, the County shall evaluate wetland resources pursuant to Goal 5 and OAR Chapter 

660, Division 16, prior to the next Periodic Review. In the interim, the County will review all 

conditional use, subdivision, and zone change applications and commercial and industrial 

development proposals to assure consistency with Section 1000 of the Zoning and 

Development Ordinance and goals and policies of Chapter 3 of the Plan. 

Finding: The applicant sent a request for an offsite wetland determination to the Oregon Department of 

State Lands on March 29th, 2021. DSL confirmed receipt of the offsite wetland determination and the 

applicant is still anticipating a response. The applicant will provide the outcome to Clackamas County and 

adhere to the appropriate regulatory procedure in subsequent steps. The applicant does not anticipate 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 68 of 747



 55 EAGLE CREEK MASS TIMBER | 3J CONSULTING, INC. 

 
 
 

impacts to the natural resource in question, as the rezone and comprehensive plan amendment and 

subsequent project design review application concern future development on the opposite side of the 

subject site. 

CHAPTER 4 – LAND USE 

The Land Use Chapter of the Comprehensive Plan contains specific policies for determining the appropriate 

Comprehensive Plan land use designation for property. The request in this proposal is to modify the zone 

from RRFF-5 to RI. Consistency findings for this request are included as follows: 

 

Rural Industrial Plan Policies: The Rural Industrial Section of Chapter 4 of the Comprehensive Plan identifies 

the criteria which must be satisfied for the Rural Industrial Plan designation to be applied to an area. The 

Goals of the Rural Industrial Section of the Plan are: 

 

1) To provide for the continuation of industrial uses in non-urban areas having an historical commitment 

to such uses. 

2) To provide for the industrial redevelopment of abandoned or diminished mill sites. 

3) To implement the goals and policies of this Plan for industrial development in Unincorporated 

Communities. 

 

RURAL INDUSTRIAL POLICIES 

Policy 4.LL.1: The Rural Industrial plan designation may be applied in non-urban areas to provide for 

industrial uses that are not labor-intensive and are consistent with rural character, rural 

development, and rural facilities and services. 

 

The subject property is located in a non-urban area outside of the Metro UGB and in unincorporated 

Clackamas County. The applicant will not be processing raw timber on site but will instead be using pre-

milled materials. The site is currently being used as a storage site for construction materials. 

 

Public facilities and services providing for water and sewage disposal for the subject property are limited to 

the types and levels of service available and appropriate for rural lands (namely septic and well water). Urban 

levels of service are neither required nor appropriate for the use and area. 

 

Additionally, the size of the proposed lots in the partition accompanying the zone change are similar to 

those for the approved zone change for the site immediately south of the subject property. The sizes of the 

parcels are still appropriate for rural uses and are similar to surrounding parcels. 

 

Parcel 2, identified as the smaller of the two involved in the partition process that is being submitted 

concurrently with this zone change request, will be used as the site for a timber modeling and CNC 

fabrication shop. Development of the shop will be proposed in subsequent steps. Parcel 1, identified as the 

larger of the two involved in the partition process, will be used for storing construction equipment, large 

timber components, and prefabricating heavy timber elements. 
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When comparing the above intended uses with the permitted uses found within Section 604 of the 

Clackamas County ZDO under Table 604-1, it is determined that the proposed uses are most aligned with 

those described under the Manufacturing use. Manufacturing is outright permitted in the Rural Industrial 

zone unless its permittance is specifically listed within Table 604-1. The fabrication and prefabrication of 

timber is not specifically listed, therefore the use is outright permitted in the Rural Industrial zone. 

 

Permitted uses within rural zones must be consistent with the definition of rural lands defined in Oregon 

Administrative Rules 660-004-0005(1), which states that rural lands are exception lands outside of the UGB 

and Unincorporated Communities that are suitable for sparse settlement. The rural and sparse character of 

the site, which was historically used as a mill, will not be changed as a result of the zone change request 

from RRFF-5 to RI. The site will continue to serve as a buffer between urban and agricultural or forest uses. 

 

The character of the industrial uses planned for the subject property are not labor-intensive, are consistent 

with a rural pattern of development, and are outright permitted uses in the proposed zoning designation. 

This policy is met. 

 

Policy 4.LL.3: Areas may be designated Rural Industrial when the first, the second, or both of the 

other criteria are met: 

Policy 4.LL.3.1: Areas shall have an historical commitment to industrial uses; or 

 

The existing structure on the site has been used as a mill since at least the 1970s. To support this claim, a 

series of aerial photos and prior land use approvals have been provided as exhibits. Figure 1 and 2 are aerial 

images from 1970 and 1976 respectively, showing the subject site in its entirety and the structure used as 

a mill. 
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Figure 1, 1970 

 

 

Figure 2, 1976 

 

A site plan from a 1974 land use approval (Figure 3) shows the existing building on Lot 1, and a storage 

location for the mill site in the approximate location of Lot 2. 
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Figure 3 

 

In 1982, a conditional use permit was requested by Publishers Paper Company and subsequently approved. 

In 1987, a modification to that conditional use was requested and approved to use a portable chipper to 

make hog fuel. The 1982 approval sought approval for a relatively small, portable log processing operation. 

The 1987 request for modification to a conditional use is attached as an exhibit. This document repeatedly 

refers to the site’s use as an industrial log processing operation. 
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Figure 4, aerial photograph dated 1989 showing the mill site and mill structure 

 

In 1991, a two-parcel partition and conditional use permit were approved for the subject site. The approvals 

(found within the attached exhibits) states that the timber and farm use of the site was a conditional use of 

the underlying zoning district at the time. It also states that the characteristics of the site are suitable for 

the proposed use, considering size, location, shape, topography, existence of improvements and natural 

features. The approval also permits the development of three buildings to be used for the repair, storage 

and sale of farm and forest equipment, and as a portable sawmill and wood yard. Proposed building #3 on 

the site plan included with that proposal is located on proposed Lot 2 of this application, as seen in Figure 

5 below. 
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Figure 5, excerpt from 1993 Conditional Use Permit Z0202-91-C. 

 

In 2002, a Comprehensive Plan Amendment and Zone Change were approved for the property immediately 

south of the subject property. The County Commissioners unanimously approved the zone change 13 to 0, 

citing a clean case for historical commitment and how the change would improve upon the lack of Industrial 

properties in the area. The applicant believes that the proposed use will support a local and thriving lumber 

economy that still exists today. 

 

House Bill 2691 in 2003 sought to utilize old mill sites such as the site for which this application concerns, 

eliminating barriers to redevelopment after the decline of the timber industry in Oregon. 

 

As shown in Figure 6, the same ancillary storage area shown on the 1974 land use approval is seen from 

underneath the trees. Note that this is the first available aerial image taken at an angle that shows 

development underneath the dense foliage present in the area where Lot 2 is proposed.  
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Figure 6, showing storage building underneath tree foliage in background of photo 

 

The above information demonstrates the property has an historic commitment to uses allowed in the Rural 

Industrial zoning district. The evidence demonstrates that business activity in the form of a nonconforming 

use has existed on the property dating back to 1972. Over time a number of alterations and expansion of 

the business have been approved. 

 

The subject site is located in a predominantly rural area, with an established rural character and pattern of 

development. The subject property is bordered by a different Rural Industrial-zoned property to the south 

that underwent a similar zone change request process nearly two decades earlier. The entirety of that site 

was allowed to be rezoned to RI from RRFF-5 under the historical commitment provision. 

 

The type and intensity of the proposed use and zoning is consistent with those typically found in other rural 

areas of the County. The existing uses on site that would be permanently authorized through the subject 

Comprehensive Plan and Zone change would also not become a magnet for people outside the area since 

they are rural industrial uses and not expected to have significant traffic impacts. Additionally, the industrial 
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use of the site (timber processing) is suitable for the area as it will support an existing and historic local 

economy sector. For example, Framework Plus is an existing timber processor south of the site and north 

of Estacada. The proposed use enabled by the zone change and partition is appropriate for and limited to 

the needs and requirements of the local area to be served.  

 

Based on the above findings, the subject property is the appropriate “area” to consider in evaluating this 

policy. Furthermore, the evidence above adequately demonstrates that both proposed lots were utilized for 

the industrial logging operation. The findings demonstrate that the property has a historical commitment 

to industrial uses. This policy is met.  

 

Policy 4.LL.3.2: The site shall be an abandoned or diminished mill site, as defined in the Zoning and 

Development Ordinance, provided that only the portion of the site that was improved for the 

processing or manufacturing of wood products may be designated Rural Industrial; or 

 

The applicant does not intend to pursue designating the site as a “abandoned or diminished mill site”, 

therefore this policy is not applicable. 

 

Policy 4.LL.3.3: Areas shall be located within an Unincorporated Community; and 

 

The subject property is located in an Unincorporated Community in Clackamas County, namely Eagle Creek. 

This policy is met. 

 

Policy 4.LL.3.4: The site shall have direct access to a road of at least an arterial classification. 

 

The subject property has frontage on Eagle Creek Rd., an arterial road. This policy is met. 

 

CHAPTER 5 – TRANSPORTATION 

Finding: The RI zoning designation resulting from the proposed comprehensive plan amendment and zone 

change will cause a negligible impact to the transportation system. Compliance with transportation 

planning rule OAR 660-12 is discussed in the supplied Traffic Impact Study prepared by Lancaster Mobley 

dated October 16th, 2020. Lancaster Mobley communicated with Clackamas County staff to include safety 

and capacity/level of service analyses at intersections outlined in the TIS. The TIS includes an analysis of 

traffic conditions under existing conditions and at the 2035 planning horizon, with and without the 

proposed zone change. The report also includes analyses that addresses the Transportation planning Rule 

(TPR). This standard is met. 

 

SUMMARY AND CONCLUSION 

Based on the above findings and the submitted plans and documentation, the Applicant has demonstrated 

compliance with the requirements of the relevant sections of the Oregon Statewide Planning Goals, 

Clackamas County Comprehensive Plan provisions and Clackamas County’s Zoning and Development 
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Ordinance. Therefore, the Applicant requests approval of this application of a Zone Change from RRFF-5 to 

RI, Comprehensive Plan Amendment for the aforementioned zone change, and 2-lot Partition. 
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Hamburg, Glen

From: Hamburg, Glen
Sent: Friday, February 7, 2020 7:41 AM
To: 'Russ Brotnov'
Subject: RE: Eagle Creek Property 

Good morning Russ, 
 
We of course have a pre-application conference scheduled for 1:00-2:30 on Thursday, February 20, and will be able to 
address questions in greater detail then. In the meantime, here are some initial thoughts (in red below) on the two 
specific questions you asked last week. 
  
 
 

1. Rural Industrial 4.MM.3.2 Under the abandoned mill provisions. Records show that mill was sold in 1978 to 
Plywood Equipment Sales company. In 1982 Conditional Use permit was granted for log storage, hog fuel 
processing, in 1987 a Minor Modification was granted for Log storage and portable sawmill operation. Does this 
meet requirements? 

 
Firstly, note that the 1982 conditional use permit (File No. 169-82-C) and the 1987 modification to that 
permit (letter dated July 2, 1987) were for new (i.e., post-1980) mill-related operations on what is now a 
separate lot of record (Tax Lot 34E05-04102), not the property you are not looking to do a zone change 
for. 

 
Comprehensive Plan Policy 4.MM.3.2 provides an opportunity to zone an “abandoned or diminished mill 

site”, as defined in the Zoning and Development Ordinance (ZDO), as Rural Industrial (RI). ZDO Section 202 
defines “mill site, abandoned or diminished” as: 
 

A mill, plant, or other facility engaged in the processing or manufacturing of wood products, 
including sawmills and facilities for the production of plywood, veneer, hardboard, panel products, pulp, 
and paper, that: 

 
1. Is located outside of urban growth boundaries; 
2. Was closed after January 1, 1980, or has been operating at less than 25 percent of 

capacity since January 1, 2003; and 
3. Contains or contained permanent buildings used in the production or manufacturing of 

wood products. 
 

The subject property is located outside of an urban growth boundary and does appear to contain (or at 
least to have once contained) a permanent building used in the production of wood products; so, two of 
the three above requirements for being classified as an “abandoned or diminished mill site” may be able 
to be met.  
 
However, Staff doesn’t know when mill operations on the subject property closed, nor do we know 
the percentage of the capacity at which any currently-functioning mill has been operating since 
January 1, 2003. These details are something that the applicant for the zone change under Policy 
4.MM.3.2 will need to provide evidence for. Demonstrating ongoing but reduced capacity will require 
the applicant to explain what the total operating capacity of the mill was previously, as well as the 
operating levels currently and since January 1, 2003. To be clear, the “operations” we’re referring to are 
the processing and manufacturing of wood products (i.e., not just unrelated storage); I’m not sure 
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whether the subject property has been used for any processing or manufacturing of wood products 
since 2003. 

 
Importantly, only the portion of the property that was “improved for the processing or manufacturing of 
wood products” can be zoned RI under Policy 4.MM.3.2. A zone change under this policy may not allow 
you to rezone all of the subject property to RI unless you can show that all of the property was 
“improved for the processing or manufacturing of wood products”. 
 
In addition to industrial uses, the RI District normally allows for certain commercial retail uses, accessory 
“caretaker” dwellings, and other uses, as listed in ZDO Section 604. However, state law, specifically ORS 
197.719(6)(b), prohibits a property that is rezoned to RI under this abandoned/diminished mill site 
provision from being used for “retail, commercial or residential development”, meaning that if you were 
to pursue a zone change to RI according to the abandoned/diminished mill site provision in Policy 
4.MM.3.2, you wouldn’t be able to use the property for all of the uses normally allowed in the RI 
District. Perhaps you don’t intend to use the property for any of these types of uses yourself, but that 
restriction will “ride with the property”, no matter who owns it. 
 
Rather than pursuing a zone change under the abandoned or diminished mill site provision in 4.MM.3.2, 
it may be easier to show an “historical commitment to industrial uses” under Policy 4.MM.3.1, 
particularly if you’re not able to demonstrate when mill operations on the subject property closed or 
what the current operating capacity of a mill there is compared to historic levels. The “historical 
commitment” pathway isn’t tied to any specific dates or operating levels. It just requires you to show 
that the area you want to rezone has an historical commitment to some industrial use (e.g., milling, 
wholesaling, associated storage). Going this route would also allow the property to be used for those 
retail, commercial, and residential uses normally allowed in the RI District by Section 604. We can 
discuss this further during the pre-application conference. 

  
 

2. Historical photos show use of the property north of the drainage ditch used for industrial purposes in 1970 
through 1976, does this allow for its inclusion in the industrial zoning? 
 

We can’t make this determination before consideration of a formal application. However, if an 
application can sufficiently demonstrate that the area north of the drainage ditch has an “historical 
commitment to industrial uses”, it may qualify. The 1970s aerial photos we provided could help, but the 
applicant will need to explain what is in those photos and how long that area was used for certain 
industrial uses. The property’s current owner, the broker, neighbors, and/or the successful applicants of 
the RRFF-5 > RI zone change of the property to the south may be able to provide some useful 
information on that. 

 
 
 
Glen Hamburg 
Senior Planner 
Clackamas County Planning & Zoning 
150 Beavercreek Rd 
Oregon City, OR 97045 
Tel: 503.742.4523 
General Schedule: Tuesday-Friday, 7am-5:30pm 
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The Clackamas County Department of Transportation and Development is dedicated to providing excellent customer service.  Please help us to serve you better by 
giving us your feedback.  We appreciate your comments and will use them to evaluate and improve the quality of our public service. 

 
 
 

From: Fritzie, Martha  
Sent: Thursday, January 30, 2020 9:00 AM 
To: Dicke, Samuel <SDicke@clackamas.us>; Russ@carpentryplusinc.com; Hamburg, Glen <GHamburg@clackamas.us> 
Subject: RE: Eagle Creek Property  
 
Hi Russ.  Glen Hamburg is going to give you a call to discuss your questions.  Although I will be involved, 
Glen will actually be taking the lead on your land use application so I want to be sure you are getting answers 
directly from him. 
 
Martha  
 
 **************************************************************************** 
 Martha Fritzie, Senior Planner 
 Clackamas County DTD|Planning & Zoning Division 
 150 Beavercreek Road|Oregon City, OR 97045 
 (503) 742-4529 
 Office hours 8:00am to 6:00pm|Monday - Thursday 
 
The Clackamas County Department of Transportation and Development is dedicated to providing excellent 
customer service.  Please help us to serve you better by giving us your feedback.  We appreciate your 
comments and will use them to evaluate and improve the quality of our public service. 
 

From: Martha Fritzie [mailto:mertnix@comcast.net]  
Sent: Wednesday, January 29, 2020 5:09 PM 
To: Fritzie, Martha <MFritzie@clackamas.us> 
Subject: Fwd: Eagle Creek Property  
 
 

Sent from my iPhone 
 
Begin forwarded message: 

From: "Dicke, Samuel" <SDicke@clackamas.us> 
Date: January 29, 2020 at 1:46:39 PM PST 
To: Martha Fritzie <mertnix@comcast.net> 
Subject: FW:  Eagle Creek Property 

  
Hey Martha, 
  
Got this question from Russ with Carpentry Plus, he was wondering if these would essentially prove the 
case that the case that this was an abandonded log mill? He also was wondering if you would be 
available to speak about it for a few minutes!  
  
Let me know your thoughts!  
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Thanks again, 
Sam 
  

From: Russ Brotnov <Russ@carpentryplusinc.com>  
Sent: Wednesday, January 29, 2020 1:43 PM 
To: Dicke, Samuel <SDicke@clackamas.us> 
Subject: Re: Eagle Creek Property  
  
Thanks for the call Samuel.  
Here is a couple questions that would be a great help if we could get some clarity on.  
  
1. Rural Industrial 4.MM.3.2 Under the abandoned mill provisions. Records show that mill was 
sold in 1978 to Plywood Equipment Sales company. In 1982 Conditional Use permit was granted 
for log storage, hog fuel processing, in 1987 a Minor Modification was granted for Log storage 
and portable sawmill operation. Does this meet requirements? 
  
2. Historical photos show use of the property north of the drainage ditch used for industrial 
purposes in 1970 through 1976, does this allow for its inclusion in the industrial zoning? 
  
  
Thank you, 
Russ Brotnov  
CEO//Carpentry Plus Inc 
503.708.3611 

 
From: Dicke, Samuel <SDicke@clackamas.us> 
Sent: Wednesday, January 29, 2020 11:49:28 AM 
To: Russ Brotnov <Russ@carpentryplusinc.com> 
Subject: RE: Eagle Creek Property  
  
Hi Russ, 
  
I just spoke with our planning director. Because the pre-application is sent to about 6 different agencies, 
they tend to take some time getting schedule. I was told it would be about 2 weeks until everyone has 
had a chance to review and submit comments back. It would be great to get you guys in next week, but 
given the current work load, and coordinating multiple peoples schedules, I would plan on mid-February 
before the meeting. In addition, I was told to submit all of those documents Glen and Martha provided 
in the pre-app and the presentation (attached here) to help speed the process along. 
  
Thank you, 
Sam 
  

From: Russ Brotnov <Russ@carpentryplusinc.com>  
Sent: Wednesday, January 29, 2020 8:09 AM 
To: Dicke, Samuel <SDicke@clackamas.us> 
Subject: Re: Eagle Creek Property  
  
Good morning Samuel, 
Monday or Tuesday would be best. 
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We are submitting our Pre-App today. I know it’s a stretch, but can we do our Pre-app meeting 
next week?  Friday is or deadline for a non-refundable deposit on the property. I appreciate your 
help! 
  
Thank you, 
Russ Brotnov 
CEO//Carpentry Plus Inc. 
503.708.3611 

 
From: Dicke, Samuel <SDicke@clackamas.us> 
Sent: Tuesday, January 28, 2020 1:55:18 PM 
To: Russ Brotnov <Russ@carpentryplusinc.com> 
Subject: Re: Eagle Creek Property  
  
Hi Russ,  
  
Given the timeframe and getting MacKenzie on board, I think we will need a bit more time to get 
them set up. We are having a call with them tomorrow to finalize the scope of work, and then we 
will be able to move forward. How does next week for you work? We are happy to meet out in 
Sandy at your shop, and then move down to Eagle Creek to look at the site. 
  
Thanks, 
Sam 
  
Sent from my iPad 
 
On Jan 24, 2020, at 10:22 AM, Russ Brotnov <Russ@carpentryplusinc.com> wrote: 

Good morning Samuel, 
Here is the form for grant.  
Please push this along.  
  
Thank you, 
Russ Brotnov  
CEO//Carpentry Plus Inc 
503.708.3611 
CONFIDENTIALITY NOTICE: If you have received this communication in 
error, please notify us. This message is intended only for the use of the person or 
entity it is addressed, and may contain information that is privileged, confidential, 
and exempt from disclosure under applicable law. If the reader of this message is 
not the intended recipient, you are hereby notified that any dissemination, 
distribution, or copying of this information is prohibited.  

<IMG_0851.JPG> 

CONFIDENTIALITY NOTICE: If you have received this communication in error, please notify 
us. This message is intended only for the use of the person or entity it is addressed, and may 
contain information that is privileged, confidential, and exempt from disclosure under applicable 
law. If the reader of this message is not the intended recipient, you are hereby notified that any 
dissemination, distribution, or copying of this information is prohibited.  
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CONFIDENTIALITY NOTICE: If you have received this communication in error, please notify 
us. This message is intended only for the use of the person or entity it is addressed, and may 
contain information that is privileged, confidential, and exempt from disclosure under applicable 
law. If the reader of this message is not the intended recipient, you are hereby notified that any 
dissemination, distribution, or copying of this information is prohibited.  

 
 

 
Spam Email 
Phishing Email 
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FIRST ASSIGNMENT OF ERROR: Goals Exception, House Bill 3214 and 

amendments to OAR 660-004-0018(2).

a. Despite the LUBA decision requiring a Reasons Exception, the Board 

finds that House Bill 3214 resulted in amendments to OAR 660-004-

0018(2).

b. In House Bill 3214 the Oregon Legislature directed the LCDC as 

follows: "The [LCDC] shall adopt or amend rules regarding the 

statewide planning goal criteria described in ORS 197.732(2)(a) and 

(b). The rules adopted or amended pursuant to this subsection must 

allow a local government to rezone land in an area physically 

developed or committed to residential use, as described in ORS 

197.732, without requiring the local government to take a new 

exception to statewide planning goals related to agricultural and 

forest lands. The rules must allow for a rezoning that authorizes the 

change, continuation or expansion of an industrial use that has been 

in operation for the five years immediately preceding the formal land 

use planning action that was initiated for the change, continuation or 

expansion of use."

Hal's 
Construction 
rezone 
proposed 
findings on 
remand

Page 1 of 5Hal's Construction rezone proposed findings on remand | Clackamas County

2/20/2020https://www.clackamas.us/planning/z0490findings.html
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c. The LCDC amended OAR 660-004-0018(2) to allow physically 

developed or irrevocably committed exceptions "to those that satisfy 

(a) or (b) or (c) and, if applicable, (d):" which no longer requires 

compliance with all subsections of Section -0018(2) to avoid a 

Reasons Exception under Section -0018(4).

d. The Board finds the subject area was never zoned for agricultural or 

forest use because the County zoned the subject property RRFF-5 and 

designated it Rural in 1980.

e. The Board finds that its original findings relating to satisfaction of OAR 

660-004-0018(2)(b)(A)-(C) together with the LUBA's findings at page 9- 

"We think the county's findings are adequate to explain why the RI plan 

and zone designations meet OAR 660-004-0018(2)(b)(A)-(C)." show 

that an exception to Goals 3 and 4 is not required.

SECOND ASSIGNMENT OF ERROR: Future driveway relocation and ODOT 

safety requirements.

a. The Oregon Department of Transportation standards require that when 

a development application is submitted to the County, the access to 

the site is to be relocated to comply with sight distance safety 

standards.

b. The Board finds that the location of the future driveway access is 

approximately 100 feet to the north of the northern existing driveway 

access to State Highway 213 according to the revised traffic study 

submitted by Lancaster Engineering.

c. The Board finds that two applicable standards apply to the driveway in 

its present and relocated position, ODOT sight distance safety 

standards applicable to Hwy 213 and the County's historical 

commitment Policy 3.0(a). The Board finds that rezoning the driveway 

in its present location is permissible without a development application 

and because that driveway has a clear historical commitment to 

industrial uses under Policy 3.0(a). When balancing the interests of the 

Page 2 of 5Hal's Construction rezone proposed findings on remand | Clackamas County
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County in promoting transportation safety against rezoning the 

driveway in its present location the Board finds that Conditions of 

Approval 2 and 3 which require relocation of the driveway access 

within one year should remain in force which provides the applicant 

with increased transportation safety on State Highway 213. The Board 

also finds that when the driveway is abandoned in its present location 

and relocated according to Conditions of Approval 2 and 3 to preserve 

transportation safety, the historical commitment to industrial uses 

which is long standing at the driveway's present location must be 

balanced against the interest of the County and State in providing safe 

transportation facilities and that long standing commitment supports 

the finding of rezoning the driveway in its future location under the 

Board's sound interpretation of its own Policy 3.0(a).

THIRD ASSIGNMENT OF ERROR: RI use consistency with the rural character 

of the area.

a. All adjacent and surrounding properties to the north, east, south and 

west, on the west side of Highway 213 are zoned RRFF-5 and are 

developed with residential, commercial and industrial uses. These 

properties have a rural character.

b. The Board finds this extensive record shows Hal's Construction is a 

paving contractor where the company's work occurs offsite. While 

there may be up to 40 employees employed by Hal's Construction, the 

Board finds that any onsite labor consists of clerical and equipment 

servicing and is only ancillary to the offsite work and is not labor 

intensive.

c. Because the existing industrial uses permitted under the RI are not 

labor intensive and because this rural area is a mix of rural uses the RI 

uses are consistent with the rural character for the area.

SEVENTH AND TENTH ASSIGNMENTS OF ERROR: Driveway Relocation 

Page 3 of 5Hal's Construction rezone proposed findings on remand | Clackamas County
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Notice.

a. The subject property has two driveways which provide direct access to 

State Highway 214. Both driveways have inadequate sight distance to 

the south according to ODOT standards. The applicant proposed to 

remove both driveways and construct on new driveway further north 

based on ODOT safety requirements for sight distance.

b. ODOT has determined that there is a suitable location to construct a 

driveway to meet the minimum sight distance standards. This location 

is set out in Exhibit B to the Order.

c. The map showing compliance with the Oregon Department of 

Transportation's relocation for driveway access was distributed with 

the Notice for the remand hearing which provides for review and 

response.

EIGHTH ASSIGNMENT OF ERROR: Site Use Limits.

a. The Board finds that amendments to OAR 660-004-0018(2) required by 

the Oregon Legislature in HB 3214 provide that the existing conditions 

of approval regarding site use limits are adequate.

NINTH ASSIGNMENT OF ERROR: Mitigation Based on a Revised Traffic Study 

and Conditions of Approval 4, 5 and 6.

a. The LUBA decision required a revised Traffic Impact Study by 

Lancaster Engineering to compare the most traffic generative uses in 

the RRFF-5 and RI zones in order to determine whether or not 

mitigation efforts need to be increased.

b. As the County previously found, the increased traffic under the RI zone 

would significantly affect two transportation facilities.

Page 4 of 5Hal's Construction rezone proposed findings on remand | Clackamas County
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c. Comparing the most traffic generative uses in the RRFF-5 and RI zones 

in the revised transportation report, the mitigation efforts set forth in 

Conditions 4, 5, and 6 are sufficient to comply with the Transportation 

Planning Rule.

d. The County finds that mitigation set forth in Conditions 4, 5, and 6 need 

to be completed within 1 year of this Decision.

TENTH ASSIGNMENT OF ERROR: Compliance with CCZO 1202.01(E). 

a. CCZO 1202.01(E) requires that the safety of the transportation system 

is adequate to serve the level of development anticipated by the zone 

change.

b. The revised Traffic Study prepared by Lancaster Engineering 

addresses safety concerns from the relocation of the driveway access 

for the site. The Board finds that the standard in CCZO 1202.01(E) is 

satisfied.

Page 5 of 5Hal's Construction rezone proposed findings on remand | Clackamas County
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72nd OREGON LEGISLATIVE ASSEMBLY--2003 Regular Session

Enrolled

House Bill 2691
Sponsored by Representative P SMITH, Senator METSGER; Representative RICHARDSON

CHAPTER .................................................

AN ACT

Relating to industrial zoning of mill sites; and declaring an emergency.

Be It Enacted by the People of the State of Oregon:

SECTION 1. Section 2 of this 2003 Act is added to and made a part of ORS chapter 197.
SECTION 2. (1) As used in this section, “abandoned or diminished mill site” means a mill,

plant or other facility engaged in the processing or manufacturing of wood products, in-
cluding sawmills and facilities for the production of plywood, veneer, hardboard, panel pro-
ducts, pulp and paper, that:

(a) Is located outside of urban growth boundaries;
(b) Was closed after January 1, 1980, or has been operating at less than 25 percent of

capacity since January 1, 2003; and
(c) Contains or contained permanent buildings used in the production or manufacturing

of wood products.
(2) Notwithstanding ORS 197.732 or any goals adopted under ORS 197.225 for the pro-

tection of agricultural lands or forestlands, the governing body of a county may amend the
county′ s comprehensive plan and land use regulations to allow an abandoned or diminished
mill site to be zoned for industrial use.

(3) Notwithstanding ORS 197.732 or any goals adopted under ORS 197.225 relating to
urbanization, the governing body of a county may amend the county′ s comprehensive plan
and land use regulations to allow an abandoned or diminished mill site to be zoned for any
level of industrial use.

(4) Notwithstanding ORS 197.732 or any goals adopted under ORS 197.225 relating to
public facilities and services, the governing body of a county or its designee may approve:

(a) The extension of sewer facilities to lands that on the effective date of this 2003 Act
are zoned for industrial use and that contain an abandoned or diminished mill site. The sewer
facilities may serve only industrial uses authorized for the mill site and contiguous lands
zoned for industrial use.

(b) The extension of sewer facilities to an abandoned or diminished mill site that is re-
zoned for industrial use under this section only as necessary to serve industrial uses au-
thorized for the mill site.

(c) The establishment of on-site sewer facilities to serve an area that on the effective
date of this 2003 Act is zoned for industrial use and that contains an abandoned or dimin-
ished mill site or to serve an abandoned or diminished mill site that is rezoned for industrial
use under this section. The sewer facilities may serve only industrial uses authorized for the
mill site and contiguous lands zoned for industrial use.

Enrolled House Bill 2691 (HB 2691-B) Page 1
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(5)(a) A local government, as defined in ORS 174.116, may not authorize a connection to
any portion of a sewer facility located between an urban growth boundary or the boundary
of an unincorporated community and the boundary of the mill site or the industrial zone
containing the mill site, except as provided under ORS 197.732 and any goals adopted under
ORS 197.225 relating to public facilities and services.

(b) Sewer facilities approved under subsection (4) of this section shall be limited in size
to meet the needs of authorized industrial uses and may not provide service to retail, com-
mercial or residential development, except as provided under any goals adopted under ORS
197.225 relating to public facilities and services, unless all appropriate exceptions are ap-
proved under ORS 197.732. The presence of the sewer facilities may not be used to justify an
exception to any goals adopted to protect agricultural lands and forestlands or relating to
urbanization.

(6)(a) The governing body of a county or its designee shall determine the boundary of an
abandoned or diminished mill site. For an abandoned or diminished mill site that is rezoned
for industrial use under this section, land within the boundary of the mill site may include
only those areas that were improved for the processing or manufacturing of wood products.

(b) For an abandoned or diminished mill site subject to subsection (2), (3) or (4) of this
section, the governing body of a city or county or its designee may approve a permit, as de-
fined in ORS 215.402 or 227.160, only for industrial development and accessory uses subordi-
nate to such development on the mill site. The governing body or its designee may not
approve a permit for retail, commercial or residential development on the mill site.

(7) For land that on the effective date of this 2003 Act is zoned under a goal adopted
under ORS 197.225 for the protection of agricultural lands or forestlands and that is rezoned
for industrial use under subsections (2) and (3) of this section, the governing body of the
county or its designee may not later rezone the land for retail, commercial or other
nonresource use unless all appropriate exceptions under ORS 197.732 have been approved.

SECTION 3. This 2003 Act being necessary for the immediate preservation of the public
peace, health and safety, an emergency is declared to exist, and this 2003 Act takes effect
on its passage.

Passed by House March 19, 2003

Repassed by House May 8, 2003

.............................................................................
Chief Clerk of House

.............................................................................
Speaker of House

Passed by Senate May 2, 2003

.............................................................................
President of Senate

Received by Governor:

........................M.,........................................................., 2003

Approved:

........................M.,........................................................., 2003

.............................................................................
Governor

Filed in Office of Secretary of State:

........................M.,........................................................., 2003

.............................................................................
Secretary of State
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ORS 197.719 Industrial use of abandoned or diminished mill sites; amendment of 
comprehensive plans and land use regulations; sewer facilities.

(1) As used in this section, “abandoned or diminished mill site” means a mill, plant or other 
facility engaged in the processing or manufacturing of wood products, including sawmills and 
facilities for the production of plywood, veneer, hardboard, panel products, pulp and paper, that:
      (a) Is located outside of urban growth boundaries;
      (b) Was closed after January 1, 1980, or has been operating at less than 25 percent of 
capacity since January 1, 2003; and
      (c) Contains or contained permanent buildings used in the production or manufacturing of 
wood products.

(2) Notwithstanding statewide land use planning goals protecting agricultural lands or 
forestlands or administrative rules implementing those goals, the governing body of a county 
may amend the county’s comprehensive plan and land use regulations to allow an abandoned or 
diminished mill site to be zoned for industrial use.

 (3) Notwithstanding a statewide land use planning goal relating to urbanization or administrative 
rules implementing that goal, the governing body of a county may amend the county’s 
comprehensive plan and land use regulations to allow an abandoned or diminished mill site to be 
zoned for any level of industrial use.

 (4) Notwithstanding a statewide land use planning goal relating to public facilities and services 
or administrative rules implementing that goal, the governing body of a county or its designee 
may approve:
      (a) The extension of sewer facilities to lands that on June 10, 2003, are zoned for industrial 
use and that contain an abandoned or diminished mill site. The sewer facilities may serve only 
industrial uses authorized for the mill site and contiguous lands zoned for industrial use.
      (b) The extension of sewer facilities to an abandoned or diminished mill site that is rezoned 
for industrial use under this section only as necessary to serve industrial uses authorized for the 
mill site.
      (c) The establishment of on-site sewer facilities to serve an area that on June 10, 2003, is 
zoned for industrial use and that contains an abandoned or diminished mill site or to serve an 
abandoned or diminished mill site that is rezoned for industrial use under this section. The sewer 
facilities may serve only industrial uses authorized for the mill site and contiguous lands zoned 
for industrial use.

 (5)(a) A local government, as defined in ORS 174.116, may not authorize a connection to any 
portion of a sewer facility located between an urban growth boundary or the boundary of an 
unincorporated community and the boundary of the mill site or the industrial zone containing the 
mill site, except as provided under a statewide land use planning goal relating to public facilities 
and services or under ORS 197.732.
      (b) Sewer facilities approved under subsection (4) of this section shall be limited in size to 
meet the needs of authorized industrial uses and may not provide service to retail, commercial or 
residential development, except as provided under a statewide land use planning goal relating to 
public facilities and services or under ORS 197.732. The presence of the sewer facilities may not 
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be used to justify an exception to statewide land use planning goals protecting agricultural lands 
or forestlands or relating to urbanization.

 (6)(a) The governing body of a county or its designee shall determine the boundary of an 
abandoned or diminished mill site. For an abandoned or diminished mill site that is rezoned for 
industrial use under this section, land within the boundary of the mill site may include only those 
areas that were improved for the processing or manufacturing of wood products.
      (b) For an abandoned or diminished mill site subject to subsection (2), (3) or (4) of this 
section, the governing body of a city or county or its designee may approve a permit, as defined 
in ORS 215.402 or 227.160, only for industrial development and accessory uses subordinate to 
such development on the mill site. The governing body or its designee may not approve a permit 
for retail, commercial or residential development on the mill site.

 (7) For land that on June 10, 2003, is zoned under statewide land use planning goals protecting 
agricultural lands or forestlands and that is rezoned for industrial use under subsections (2) and 
(3) of this section, the governing body of the county or its designee may not later rezone the land 
for retail, commercial or other nonresource use, except as provided under the statewide land use 
planning goals or under ORS 197.732. [2003 c.252 §2; 2003 c.688 §3]
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Planning and Zoning 
Department of Transportation and Development 
 

 

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

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

PRE-APPLICATION CONFERENCE SUMMARY 

                               Comprehensive Plan Amendment and Zone Change 

The information contained in this memo is introductory in nature and is designed to act as a guide to relevant ZDO 
and Comprehensive Plan standards.  This is an initial review and is based on the information submitted by the 

applicant for the pre-application conference. 

 

Permit Type: Comprehensive Plan Amendment/Zone Change  

File No. ZPAC0024-21 

Proposal: Proposed Comp Plan amendment, rezone, and subsequent partition and Design 
Review (to be reviewed in a separate Pre-app) 

Staff Contact: Melissa Ahrens, Phone: 503-742-4519, E-mail: mahrens@clackamas.us 

Applicant: Heavy Timber Innovations, LLC, Sephan Schneider & Russ Brotnov 

Assessor’s Map and Tax Lot Number: 34E054100 

Site Address:  25720 Eagle Creek Rd 

Zoning: RRFF5 

 
 
I. APPLICABLE ZONING AND DEVELOPMENT ORDINANCE (ZDO) AND 

COMPREHENSIVE PLAN STANDARDS 
 
Note: Pre-application conferences are advisory in nature and are intended to familiarize applicants with the 

requirements of this Ordinance; to provide applicants with an opportunity to meet with County staff to discuss 

proposed projects in detail; and to identify standards, approval criteria, and procedures prior to filing a land use 

permit application. The pre-application conference is intended to be a tool to orient applicants and assist them in 

navigating the land use review process, but is not intended to be an exhaustive review that identifies or resolves all 

potential issues, and does not bind or preclude the County from enforcing all applicable regulations or from 

applying regulations in a manner differently than may have been indicated at the time of the pre-application 

conference. This document is not a land use decision and is not subject to appeal.  

A. Comprehensive Plan Amendment 

 In addition to meeting the submittal criteria of Zoning and Development Ordinance (ZDO) 

Sections 1202.02 and 1307.07(C), submittal for a Comprehensive Plan Amendment and 

corresponding Zone Change must demonstrate compliance with the following for filing purposes 

(staff recommends specific emphasis on italicized text):  

1. Statewide Planning Goals 

a. Specifically address consistency with applicable planning goals 1, 2, 5, 6, 9, 12 (see 

traffic plan requirements below), and 14 (demonstrate that this is still a rural use- see 

attached memo with factors of consideration for RRFF5 to RI zone changes). 

2. If pursuing abandoned or diminished mill site provision, ORS 197.719 
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Pre-application Conference Summary  Page 2 of 4 
File No. ZPAC0024-21 

 

 

 

Provision Pros and Cons: 
 

Historical Commitment (4.LL.3.1) Abandoned/Diminished Mill Site (4.LL.3.2) 

 Per Table 604-2 of ZDO Section 
604, the cumulative maximum 
building floor space per 
industrial use in the RI District 
would be 39,500 square feet; 
however, per Footnote 6 to Table 
604-2, no maximum applies to 
the “primary processing of raw 
materials produced in rural areas” 
(rural areas include the Rural 
Industrial zoning district) 

 

 Must include evidence that the subject property had a 
“facility engaged in the processing or manufacturing of 
wood products, including sawmills and facilities for the 
production of plywood, veneer, hardboard, panel products, 
pulp, and paper” that closed after January 1, 1980, or 
that has been operating at less than 25% of capacity 
since January 1, 2003 
 

 Only the portion of the property that was “improved for 
the processing or manufacturing of wood products” can be 
zoned RI; the remainder would stay RRFF-5 
 

 ORS 197.719(6)(b) would prohibit the portion of the 
property zoned RI under this provision from being used for 
any retail, commercial, or residential development, 
uses which may otherwise occur in the RI District 
according to the criteria in ZDO Section 604 

 Mill closure dates and current 
operating capacity not relevant 
 

 More of the subject property 
may be eligible for rezoning 
 

 Areas rezoned RI are eligible for 
all of the uses in Table 604-1, 
including retail, commercial, 
and residential uses 

 Maximum building floor space per industrial use, as 
listed in Table 604-2, would not apply in areas of 
abandoned or diminished mill site 
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Pre-application Conference Summary  Page 3 of 4 
File No. ZPAC0024-21 

 

 

3. Comprehensive Plan Provisions 

a. Chapter 3. The property contains wetlands per the statewide wetland mapper as such, 

the application would need to demonstrate compliance with Ch. 3 policy 25.  Early 

coordination with DSL would also be recommended. 

b. Chapter 3 and 4. Pursuant to the requirements of Statewide Goal 6, Section 

1307.07(C)(1)(c), Chapter 3, and Chapter 4 of the County’s Comprehensive Plan, we 

would need information demonstrating water service.  Assuming a well is located on 

the property, please provide information as to the well’s location and functionality.  

Additionally, please provide water rights information from the state, if available, or 

exemption information, if usage is under 5,000 gallons/day.  Please clarify if there is 

more than one well that serves the property.   

c. A statement of feasibility from the septic department would be required 

d. Chapter 4 

i. Land Use Plan Designations 

1. Make consistency findings for RI- see Policy 4.LL.3 

e. Chapter 5 

i. Need to demonstrate that the proposed Comp plan/Zone change and proposed use of 

the property will cause a negligible impact to the transportation system and is in 

compliance with transportation planning rule OAR 660-12, this would be in the format 

of a traffic impact study 

ii. Work with Christiana Snuffin in the Engineering Department regarding requirements 

for the traffic plan, his contact information is in the engineering comments 

B. Zone Change 

A. 1202.03(A)  

1. Comp. Plan consistency, see A.3. above 

2. For the zone change demonstrate how the proposed zone would comply with Ch.4 of 

the Comprehensive Plan (the RI policy) 

B. 1202.03(B)- regarding public services 

C. 1202.03(C)- regarding adequacy of the transportation system (the Traffic Impact Study 

should address) 

D. 1202.03(D)- Regarding safety of the transportation system (the Traffic Impact Study 

should address) 

Comprehensive Plan/Zone Change Application Available here: 
https://dochub.clackamas.us/documents/drupal/592677ce-53dc-416d-84cc-b0367e1efca9 

 

General Comments: 

General points: 
 

 Partition application could be processed concurrent with or after and separate from, 
application for Comprehensive Plan Map Amendment + Zone Change. If processed 
concurrently, partition application will be decided on by BCC; if submitted after, the 
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Pre-application Conference Summary  Page 4 of 4 
File No. ZPAC0024-21 

 

partition application would be decided on by staff and would be appealable to the 
County’s Hearings Officer. 
 

 A separate Design Review pre-application meeting will likely be needed prior to 
submitting Design Review application. 
 

 Hood River County appears to have approved a zone change under the 
abandoned/diminished mill site provision for the Cardinal Glass Industrial facility at the 
“Lower Hanel Mill Site”. If this provision is of interest, it may be worth contacting them to 
understand whether/how they zoned the entire parcel for industrial use (i.e., what 
arguments they made consistent with ORS 197.719(6)(b)). 
 

 The 2002 re-zone of what are now Tax Lots 34E05-04102 and 34E05-04102 (to the 
south of the subject property) were done under the historical commitment provision. It 
allowed for the rezone of those entire parcels.  
 

 Certain other zone change applications approved by the BCC that were made under the 
historical commitment provision did not allow for the rezone of the entirety of the relevant 
parcels, but rather excluded areas that were used for dwellings (e.g., in Z0490-13-CP) or 
that were geographically/topographically separated from the areas historically committed 
to industrial areas. 
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1 
 

P L A N N I N G  &  Z O N I N G  D I V I S I O N  

 

Planning and Zoning Guidance Memo 
Rural Residential Comprehensive Plan/Zoning Designation Amendments 

 

STAFF: Melissa Ahrens and Martha Fritzie DATE: April 14th, 2020 

 

QUESTION: Is an exception to Statewide Planning Goal 14, Urbanization, (and a 
corresponding Comprehensive Plan Amendment) required for a zone change between rural 
residential zoning districts on rural exception lands (RA-2, RRFF-5, and FF-10)? 

RESPONSE:   
 
*Please note that the following is the County’s interpretation based on current case law and, as 
such, it may be subject to change* 
 

Based on a close review of case law (see link below to Goal 14 Exception LUBA Headnotes), 
State Administrative Rules and Statutes, and the County’s Comprehensive Plan and Zoning 
and Development Ordinance (ZDO), County Planning staff, in consultation with County 
Counsel, have determined that in some cases a Goal 14 exception is not required to change 
to a different rural residential zoning designation (e.g. FF-10 to RRFF-5). This has been 
identified as a permitting pathway because: 
 
(1) Rural exception lands were already acknowledged as such on 10/4/00 (See Oregon 
Administrative Rule 660-004-0040) and the County has not amended the provisions of the 
Comprehensive Plan to allow a smaller minimum lot size in rural exception lands than was 
previously allowed. Nor has the County changed the process or criteria of approval for such a 
zone change, as regulated by ZDO Section 1202. And; 
 
(2)  The County’s Comprehensive Plan was reviewed and acknowledged by LCDC for 
compliance with Statewide Planning Goal 14.  The 1980 exception documents (RUPA I, II, III, 
and IV) included Statewide Goal 14 findings for rural residential exception lands.  LCDC 
determined that the County did not allow any ‘urban uses’ on rural lands and, as such, the 
County was determined to be compliant with Goal 14.   
 
Therefore, there appears to be a ‘carve out’ situation LUBA created in Oregon Shores Cons. 
Coalition v. Curry County, 53 Or LUBA 503 (2007) that is applicable to Clackamas County, in 
certain circumstances on rural residential zoned properties.   However, in order for a specific 
property to qualify for this ‘carve out’ pathway that avoids the needs for a Goal 14 exception  
the proposed zone change would have to meet the definition of a ‘rural use’.  To determine if 
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2 
 

 

DISCLAIMER:  This is guidance only and is subject to change based on changes to state law, future legislative 

amendment of the Comprehensive Plan or ZDO, decisions of courts or administrative tribunals, or quasi-judicial land 

use decisions.  This is not a land use decision as defined by Oregon Revised Statutes 197.015(10).   

 

                                                
1 The analysis of whether a particular proposed use will allow an urban or rural use within the meaning of 
Goal 14 requires a case by case analysis, 1000 Friends of Oregon v. LCDC (Curry Co.), supra, 301 Or at 
521 

a Goal Exception is required for rural residential rezones, County Planning staff will review 
such proposals on a case by case basis to determine if a use is ‘rural’ or ‘urban’, as defined in 
relevant LUBA case law and per Oregon Administrative Rules and Revised Statutes1.  Some 
examples of factors that may be used for such a determination are: 
 

● That public facilities and services providing for water and sewage disposal will be 
limited to the types and levels of service available and appropriate for rural lands.  Or 
in other words, that the proposed uses on rural lands will not require urban levels of 
service. 

● The potential impact on a nearby Urban Growth Boundary.  Specifically, consideration 
of whether the density and number of residential units allowed under the proposed 
zoning would impermissibly affect the ability of nearby UGBs to perform their 
urbanization function 

● Whether the size of the proposed lots in a partition or subdivision that will accompany 
the zone change can be considered a rural use 
 

For proposals changing RA-2, RRFF-5, and FF-10 to Rural Commercial (RC) or Rural 
Industrial (RI) the following factors are also relevant:  

● Whether the proposed uses are appropriate for and limited to the needs and 
requirements of the local area to be served; 

● Whether the type and intensity of use is consistent with those typically found in other 
rural areas of the County 

● Whether the proposed use is likely to become a magnet for people outside the area 
 
For questions please contact either Martha Fritzie at mfritzie@clackamas.us or Melissa 
Ahrens at mahrens@clackamas.us 

RELEVANT CASE LAW: https://www.oregon.gov/LUBA/docs/headnotes/18.7.pdf  
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ZPAC0024-21-DR Summary – Mass Timber Project 1

DESIGN REVIEW PRELIMINARY NOTES 

ZPAC0024-21 

CLACKAMAS COUNTY DEPARTMENT OF TRANSPORTATION & DEVELOPMENT  

LAND USE & ENVIRONMENTAL PLANNING DIVISION 

Development Service Building, 150 Beavercreek Road, Oregon City OR 97045 

Phone: (503) 742-4500 Fax: (503) 742-4550 

LOCATION: Meeting via Zoom Teleconference

DATE & TIME: March 24th, 2021 at 1:00 pm. 

STAFF CONTACT: Anthony Riederer – 503-742-4528 - ariederer@clackamas.us 

APPLICANT: J3 Consulting 

LEGAL DESCRIPTION: 34E05  04100

SITE ADDRESS:  25720 Eagle Creek Road 

TOTAL AREA INVOLVED: Approximately 19 acres 

PRESENT ZONING: RI (Rural Industrial)/EFU (Exclusive Farm Use) 

PROPOSAL: Demolition of existing structure and construction of 450 square foot kiln building 
for drying wood planks. Additional parking and/or reinstatement of previous parking area may 
be required to demonstrate compliance with parking requirements.
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ZPAC0024-21-DR Summary – Mass Timber Project 2

ZDO ORDINANCE STANDARDS: 

Note: The information contained in this memo is introductory in nature and is designed to act as 
a guide to relevant ZDO sections.  This is an initial review and is based on the information 
submitted by the applicant for the pre-application conference. 

When the proposal is submitted for design review/land use approval, it will reviewed against all 
applicable ZDO sections and, through that process, additional considerations may come to light. 

1. ZDO Sections 604 (Rural Industrial) 

The proposed use (Manufacturing) is a primary permitted use in the Rural Industrial 
Zoning District. 

Dimensional Standards – Rural Industrial: 

 Minimum Lot Size: None 
 Minimum Front: 30 feet 
 Minimum Rear: 0 feet 
 Minimum Side: none 
 Building Height: None 
 Maximum Building Floor Space per Industrial Use outside of an 

Unincorporated Community: 39,500 square feet.   
o Note: Per Footnote 6, No maximum applies to the primary processing of 

raw material produced in rural areas, or uses sited on abandoned or 
diminished mill sites.  

2.  ZDO Section 1005 – Site and Building Design 

1005.03: General Site Design Standards 

If feasible, design the site so that so that the longest building elevations can be 
oriented within 20 degrees of true south in order to maximize the south-facing 
dimensions, per 1005.03(B). 

1005.04: Building Design 

Design all facades visible from a public or private street or accessway such that 
they comply with the design standards of 1005.04(A).  

The design of the roofline shall include eaves which project no less than 24 inches 
from the façade or, if flat, be defined by cornice or other architectural treatment to 
provide visual interest, as per 1005.04(D). 

Design buildings so as to comply with the exterior building material standards of 
1005.04(E).  
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ZPAC0024-21-DR Summary – Mass Timber Project 3

Please note  

1005.04(E)(3), which provides guidance as to the materials that are 
acceptable for façade surfaces: “Walls shall be surfaced with brick, tile, 
masonry, stucco, stone or synthetic equivalent, pre-cast masonry, 
gypsum reinforced fiber concrete, wood lap siding, architecturally 
treated concrete, glass, wood, or a combination of these or other high-
image materials.”

And 1005.04(E)(4), which provides the limited allowed uses of metal as a 
building material: “Notwithstanding Subsection 1005.04(E)(3) metal 
may be approved as an exterior building material through design 
review pursuant to Section 1102 for specific high-image surfaces, 
canopies, awnings, doors, screening of roof mounted fixtures, or other 
architectural features.”

Fully address the applicable standards related to architectural design features, 
colors, materials, scale, and minimizing impacts on adjacent uses as provided in 
1005.04(I): 

1005.04(I)(1): Use shapes, colors, materials, textures, lines, and other 
architectural design features that enhance the design type area and 
complement the surrounding area and development. 

1005.04(I)(3): Use building orientation and physical design, including 
setbacks and modulations, to ensure a development is compatible with 
other activities onsite, nearby properties, intended uses and the intent of 
the design type. 

1005.04(I)(7): In unincorporated communities, design structures to reflect 
and enhance the local character and to be in scale with surrounding 
development. 

Locate and design mechanical equipment so that it is screened as per the 
standards provided in 1005.04(J). 

1005.05: Outdoor Lighting 

Design outdoor lighting to comply with the standards in 1005.05(A) and 
demonstrate compliance with these standards. 

1005.06: Additional Requirements 

Section 1005.06 requires projects to meet one ‘additional requirement’ for every 
20,000 square feet of site area, up to a maximum of 5. 
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ZPAC0024-21-DR Summary – Mass Timber Project 4

1005.07: Modifications 

Modification of any standard identified in Subsections 1005.03 and 1005.04 may 
be approved as part of design review if the proposed modification will result in a 
development that achieves the purposes stated in Subsection 1005.01 as well or 
better than the requirement listed. 

It is the responsibility of the applicant to ‘make the case’ as to how any proposed 
modification satisfies this requirement.  

4.  ZDO Section 1006 - Utility Lines & Facilities 

Location, design, installation, and maintenance of utility lines and facilities shall 
be carried out with minimum feasible disturbance of soil/site and consistent with 
rules/regulations of districts for surface water management, per 1006.01(A). 

New electric, gas, communications services shall be installed pursuant to the 
requirements of the district/company serving the development and installed 
underground, unless prohibited by utility district or company, per 1006.01(B). 

Easements shall be provided along property lines as deemed necessary by the 
Department of Transportation and Development, special districts, and utility 
companies, as per 1006.01(D). 

No street light requirements as the property is outside the Portland UGB. 

Applicants shall specify a lawful water source for the proposed development, such 
as a public or community water system, certificated water right, or exempt-use 
well. 

The project team should verify with the Clackamas County On-Site Wastewater 
program that the existing system is adequate to the proposed use. 

Positive drainage and conveyance is required pursuant to 1006.06(A). The 
Clackamas County Roadway Standards provide the stormwater. 

Approval of a development shall be granted only if the applicant provides a 
preliminary statement of feasibility from the surface water management 
regulatory authority. Per 1006.06(C). 

Please note that statements of feasibility are required to complete the 
application for processing 

5.  ZDO Section 1007 & 1015 - Roads, Circulation & Parking 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 402 of 747



ZPAC0024-21-DR Summary – Mass Timber Project 5

Circulation, frontage improvements, and site access to be reviewed by Clackamas 
County Engineering.  

Vehicle access shall be shown on plans and meet the criteria of 1007.01(C). 

Please review the “General Standards” of 1015.01 to ensure that all parking 
facilities comply. 

Motor vehicle parking shall meet the standards of Section 1015.02 as appropriate 
per the project design.  Please note that parking is based on the use of the 
building, not the underlying zoning.  

 Industrial, Manufacturing, and Processing Facilities: 
o 0-24,999 square feet: 1.5 spots per 1,000 square feet 
o 25,000-49,999 square feet: 1.42 spots per 1,000 square feet 

Development shall include 1 bike parking space per 10,000 square feet. This may 
accommodated by an indoor hanging rack or other such facility. 

Off-street loading berths will be required, per 1015.04. Please review these 
standards to ensure project compliance. 

 Industrial Uses: 5,000 to 16,000 square feet: 1 dedicated loading berth 
 Dimensional Standards: 60 feet X 12 feet by 14 feet high 

6.  ZDO Section 1009 - Landscaping 

If the site already has adequate landscaping which addresses the general provisions 
as provided per 1009.01, this should be indicated and illustrated in the Design 
Review application. 

This area shall not include landscaping in adjacent rights-of-way.  

The requirements of landscaping, screening and buffering, landscape strips, and 
outdoor recreation areas set in 1009 apply regardless of whether those areas exceed 
15% of the site area. 

Surface parking and loading area landscaping will be required per 1009.03(B). 

Required screening and buffering shall be demonstrated to comply with the requirements 
of 1009.04.  

The project design shall comply with the landscaping strip requirements of 1009.06(C). 

Fences and walls shall comply with the standards of 1009.07.  

Graded areas shall be revegetated to ensure erosion control, per 1009.09. 

All landscaped areas and new plantings shall be selected, installed, and maintained per 
the standards of 1009.10. 
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ZPAC0024-21-DR Summary – Mass Timber Project 6

 Any outdoor storage areas will need to be screened 

7.  ZDO Section 1010 - Signs

All signs must meet standards of ZDO Subsection 1010.06 (Commercial Signs in 
Commercial and Industrial Districts), where applicable. 

8.  ZDO Section 1021 - Refuse and Recycling Standards 

Please indicate location and dimensions and design of recycling and solid waste areas on 
plans and include site plans and elevation drawings which demonstrate compliance with 
the pertinent standards listed in ZDO Section 1021.  

These include general design standards, the design of enclosures, gates, and receptacles, 
vehicle access, and requirements for the placement of signs.  

For information on hauling and capacity requirements, please contact Emily 
Murkland of Clackamas County’s Sustainability and Solid Waste program and the 
local trash/recycling hauler. 
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PRE-APPLICATION INFORMATION FROM TRAFFIC ENGINEERING AND DEVELOPMENT REVIEW 

All information is considered informal, based on current Zoning and Development Ordinance 
requirements, current Roadway Standards requirements, and current Comprehensive Plan 
requirements.  The information presented here is subject to change as revisions are made to the 
aforementioned documents and in the formal Conditional Use Process.  Prior to the submittal of a 
Conditional Use application, the applicant is encouraged to contact staff to insure that these pre-
application comments reflect the current standards. 

FILE NO.    ZPAC0024-21 

PROJECT: Industrial Development Related to CLT Production 

LEGAL: 34E05  04100 

DATE: March 24, 2021 

Engineering staff: Kenneth Kent 503-742-4673  
kenken@co.clackamas.or.us

SECTION 1 - REQUIREMENTS  

1. A Development Permit will be required from the County Engineering Section prior to initiation of 
construction.  The applicant shall pay the minimum Permit fee deposit ($1,600) for 
commercial/industrial/multi-family development.  The plan review and inspection fee is based upon 8.83 
percent of the estimated costs for public street frontage improvements and 5 percent of the estimate costs 
of the onsite transportation improvements. These plans shall be signed and stamped by a Professional 
Engineer registered in the State of Oregon or shall comply with requirements acceptable to the 
Engineering Division. 

2. A Traffic Impact Study is required:

a. Comply with Section 295 of the Clackamas County Roadway Standards.  Contact Christian Snuffin 
for questions regarding traffic study preparation.  Phone: 503-742-4716 Email: 
CSnuffin@clackamas.us. 

b. Provide site trip generation and trip distribution for both weekday a.m. and p.m. peak hours 
considering the reasonable highest use of (1) existing zoning, and (2) proposed zoning. 

c. Perform traffic operations analysis at the following intersections: (1) Site access to Riverside Way, 
and (2) Riverside Way at Eagle Creek Rd. Analysis at Eagle Creek Rd /Currin Rd, and Eagle Creek 
Rd / Wildcat Mountain Rd may be required if the number of new site trips through either of these 
intersections exceed 20 vehicles during the peak hour. Analysis will need to be performed for the 
a.m. and p.m. peak hours for existing zoning and proposed zoning scenarios under current year and 

D A N  J O H N S O N
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future year (2035) traffic conditions. A 2% linear annual growth rate should be applied to determine 
future year background traffic volumes. 

d. Provide a crash history and safety analysis at all study area intersections. Identify any safety issues 
and recommended mitigations. Look at vehicular and truck circulation on the site and between the 
site access to Riverside Way and the intersection of Riverside Way and Eagle Creek Rd. Evaluate 
safety and operations of the skewed approach of Riverside Way at Eagle Creek Rd. Consider the 
safety and operational impacts of closing the skewed approach. 

3. SE Eagle Creek Road/SE Riverside Way Access: 

a. The existing skew in the intersection of SE Riverside Way with SE Eagle Creek Road does not meet 
current standards.  With development of the proposed site, closure of the south approach of SE 
Riverside Way will be required.  

b. A minimum 28-foot wide by 20-foot long paved driveway approach to each parcel will be required.  
Additional width is permitted to allow for truck turning.  The addition of gravel shoulder may be 
needed on SE Riverside Way adjacent to the proposed driveway to facilitate truck maneuvering in 
and out of the site. 

4. On-Site Circulation and Parking:  

a. Applicant shall provide adequate on site circulation for the parking and maneuvering of all vehicles 
anticipated to use the site. 

b. All parking and maneuvering areas shall be screened gravel or better, constructed per Standard 
Drawing R100. 

c. Parking spaces shall meet minimum and maximum ZDO section 1015 requirements, both in number 
and dimensions.  The plans shall list the number of parking spaces required and the number of 
parking spaces provided.  The applicant shall label all compact, carpool, handicap, and loading berth 
spaces on the plans.  Identify proposed parking spaces for the building on north parcel.

d. All 90-degree parking spaces require a minimum of 24 feet of back up maneuvering room.   

e. Loading spaces shall be provided and shall be afforded adequate maneuvering room.   

f. The paths traced by the extremities of the anticipated large vehicles (garbage and recycling trucks, 
fire apparatus, delivery trucks), including off-tracking shall be shown on the site plan to insure 
adequate turning radii are provided for the large vehicles maneuvering on site.   

g. An on-site turnaround, or through circulation which meets the requirements of the local Fire is 
required.   

h. Applicant shall design and construct paved ADA parking spaces, as required by the Building 
Division, including a hard surface path to the building entrance.   

i. If curbs are proposed they shall typically be type "C", or curb and gutter if curb line slope is less than 
one percent, if they carry, direct or channel surface water.  Alternative curbs will be considered 
when it is determined by the Clackamas County Department of Transportation and Development that 
type “C” curbs or curb and gutter are not appropriate.  Extruded curbs for carrying, directing or 
channeling surface water, or used as a vehicle wheel stop, shall not be allowed. 

j. Applicant shall provide and implement a signing plan for on-site parking and circulation.  

k. STORM DRAINAGE: Provide storm management plan for new impervious surface, per Roadway 
Standards Chapter 4. 

5. Written approval from the Estacada Fire District #69 for the planned access, circulation and water 
source supply will be required.  
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From: Wonsley, Shelby <SWonsley@clackamas.us> 

Sent: Monday, March 29, 2021 10:51 AM 

To: Carlos Callava 

Subject: RE: Septic Statement of Feasibility Determination Request 

Attachments: Site Evaluation Guide 2020.pdf; SEPTIC APPLICATION 2019 FILLABLE.pdf; 

PLOT PLAN SOIL EVAL 2019.pdf; Notice Authorizing Representative 

Fillable.pdf; Septic Program Credit Card Authorization_1120.pdf 

 

Good morning, 

 

Please see the attached application material to apply for a Site Evaluation. The test pits are required to 

be dug on the property before applying for the permit. The permit fee is $835.00 and we are currently 

running 6-8 weeks out for inspection. The Site Evaluation will need to be approved before the partition 

can be approved. 

 

Applications can be sent to soilsconcern@clackamas.us for processing. 

 

 

Sincerely, 

  

Shelby Wonsley 

Permit Technician  

Septic & Onsite Wastewater Systems Program 

Department of Transportation & Development 

Clackamas County 

 

 

 

From: Carlos Callava <carlos.callava@3j-consulting.com>  

Sent: Monday, March 29, 2021 9:58 AM 

To: Wonsley, Shelby <SWonsley@clackamas.us> 

Subject: RE: Septic Statement of Feasibility Determination Request 

 

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

 
 
Hi Shelby, 

 

Thanks for your email. I think I understand. One question – how do we proceed with obtaining a new 

septic site evaluation for the southern lot? Does the site evaluation need to occur after the lots have 

been created resulting from the partition? Or can it happen before the lots are created? Essentially, my 

questions are how and when to obtain a site eval for the southerly lot. 

 

Thanks for your helpfulness! 

 
Carlos Callava | Planner | 3J Consulting 
O: 503.946.9365 x.246 
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From: Wonsley, Shelby <SWonsley@clackamas.us>  

Sent: Friday, March 26, 2021 2:24 PM 

To: Carlos Callava <carlos.callava@3j-consulting.com> 

Subject: RE: Septic Statement of Feasibility Determination Request 

 

Hi Carlos, 

 

We cannot sign off on the partition until a new septic Site Evaluation is approved for the southern lot 

created by the partition. Based on the notes we provided at the pre-app meeting the northern lot has 

septic approval from the 1980’s, but not the southern lot. The feasibility form you have provided is 

something that is typically signed by the sewer provider. The approved Site Evaluations would be our 

version of the feasibility document you are wanting signed.  

 

The short answer here is that we cannot approve this until each lot created by the partition has septic 

approval. 

 

Sincerely, 

  

Shelby Wonsley 

Permit Technician  

Septic & Onsite Wastewater Systems Program 

Department of Transportation & Development 

Clackamas County 

 

 

 

From: Carlos Callava <carlos.callava@3j-consulting.com>  

Sent: Friday, March 26, 2021 9:26 AM 

To: SoilsConcern <SoilsConcern@clackamas.us> 

Subject: Septic Statement of Feasibility Determination Request 

 

Hello, 

 

We are working with an applicant to rezone and partition a 19.4 acre parcel with an address of 25720 SE 

Eagle Creek Road in rural Clackamas County. The subject site has a parcel number of 00927046 and is 

located on Tax Map 3-4E-5. 

 

The Planning Department of the County requires a statement of feasibility to be signed by the 

septic/surface water district for land use review. I’ve attached the required form. 

 

Please note that no development is being proposed at this time, only the rezone from RRFF-5 to RI and 

partition into two separate lots. A different land use application will be required by the County at a 

subsequent stage for the project design review process. I’ve attached the site plan for the proposal for 

your reference. 

 

Please let me know if you have any questions or require additional information.  
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Thank you, 

 

 
Carlos Callava | Planner | 3J Consulting 

9600 SW Nimbus Ave, Suite 100 | Beaverton, OR  97008 
O: 503.946.9365 x.246 
carlos.callava@3j-consulting.com 
Connect with us: Website | LinkedIn | Facebook | Instagram 

CIVIL ENGINEERING | WATER RESOURCES | COMMUNITY PLANNING 

Named one of the 100 Best Companies to work for in Oregon! 

 

 
NOTE: This message was trained as non-spam. If this is wrong, please correct the 

training as soon as possible.  
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Executive Summary 
1. The proposed project involves the change in zoning of a property, from Rural Residential Farm Forest 5-Acre 

(RRFF-5) to Rural Industrial (RI), located at 25720 SE Eagle Creek Road in unincorporated Clackamas County, 
Oregon. 

2. The trip generation calculations show that under the existing RRFF-5 zone, the subject site could reasonably 
generate up to 2 morning peak hour trips, 3 evening peak hour trips, and 28 average weekday trips. Under 
the proposed RI zone, the site could reasonably generate up to 28 morning peak hour trips, 25 evening peak 
hour trips, and 198 average weekday trips. Accordingly, the net change in trip generation potential of the site 
after the proposed rezone is projected to increase by 26 morning peak hour trips, 22 evening peak hour trips, 
and 170 average weekday trips.  

3. No significant trends or crash patterns were identified at any of the study intersections that are indicative of 
safety concerns. Accordingly, no safety mitigation is recommended per the crash data analysis. 

4. Adequate sight distance is available at the site access to ensure safe and efficient operation of the access 
intersection. 

5. Left-turn lane warrants are not projected to be met at the study intersections under any of the analysis 
scenarios. 

6. Due to insufficient main and side street traffic volumes, traffic signal warrants are not projected to be met at 
the study intersections under any of the analysis scenarios.  

7. All study intersections are currently operating acceptably per Clackamas County standards and are projected 
to continue operating acceptably through the 2035 planning horizon, regardless of the potential increase in 
site trip generation upon rezoning the site or with the potential closure of skewed intersection leg of SE 
Riverside Way at SE Eagle Creek Road. No operational mitigation is necessary or recommended at these 
intersections.  

8. Based on an examination of safety and operation following the potential closure of the skewed segment of 
SE Riverside Way that intersects SE Eagle Creek Road, all study intersections are projected to operate within 
acceptable levels of capacity. Potential 95th percentile queues at the study intersections are not expected to 
extend back to or impede turning movements at adjacent study intersections along SE Eagle Creek Road. 
Regarding safety, southbound egressing heavy vehicles (i.e. semi-trucks) may need to encroach on the 
northbound travel lane in order to conduct the turning movement. 

9. The proposed zone change will not degrade the performance of any existing or planned transportation facility 
below acceptable jurisdictional standards. Accordingly, the Transportation Planning Rule is satisfied. 
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Project Description 

Introduction 
The proposed project involves the change in zoning of a property, from Rural Residential Farm Forest 5-Acre 
(RRFF-5) to Rural Industrial (RI), located at 25720 SE Eagle Creek Road in unincorporated Clackamas County, 
Oregon. 

Based on correspondence with Clackamas County staff, this report includes safety and capacity/level of service 
analyses at the following intersections: 

1. Existing site access along SE Riverside Way (potential site access location); 

2. SE Eagle Creek Road at SE Eagle Cliff Lane; and 

3. SE Riverside Way at SE Eagle Creek Road. 

The report includes an analysis of traffic conditions under existing conditions and at the 2035 planning horizon, 
with and without the proposed zone change. The report also includes analyses that addresses the 
Transportation Planning Rule (TPR). 

The purpose of this study is to determine whether the transportation system within the vicinity of the site is 
capable of safely and efficiently supporting the proposed change in zoning and to determine any mitigation 
that may be necessary to do so. Detailed information on traffic counts, trip generation calculations, safety 
analyses, and level of service calculations are included in the appendix to this report. 

Location Description 
The project site is located east of Highway 224 and west of SE Eagle Creek Road, outside of the Urban Growth 
Boundary in Clackamas County, Oregon. The site includes one tax lot (lot 34E0501400), which encompasses an 
approximate total of 18.02 acres. The lot has one driveway located along SE Riverside Way, which connects to 
SE Eagle Creek Road. Figure 1 presents an aerial image of the nearby vicinity with the subject property outlined 
in yellow.  
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Figure 1: Project Location (image from Google Earth) 

Vicinity Streets 
The proposed development is expected to impact three roadways near the site. Table 1 provides a description 
of each of the vicinity roadways. 

Table 1: Vicinity Roadway Descriptions 

Street Name Functional 
Classification 

Cross-
Section 

Speed 
(MPH) 

Curbs & 
Sidewalks 

On-Street 
Parking 

Bicycle 
Facilities 

SE Eagle 
Creek Road Minor Arterial 2 Lanes 55 (Statutory) None None None 

SE Riverside 
Way Local Road 2 Lanes 25 (Statutory) None None None 

SE Eagle Cliff 
Lane Local Road 2 Lanes 10 (Posted) None None None 

Table Notes: Functional Classification provided by the Clackamas County Transportation System Plan (December 2013) 
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Study Intersections 
Based on coordination with Clackamas County staff, three intersections were identified for analysis. A 
summarized description of the study intersections is provided in Table 2. 

Table 2: Study Intersection Descriptions 

Number Intersection Geometry Traffic Control Phasing/Stopped 
Approaches 

1 Site Access at SE 
Riverside Way Four-Legged None 

All Approaches 
Operate Under 
Yield Control 

2 
SE Eagle Creek 

Road at SE Eagle 
Cliff Lane 

Four-Legged Stop-Controlled 
WB Stop-

Controlled, EB 
Approach Operates 
Under Stop Control 

3 
SE Riverside Way at 

SE Eagle Creek 
Road 

Four-Legged Stop-Controlled EB/WB Stop-
Controlled 

Transit 
The project site is located near one transit line that has stops within a quarter-mile walking/biking distance from 
the site. 

TriMet bus line #30 – Estacada provides service between Estacada and Clackamas Town Center along SE Eagle 
Creek Road, Highway 224, Highway 212, and 82nd Drive. On weekdays, line 30 also provides one morning rush-
hour trip to Milwaukie, which continues to Portland City Center, and one evening rush-hour trip from Portland 
City Center to Milwaukie, which then continues to Estacada. 

The nearest stops to the site are located near the intersection of SE Riverside Way at SE Eagle Creek Road. 
Weekday service is scheduled from approximately 4:30 AM to 9:20 PM and has headways of approximately 30 
to 60 minutes. Weekend service is scheduled from approximately 8:30 AM to 7:20 PM and has headways of 
approximately 60 to 70 minutes.  

A vicinity map showing the project site, vicinity streets, and study intersection configurations is shown in 
Figure 2. 
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Eagle Creek Zone Change

10/15/2020

VICINITY MAP
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Site Trips 
The subject site is currently zoned as Rural Residential Farm Forest 5-Acre (RRFF-5) and is proposed for a 
change in zoning to Rural Industrial (RI). To determine the potential impacts of the proposed change in zoning, 
reasonable “worst-case” development scenarios for the existing and proposed zones were determined utilizing 
data for the most traffic-intensive uses permitted within each zone. 

Trip Generation – Proposed Zone Change 
Existing RRFF-5 Zone 
To determine the reasonable “worst-case” development scenario under the existing zoning, Clackamas County 
Zoning and Development Ordinance Section 316 was referenced and compared to land uses provided within 
the Trip Generation Manual 1. Based on an assessment of permitted uses under the RRFF-5 zone, data from 
land use code 210, Single-Family Detached Housing, was used based on the number of dwelling units.  

Upon inspection of Table 316-2: Dimensional Standards in the Rural Residential and Future Urban Residential 
Zoning Districts, the RRFF-5 zone has a minimum average lot size of five acres for all lots or parcels in a 
subdivision.  

Since the subject site encompasses approximately 18 acres, it is assumed the worst-case trip generation under 
this zone would be generated by three single-family homes.  

Proposed RI Zone  
To determine the reasonable “worst-case” development scenario under the proposed zoning, Clackamas 
County Zoning and Development Code Section 604 was referenced and compared to land uses provided within 
the Trip Generation Manual. Based on an assessment of permitted uses under the RI zone, data from land use 
110, General Light Industrial, was used based on the gross floor area of the building. 

Per Table 604-2 – Dimensional Standards in the RI District, there is no minimum lot size for the zone, but the 
maximum building floor space per “Industrial Use in an Unincorporated Community” is 40,000 square feet. A 
building this size could reasonably fit on the 18.02-acre parcel, and allow space for landscaping, setbacks, 
parking, etc.  

Analysis Results 
The trip generation calculations show that under the existing RRFF-5 zone, the subject site could reasonably 
generate up to 2 morning peak hour trips, 3 evening peak hour trips, and 28 average weekday trips. Under the 
proposed RI zone, the site could reasonably generate up to 28 morning peak hour trips, 25 evening peak hour 
trips, and 198 average weekday trips. Accordingly, the net change in trip generation potential of the site after 
the proposed rezone is projected to increase by 26 morning peak hour trips, 22 evening peak hour trips, and 
170 average weekday trips.  

The trip generation estimates are summarized in  

Table 3. Detailed trip generation calculations are included in the attached technical appendix (see Appendix B). 

 
1 Institute of Transportation Engineers (ITE), Trip Generation Manual, 10th Edition, 2017. 
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Table 3: Trip Comparison Summary 

Land Use ITE 
Code Size/Rate  

Morning Peak 
Hour 

Evening Peak 
Hour Weekday 

In Out Total In Out Total Total 
Existing RRFF-5 Zone          

Single-Family Detached 
Housing 210 3 units 1 1 2 2 1 3 28 

Proposed RI Zone          
General Light Industrial       

 110 40,000 SF 25 3 28 3 22 25 198 

Net New Site Trips   24 2 26 1 21 22 170 

Trip Distribution 
The directional distribution of site trips to and from the proposed project site was estimated based on locations 
of likely trip origins and destinations, locations of major transportation facilities in the site vicinity, and existing 
travel patterns at the study intersections. The following trip distribution was estimated and used for analysis: 

 Approximately 60 percent of site trips will travel to/from the north along SE Eagle Creek Road 

 Approximately 40 percent of site trips will travel to/from the south along SE Eagle Creek Road 

The trip distribution and assignment for the total site trips generated during the morning and evening peak 
hours is shown in Figure 3. 
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SITE TRIP DISTRIBUTION & ASSIGNMENT

Proposed Zone Change - Net Change in Site Trips

AM & PM Peak Hours

Figure 3

Eagle Creek Zone Change

10/15/2020
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Traffic Volumes 

Existing Conditions 
Due to the ongoing COVID-19 pandemic, traffic volumes throughout Clackamas County have been depressed 
significantly relative to normal conditions. With guidance from Clackamas County staff, a method for data 
collection and adjusting traffic counts to account for the influence of COVID-19 was determined. The following 
methodology was used for collecting and adjusting traffic counts to estimate traffic conditions at the study 
intersections without the influence of COVID-19: 

 Existing Counts: Traffic counts were conducted at the study intersections along SE Eagle Creek Road on 
Tuesday, October 6th, 2020, from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM. Data was used 
from each intersection’s respective morning and evening peak hours. Additionally, 24-hour tube counts 
were collected along SE Eagle Creek Road at a location just south of SE Wildcat Mountain Road, where 
Clackamas County collects average daily traffic (ADT) counts (the last count year was 2018). The 24-
hour tube counts were collected on Wednesday, October 7th, 2020. 

 COVID-19 Adjustment Factor: A COVID-19 adjustment factor was calculated by first growing the 
historical 2018 ADT counts to reflect year 2020 traffic conditions without the influence of COVID-19 by 
applying a two percent per year compounded growth factor to the counts over a two-year period. 
Based on the difference between the grown ADT and the 24-hour tube counts collected, an adjustment 
factor will be calculated. This factor is intended to estimate normal traffic conditions without impacts 
from the COVID-19 virus (i.e. normal commuter patterns, businesses and schools open, etc). A COVID-
19 adjustment factor of 1.16 was calculated and applied to the peak period intersection counts as a 
whole. 

Traffic volumes at for the site access intersection (intersection 1 on the vicinity map) were estimated by assuming 
a combination of existing site trip generation and volume balancing with the other two study intersections along 
SE Eagle Creek Road. Existing traffic volumes traveling to/from the site were determined by assuming site trip 
generation would approximately match trip generation associated within the reasonable worst-case 
development scenario under the existing RRFF-5 zone (refer to the Site Trips section of this report). All site trips 
were assumed to travel to/from SE Eagle Creek Road. Traffic volumes along SE Riverside Way were 
subsequently balanced with the study intersections along SE Eagle Creek Road. 

Figure 4 shows the existing COVID-19-adjusted traffic volumes at the study intersections during the morning 
and evening peak hours. 
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Year 2035 Planning Horizon Conditions 
To provide analysis of the impact of the proposed change in zoning on the nearby transportation facilities, an 
estimate of future traffic volumes is required. A growth rate must be applied to recorded and adjusted traffic 
volumes in order to calculate future volumes. Based on input from Clackamas County staff, a linear growth rate 
of two percent per year was applied to the COVID-19-adjusted volumes over a 15-year period to determine 
year 2035 planning horizon volumes. 

Error! Reference source not found. shows the projected year 2035 planning horizon volumes during the 
morning and evening peak hours. 

Year 2035 Planning Horizon with Zone Change Conditions 
The net change in the peak hour trip generation potential of the site, as calculated within the Site Trips section, 
were added to the projected year 2035 planning horizon traffic volumes to obtain the expected 2035 planning 
horizon volumes with the zone change implemented. 

Figure 6 shows year 2035 planning horizon plus zone change traffic volumes for the morning and evening peak 
hours, which includes site trips generated by the proposed zone change. 

Year 2035 Planning Horizon with Zone Change Conditions & Road Closure 
Clackamas County staff have indicated the skewed segment of SE Riverside Way that intersects SE Eagle Creek 
Road (intersection 3) does not meet current standards and closure of the segment will be required following 
development of the site. Accordingly, traffic volumes utilizing the skewed segment of SE Riverside Way under 
the year 2035 planning horizon with the zone change implemented were rerouted north to the adjacent 
intersection (intersection 2) 

Figure 7 shows year 2035 planning horizon plus zone change traffic volumes for the morning and evening peak 
hours assuming that the skewed approach of SE Riverside Way at SE Eagle Creek Road is closed. 
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TRAFFIC VOLUMES

Year 2020 Existing Conditions

AM & PM Peak Hours

Figure 4

Eagle Creek Zone Change

10/15/2020
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TRAFFIC VOLUMES

Year 2035 Planning Horizon

AM & PM Peak Hours

Figure 5

Eagle Creek Zone Change

10/15/2020
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TRAFFIC VOLUMES

AM & PM Peak Hours

Figure 6

Eagle Creek Zone Change

10/15/2020

Year 2035 Planning Horizon with Zone Change
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TRAFFIC VOLUMES

AM & PM Peak Hours

Figure 7

Eagle Creek Zone Change

10/15/2020

Year 2035 Planning Horizon w/ Zone Change & Road Closure
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Safety Analysis 

Crash History Review 
Using data obtained from ODOT’s Crash Data System, a review of approximately five years of the most recent 
available crash history (January 2014 through December 2018) was performed at the study intersections. The 
crash data was evaluated based on the number of crashes, the type of collisions, and the severity of the 
collisions.  

Based on a review of available crash data, there were no reported crashes at the study intersections during the 
analysis period. Accordingly, no significant trends or crash patterns were identified at any of the study 
intersections that are indicative of safety concerns. No safety mitigation is recommended per the crash data 
analysis. 

Sight Distance Evaluation 
Sight distances were measured and evaluated at the proposed site access location along SE Riverside Way in 
accordance with the standards established in A Policy on Geometric Design of Highways and Streets2 as well as 
per Clackamas County Roadway Standards. According to AASHTO, the driver’s eye is assumed to be 14.5 feet 
from the near edge of the nearest travel lane of the intersecting street and at a height of 3.5 feet above the 
minor street approach pavement. The driver’s eye height along the major-street approach is assumed to be 3.5 
feet above the cross-street pavement. 

Based on the statutory speed of 25 mph along SE Riverside Way, the minimum recommended intersection sight 
distance is 280 feet to the north and south of the proposed access. The intersection sight distances to the north 
of the proposed access along SE Riverside Way were measured to be in excess of 300 feet. To the south, sight 
distances were measured back to the intersection with SE Eagle Creek Road. 

Based on the above measurements, adequate sight distance is available at the site access to ensure safe and 
efficient operation of the access intersection. 

Vehicle and Truck Circulation  
At the direction of Clackamas County staff, a turning movement analysis was conducted to demonstrate 
expected vehicle types traveling to/from the site can safely and efficient access the property. The turning 
movement analysis was conducted using AutoTurn software and referencing an AASHTO “WB-67” design 
vehicle. The “WB-67” design vehicle is considered one of the larger tractor-trailer style commercial vehicles 
currently on the transportation system and which may potentially access the site. Diagrams depicting analysis 
scenarios are included within the appendix to this report and are listed below: 

 Figure A – Skewed SE Riverside Way Segment - Ingress from South; 

 Figure B – Skewed SE Riverside Way Segment – Egress to South; 

 
2 American Association of State Highway and Transportation Officials (AASHTO), A Policy on Geometric Design of Highways and Streets, 
6th Edition, 2011. 
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 Figure C – SE Riverside Way opposite SE Eagle Cliff Lane - Ingress from North; 

 Figure D – SE Riverside Way opposite SE Eagle Cliff Lane - Egress to North; 

 Figure E – SE Riverside Way opposite SE Eagle Cliff Lane - Ingress from South; 

 Figure F – SE Riverside Way opposite SE Eagle Cliff Lane - Egress to South. 

Based on the turning movement analysis (see Appendix D for figures), no issues were found for Figures A 
through E. Regarding Figure F, in order for the design vehicle to conduct a right-turn onto southbound SE Eagle 
Creek Road without colliding into a stop sign/mailboxes on the southwestern corner of the intersection, the 
vehicle would need to encroach onto the northbound travel lane to conduct a wide turning maneuver.  

Warrant Analysis 
Left-turn lane and traffic signal warrants were evaluated for the intersection of SE Eagle Creek Road at SE Eagle 
Cliff Lane under the 2035 planning horizon with the zone change implemented and the skewed segment of SE 
Riverside Way closed. Assuming the closure of the SE Riverside Way segment occurs, all traffic from the skewed 
segment will reroute through the intersection of SE Eagle Creek Road at SE Eagle Cliff Lane. Therefore, if 
warrants are not met at this intersection under this scenario, it’s expected warrants will not be met at the other 
study intersections, or this intersection, under any of the other analysis scenarios. 

Left-Turn Lane Warrants 
A left-turn refuge lane is primarily a safety consideration for the major-street, removing left-turn vehicles from 
the through traffic stream. The left-turn lane warrants used were developed from the National Cooperative 
Highway Research Project’s (NCHRP) Report 457. Turn lane warrants were evaluated based on the number of 
advancing and opposing vehicles as well as the number of turning vehicles, the travel speed, and the number of 
through lanes. 

Due to insufficient main and side street traffic volumes, left-turn lane warrants are not projected to be met at 
the study intersection of SE Eagle Creek Road at SE Eagle Cliff Lane under any of the analysis scenarios. 

Preliminary Traffic Signal Warrants 
Preliminary traffic signal warrants were examined for the unsignalized, stop-controlled study intersection of SE 
Eagle Creek Road at SE Eagle Cliff Lane to determine whether the installation of a new traffic signal will be 
warranted at the intersection. Due to insufficient main and side street traffic volumes, traffic signal warrants are 
not projected to be met at the study intersection under any of the analysis scenarios.  

Detailed warrant analyses for each applicable study intersection are included in the technical appendix to this 
report (see Appendix E). 

   

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 435 of 747



 

[Project Name]  10/16/2020 
Transportation Impact Study   

Operational Analysis 

Intersection Capacity Analysis 
A capacity and delay analysis were conducted for each of the study intersections per the unsignalized 
intersection analysis methodologies in the Highway Capacity Manual (HCM)3. Intersections are generally 
evaluated based on the average control delay experienced by vehicles and are assigned a grade according to 
their operation. The level of service (LOS) of an intersection can range from LOS A, which indicates very little or 
no delay experienced by vehicles, to LOS F, which indicates a high degree of congestion and delay. The 
volume-to-capacity (v/c) ratio is a measure that compares the traffic volumes (demand) against the available 
capacity of an intersection. 

Performance Standards 
For county roadways and intersections outside of cities in rural areas, the Clackamas County Comprehensive 
Plan4 Table 5-2b specifies that road segments and unsignalized intersections shall operate at a LOS E or better. 

Delay & Capacity Analysis 
Although the site access intersection at SE Riverside Way operates under yield control, the HCM 6th Edition 
methodology, utilizing TrafficWare (Synchro) software does not report operation of this type of intersection 
control. Therefore, the intersection was modeled assuming operation under all-way stop-controls. 

The LOS, delay, and v/c results of the capacity analysis are shown in Table 4 for the morning and evening peak 
hours. Detailed calculations as well as tables showing the relationship between delay and LOS are included in 
the appendix to this report (see Appendix F). 

 
3 Transportation Research Board, Highway Capacity Manual 6th Edition, 2016. 
4 Clackamas County, Clackamas County Comprehensive Plan, January 18, 2017 
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Table 4: Capacity Analysis Summary 

Intersection & Condition 
AM Peak Hour PM Peak Hour 

LOS Delay (s) V/C LOS Delay (s) V/C 
1.  Site Access at SE Riverside Way 

2020 Existing Conditions A 7 <0.01 A 7 0.01 

2035 Planning Horizon Conditions A 7 0.01 A 7 0.01 

2035 Planning Horizon plus Zone 
Change Conditions A 7 0.02 A 7 0.03 

2. SE Eagle Creek Road at SE Eagle Cliff Lane 

2020 Existing Conditions A 10 <0.01 B 12 0.01 

2035 Planning Horizon Conditions B 10 <0.01 B 13 0.02 

2035 Planning Horizon plus Zone 
Change Conditions B 10 <0.01 B 14 0.05 

3. SE Riverside Way at SE Eagle Creek Road 

2020 Existing Conditions A 9 0.02 B 11 0.05 

2035 Planning Horizon Conditions A 10 0.02 B 12 0.07 

2035 Planning Horizon plus Zone 
Change Conditions A 10 0.02 B 11 0.07 

Table Notes: 

All study intersections are currently operating acceptably per Clackamas County standards and are projected to 
continue operating acceptably through the 2035 planning horizon, regardless of the potential increase in site 
trip generation upon rezoning the site. No operational mitigation is necessary or recommended at these 
intersections.  

   

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 437 of 747



 

[Project Name]  10/16/2020 
Transportation Impact Study   

Safety and Operation Following Roadway Closure 
The intersection of SE Riverside Way at SE Eagle Creek Road is currently a four-legged intersection with the 
eastbound leg being skewed and oriented to run parallel to SE Eagle Creek Road. Clackamas County staff has 
indicated that the existing skew does not meet current standards and that with future development of the 
proposed site, closure of the eastbound approach of SE Riverside Way will be required. 

Safety 
As shown in the Vehicle and Truck Circulation section, the skewed SE Riverside Way segment can serve ingress 
and egress truck traffic when traveling to/from the south. Trucks cannot conduct these types of turning 
movements at this intersection to/from the north; however, this turning movement can occur at the intersection 
of SE Eagle Creek Road at SE Eagle Cliff Lane. 

If the skewed segment were closed, truck traffic traveling between the site and to/from the south along SE Eagle 
Creek Road would need to conduct this movement at the intersection of SE Eagle Creek Road at SE Eagle Cliff 
Lane. Site ingress and egress trucks can conduct this maneuver while staying within the paved/gravel areas of 
the existing roads; however, site egressing traffic would need to encroach on the northbound travel lane in 
order to conduct this movement. 

Capacity Impacts of Road Closure 
In order to determine the capacity impacts of closing the skewed approach of SE Riverside Way, an analysis of 
the 2035 planning horizon analysis with the zone change scenario was conducted assuming that the portion of 
SE Riverside Way south of the project site was closed. It was assumed that the site access intersection as well as 
the intersection of SE Riverside Way at SE Eagle Creek Road would be converted to three-legged intersections. 
Site trips traveling to and from the south along SE Eagle Creek Road would access the site via SE Eagle Cliff 
Lane. 

The LOS, delay, and v/c results of the capacity analysis are shown in Table 5 for the morning and evening peak 
hours, assuming the closure of the skewed approach on SE Riverside Way. 
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Table 5: Capacity Analysis Summary (with Road Closure) 

Intersection & Condition 
AM Peak Hour PM Peak Hour 

LOS Delay (s) V/C LOS Delay (s) V/C 
1.  Site Access at SE Riverside Way 

2035 Planning Horizon plus Zone 
Change Conditions with Road 

Closure 
A 7 0.04 A 7 0.03 

2. SE Eagle Creek Road at SE Eagle Cliff Lane 
2035 Planning Horizon plus Zone 

Change Conditions with Road 
Closure 

B 10 0.01 B 13 0.07 

3. SE Riverside Way at SE Eagle Creek Road 
2035 Planning Horizon plus Zone 

Change Conditions with Road 
Closure 

A 10 0.02 B 11 0.06 

 

With the proposed road closure, all study intersections are projected to continue operating acceptably through 
the 2035 planning horizon, regardless of the potential increase in site trip generation upon rezoning the site. No 
operational mitigation is necessary or recommended at these intersections.  

Queuing Analysis 
A queuing analysis was conducted for the study intersections to determine whether rerouted trips from the 
skewed segment of SE Riverside Way to the intersection of SE Eagle Creek Road at SE Eagle Cliff Lane will cause 
extended queuing that impacts the adjacent study intersection to the south and vice versa. The queue lengths 
were projected based on the results of a Synchro/SimTraffic simulation, with the reported values based on the 
95th percentile queue lengths. The 95th percentile queue is a statistical measurement and means there is a 5 
percent chance that the queue may exceed this length during the analysis period; however, given this is a 
probability, the 95th percentile queue length may theoretically never be met or observed in the field. 

The projected 95th percentile queue lengths from the simulation are as follows for the morning and evening 
peak hours: 

 At the intersection of SE Eagle Creek Road at SE Eagle Cliff Lane, the longest northbound 95th 
percentile queue during either peak hour was projected to be 19 feet (a maximum queue of 45 feet) 
during the morning peak hour.  

 At the intersection of SE Riverside Way at SE Eagle Creek Road, the longest southbound 95th percentile 
queue during either peak hour was projected to be 26 feet (a maximum queue of 44 feet) during the 
evening peak hour. 

The distance between the intersections of SE Eagle Creek Road at SE Eagle Cliff Lane and SE Riverside Way at SE 
Eagle Creek Road is approximately 175 feet. The projected queues at either intersection are not projected to 
extend back to the adjacent study intersection and block minor-street turning movements. Detailed queuing 
analysis worksheets are included in the technical appendix to this report (see Appendix F). 
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Transportation Planning Rule 
The Transportation Planning Rule (TPR) is in place to ensure that the transportation system is capable of 
supporting possible increases in traffic intensity that could result from changes to adopted plans and land-use 
regulations. The applicable elements of the TPR are each quoted directly below, with responses following. 

660-012-0060 Plan and Land Use Regulation Amendments 

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

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

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

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

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

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

(C) Degrade the performance of an existing or planned transportation facility 
that is otherwise projected to not meet the performance standards identified 
in the TSP or comprehensive plan. 

Response: Based on the analysis findings in this report, subsections (a) and (b) are not triggered since the 
proposed zone change will not impact or alter the functional classification of any existing or planned facility, and 
the proposal does not include a change to any functional classification standards. 

By the 2035 planning horizon, all study intersections are projected to operate within acceptable Clackamas 
County standards. Therefore, the proposed zone change will not degrade the performance of any existing or 
planned transportation facility below acceptable jurisdictional standards. Accordingly, the Transportation 
Planning Rule is satisfied. 

   
Exhibit 1

Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
Page 440 of 747



 

[Project Name]  10/16/2020 
Transportation Impact Study   

Conclusions 
No significant trends or crash patterns were identified at any of the study intersections that are indicative of 
safety concerns. Accordingly, no safety mitigation is recommended per the crash data analysis. 

Adequate sight distance is available at the site access to ensure safe and efficient operation of the access 
intersection. 

Left-turn lane warrants are not projected to be met at the study intersections under any of the analysis 
scenarios. 

Due to insufficient main and side street traffic volumes, traffic signal warrants are not projected to be met at the 
study intersections under any of the analysis scenarios.  

All study intersections are currently operating acceptably per Clackamas County standards and are projected to 
continue operating acceptably through the 2035 planning horizon, regardless of the potential increase in site 
trip generation upon rezoning the site or with the potential closure of skewed intersection leg of SE Riverside 
Way at SE Eagle Creek Road. No operational mitigation is necessary or recommended at these intersections.  

Based on an examination of safety and operation following the potential closure of the skewed segment of SE 
Riverside Way that intersects SE Eagle Creek Road, all study intersections are projected to operate within 
acceptable levels of capacity. Potential 95th percentile queues at the study intersections are not expected to 
extend back to or impede turning movements at adjacent study intersections along SE Eagle Creek Road. 
Regarding safety, southbound egressing heavy vehicles (i.e. semi-trucks) may need to encroach on the 
northbound travel lane in order to conduct the turning movement. 

The proposed zone change will not degrade the performance of any existing or planned transportation facility 
below acceptable jurisdictional standards. Accordingly, the Transportation Planning Rule is satisfied. 
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From: STEVENSON Christine * DSL <christine.stevenson@dsl.state.or.us> 

Sent: Monday, March 29, 2021 10:49 AM 

To: Carlos Callava 

Subject: RE: Wetland Determination Request Form - Clackamas County Industrial 

Property Rezone/Partition 

 

Carlos, 

 

I’ll take a look and I’ll also look into the jurisdiction of the log pond.  Based on the soils in that area,  it 

may have been partly constructed in a wetland or jurisdictional stream which would make it a JD 

feature. 

 

Chris 

 

 

Chris Stevenson 

Oregon Department of State Lands 

Jurisidictional Coordinator 

(503) 798-7622 (cell) 

 

 
 

 

 

 

 

From: Carlos Callava <carlos.callava@3j-consulting.com>  

Sent: Monday, March 29, 2021 10:29 AM 

To: christine.stevenson@state.or.us 

Subject: Wetland Determination Request Form - Clackamas County Industrial Property Rezone/Partition 

 

Greetings Christine, 

 

We are assisting a client with the entitlements process for a rezone and 2 lot partition in rural Clackamas 

County. The subject site address is 25720 SE Eagle Creek Road. I was given your email by Melissa Ahrens 

at Clackamas County Planning regarding assessing potential wetland impacts resulting from the 

application. 

 

She would like us to incorporate DSL’s response into our narrative findings. 

 

I have attached the Wetlands Determination Request and the attachments requested in that document. 

 

Please feel free to reach out with any questions or needs. 
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Thank you! 

 
Carlos Callava | Planner | 3J Consulting 

9600 SW Nimbus Ave, Suite 100 | Beaverton, OR  97008 
O: 503.946.9365 x.246 
carlos.callava@3j-consulting.com 
Connect with us: Website | LinkedIn | Facebook | Instagram 

CIVIL ENGINEERING | WATER RESOURCES | COMMUNITY PLANNING 

Named one of the 100 Best Companies to work for in Oregon! 
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CIVIL ENGINEERING | WATER RESOURCES | COMMUNITY PLANNING 

9600 SW NIMBUS AVENUE, SUITE 100 

BEAVERTON, OREGON 97008 

PH: (503) 946.9365 

WWW.3JCONSULTING.COM 

September 2nd, 2021 
 
Melissa Ahrens 
Senior Planner 
Clackamas County Planning and Zoning Division 
150 Beavercreek Road 
Oregon City, OR 97045 
MAhrens@co.clackamas.or.us 
 
Partition, Comp Plan Amendment and Rezone Regarding 25720 SE Eagle Creek Road 
 
Dear Melissa, 
 
3J Consulting has reviewed the County’s April 27th, 2021 Incompleteness Determination letter regarding 
the Comp Plan Amendment, Rezone, and 2-Lot Partition of 25720 SE Eagle Creek Road in Clackamas 
County, Oregon (Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP). A revised land use application addressing the 
County’s comments has been submitted with this letter to the County. The submittal materials have been 
revised to reflect the information requested in order to initiate the County’s formal review of the 
application. A summary of the key issues raised by staff have been provided below with a response from 
the applicant following each item.  
 

1. Findings demonstrating adequate on-site water service. It appears that a well is located on the 
property per the well records submitted with the application, however, it is unclear if the well has 
the capacity to serve industrial uses proposed in the Comprehensive Plan Amendment and Zone 
change. Pursuant to the requirements of Statewide Goal 6, Section 1307.07(C)(1)(c) of the Zoning 
and Development Ordinance (ZDO), Chapter 3, and Chapter 4 of the County’s Comprehensive 
Plan, and Zoning and Development Ordinance Section 1105.02(A), please submit information 
regarding the status and location of the well(s), including the following: 

 
a. Please provide qualitative and quantitative information regarding the anticipated 

industrial use’s water requirements. The well record appears to be from the 1950’s and 
the Gallons per minute is listed as 105-120 GPM, or 15,200 to 172,800 gallons per day. Is 
there an anticipated Gallon Per Day range the industrial use is expected to require? Please 
confirm if the existing well can provide all of the water required by the proposed industrial 
businesses on each future property. 

b. The use of the water on the well record is listed as only for the ‘Log Pond’ and not any 
industrial buildings. Additionally, the water rights permit from the state (G-168) attached 
only authorizes .1 cubic ft. per second of water usage for ‘log pond maintenance’. As such, 
is there a more current record/well log or communication from the State Department of 
Water resources that can demonstrate that the well could be used for the proposed 
industrial uses? Would the current .1 cubic foot per second water right be adequate for 
the proposed industrial uses or would additional state permitting be required? 

Applicants Response: The Northern lot will have 4-5 employees and the southern lot will have 10-
12. Water usage will be limited to only office consumption, and there will be no irrigation or 
industry activities conducted on the premises that would require a heavier water supply. The well 
itself is located on the southern legal lot, and the northern lot will use an easement to gain access 
to this well. The location of the well, well radius, and easement have been marked on the revised 
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plans submitted concurrently with this letter. Additionally, pump and well flow tests were 
conducted on the well – documents pertaining thereto have been provided concurrently with this 
letter. Well sample results have also been provided to provide the County with as much detail as 
possible regarding the subject well. All documents pertaining to well water are included in 
Appendix “A” If the location or width of the well easement shown must be modified to meet 
County standards, the Applicant anticipates that this change can be must via a condition of 
approval. 

 
2. Septic feasibility. There were communication records with the septic department submitted with 

the application, however, for a complete application we would need site evaluations from the 
septic department. Specifically, as communicated during the pre-app meeting, site evaluations 
are only available from the 1980s for the NE corner of the triangle area of the property. Since the 
property is being divided, we would need one evaluation per legal lot (created by partition), as 
required by state law. As such, to comply with the submittal requirements of ZDO Section 
1307.07(C)(1)(c) and 1105.02(B), please submit a site evaluation from the County’s septic 
department demonstrating septic feasibility on site for the proposed industrial use for each 
property proposed in the partition. 
Applicants Response: 
Lot #1: Onsite Wastewater Systems program staff completed an evaluation for the southern 
property, which is attached within Appendix “B”. The approval area for septic is centrally located 
on the southern lot to be created from the partition. 
 
Lot #2: Per pre-application conference notes regarding the subject proposal dated February 20th, 
2020 (ZPAC0013-20), Aaron Dennis with County Septic indicated that a valid historical evaluation 
already exists for the northern parcel. The Applicant obtained this document from Aaron Dennis 
and has been submitted within Appendix “B” as well. 
 

 
Figure 1: Excerpt from ZPAC0013-20 Notes 

 
Sheet #C200 of the revised plans provided in Appendix “E” show a) the location of the proposed 
septic drainfield from the recent site evaluation on Lot 1; and b) the location of the septic 
drainfield test locations from the historical evaluation on Lot 2. 
 

3. On Site Surfacewater management statement of feasibility. Please submit a signed statement of 
surfacewater management feasibility from County engineering staff per the requirements of ZDO 
section1105.02 (B). 
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Applicants Response: A statement of feasibility regarding onsite surface water has been obtained 
from County engineering staff per the requirements of ZDO section 1105.02(B). It has been 
submitted alongside this memo as Appendix “C”. 

 
4. Wetland Delineation. The property contains regulatory wetlands onsite per the offsite wetland 

determination’ from DSL submitted with the application, however, this is a preliminary 
determination and it states that a wetland delineation by a qualified consultant would be required 
by the state prior to development. Given the presence of regulatory wetland in the area of the 
log pond and possibly in a drainage channel on site, a wetland delineation by a qualified 
consultant would be required to complete the partition application per the requirements of 
1105.02(A) 14 and 20 and the Comp. Plan Amendment Zone Change Applications per Policy 25 of 
Chapter 3 and ZDO Section 1307.07(C)(1)(c). 
Applicants Response: A preliminary wetland delineation report is being submitted alongside this 
memo. Per email correspondence, the County will accept a preliminary wetland delineation 
report to be submitted concurrently with submittal to the Department of State Lands to meet 
their review requirements. This report has been provided as Appendix “D”. 

 
5. Revised Preliminary Plat Site Plan. The proposed site plan needs to be revised to show the location 

of the existing and proposed septic systems as verified by Septic Statements of Feasibility/Site 
Evaluations, the 100’ well radius and proposed location of the access for the new lot, and the 
delineated wetlands based on No. 4 above, per the submittal requirements of 1105.02(A). 
Applicants Response: The preliminary plat/site plan has been revised to show all of the above-
mentioned items. It has been submitted alongside this memo as Appendix “E”. 

 
 
Sincerely, 

 
Carlos Callava 
Planner 
3J Consulting, Inc. 
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Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP Incomplete Application Notice 

NOTICE OF INCOMPLETE APPLICATION 

FILE NUMBER:  Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP 
APPLICATION TYPE: Comprehensive Plan Amendment/Zone Change 
STAFF CONTACT: Mahrens@clackamas.us; 503-742-4519 
DATE OF APPLICATION SUBMITTAL: April 7th, 2021 
180 DAYS FROM DATE OF APPLICATION SUBMITTAL: October 4th, 2021 
DATE DEEMED INCOMPLETE : April 27th, 2021 
DATE OF CERTIFIED MAILING OF THIS NOTICE: April 29th, 2021 

MISSING INFORMATION REQUIRED FOR A COMPLETE APPLICATION: 

1. Findings demonstrating adequate on-site water service.  It appears that a well is located on the 
property per the well records submitted with the application, however, it is unclear if the well has 
the capacity to serve industrial uses proposed in the Comprehensive Plan Amendment and Zone 
change.  Pursuant to the requirements of Statewide Goal 6, Section 1307.07(C)(1)(c) of the 
Zoning and Development Ordinance (ZDO), Chapter 3, and Chapter 4 of the County’s 
Comprehensive Plan, and Zoning and Development Ordinance Section 1105.02(A), please submit 
information regarding the status and location of the well(s), including the following: 

a. Please provide qualitative and quantitative information regarding the anticipated 
industrial use’s water requirements.  The well record appears to be from the 1950’s 
and the Gallons per minute is listed as 105-120 GPM, or 15,200 to 172,800 gallons 
per day. Is there an anticipated Gallon Per Day range the industrial use is expected to 
require? Please confirm if the existing well can provide all of the water required by 
the proposed industrial businesses on each future property.  

b. The use of the water on the well record is listed as only for the ‘Log Pond’ and not 
any industrial buildings. Additionally, the water rights permit from the state (G-168) 
attached only authorizes .1 cubic ft. per second of water usage for ‘log pond 
maintenance’.  As such, is there a more current record/well log or communication 
from the State Department of Water resources that can demonstrate that the well 
could be used for the proposed industrial uses?  Would the current .1 cubic foot per 
second water right be adequate for the proposed industrial uses or would additional 
state permitting be required? 

2. Septic feasibility. There were communication records with the septic department submitted with 
the application, however, for a complete application we would need site evaluations from the 
septic department.  Specifically, as communicated during the pre-app meeting, site evaluations 
are only available from the 1980s for the NE corner of the triangle area of the property. Since the 
property is being divided, we would need one evaluation per legal lot (created by partition), as 
required by state law. As such, to comply with the submittal requirements of ZDO Section 

Clackamas County Planning and Zoning Division
Department of Transportation and Development 

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

503-742-4500  |  zoninginfo@clackamas.us 
www.clackamas.us/planning 
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1307.07(C)(1)(c) and 1105.02(B), please submit a site evaluation from the County’s septic 
department demonstrating septic feasibility on site for the proposed industrial use for each 
property proposed in the partition.  

3. On Site Surfacewater management statement of feasibility.  Please submit a signed statement of 
surfacewater management feasibility from County engineering staff per the requirements of ZDO 
section1105.02 (B). 

4. Wetland Delineation. The property contains regulatory wetlands onsite per the offsite wetland 
determination’ from DSL submitted with the application, however, this is a preliminary 
determination and it states that a wetland delineation by a qualified consultant would be required 
by the state prior to development.  Given the presence of regulatory wetland in the area of the log 
pond and possibly in a drainage channel on site, a wetland delineation by a qualified consultant 
would be required to complete the partition application per the requirements of 1105.02(A) 14 
and 20 and the Comp. Plan Amendment Zone Change Applications per Policy 25 of Chapter 3 
and ZDO Section 1307.07(C)(1)(c). 

5. Revised Preliminary Plat Site Plan.  The proposed site plan needs to be revised to show the 
location of the existing and proposed septic systems as verified by Septic Statements of 
Feasibility/Site Evaluations, the 100’ well radius and proposed location of the access for the new 
lot, and the delineated wetlands based on No. 4 above, per the submittal requirements of 
1105.02(A).    

IMPORTANT 

Your application will be deemed complete, if, within 180 days of the date the 
application was first submitted, the Planning Division receives one of the 
following: 

1. All of the missing information; or 

2. Some of the missing information and written notice from you (the 
applicant) that no other information will be provided; or 

3. Written notice from you (the applicant) that none of the missing 
information will be provided. 

If any one of these options is chosen within 180 days of the date of the initial 
submittal, approval or denial of your application will be subject to the relevant 
criteria in effect on the date the application was first submitted. 
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Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP Incomplete Application Notice 

NOTICE 

Your application will be considered Void if, on the 181st day after the date the 
application was first submitted, you have been mailed this notice and have not 
provided the information requested in Options 1 – 3 above.  In this case, no 
further action will be taken on your application. 

Applicant or authorized representative, please check one of the following and 
return this notice to:  Clackamas County Planning Division; 150 Beavercreek 
Road, Oregon City, Oregon, 97045 

□ I am submitting the required information (attached); or. 

□ I am submitting some of the information requested (attached) and no other 

information will be submitted; or 

□ I will not be submitting the requested information.  Please accept the application as 

submitted for review and decision. 

_____________________________  ___________________ 
Signed Date 

_____________________________ 
Print Name 

x

Carlos Callava

September 1st, 2021
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Invoice
Date

1/14/2020

Invoice #

873

Bill To

Matt Sanford
25720 SE Eagle Creek Rd
Eagle Creek, OR

Olsen Well Drilling & Pump

P.O. Box 505
Gresham, OR 97030

P.O. No. Terms

Due on receipt

Due Date

1/14/2020

Project

Phone #

503-665-3353

Total

Balance Due

Payments/Credits

Account #

Description Qty Rate Amount

Olsen Well Drilling & Pump flow tested the well located
at 25720 SE Eagle Creek Rd for two hours.  The static
water level was 163.7 feet.  The well was pumped at
18.5 gallons per minute for the full duration of the test. 
The water level drew down and stabilized at 173.6 feet.

The well appears to be 10" casing with 3" drop pipe.  
The sticker says the pump is a 2 HP 480 volt 3 phase
pump installed in 1991.
The pressure tank is failing and should be replaced.
The water has hydrogen sulfide in it.

Due on completion.  1.5% finance charge.  Thank you for your business $0.00

$0.00

$0.00
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name: Matt Sanford

25720 SE Eagle Cree

20-000557/D02.R00

Cover Letter

Ted Pulliam Well Drilling
Adele or Adam
P.O. Box 505
Gresham, OR 97030
United States

Dear Adele or Adam,

Enclosed please find Pixis Labs analytical report for samples received as order number 20-000557 on 01/14/2020 at
13:05. Should you have any questions about this report or any other matter, please do not hesitate to contact us. We
are here to help you.

Test results relate only to the parameters tested and to the samples as received by the laboratory. Test results meet
all requirements of NELAP and the Pixis quality assurance plan unless otherwise noted. This report shall not be
reproduced, except in full, without the written consent of this laboratory. Samples will be retained for a maximum of
30 days from the receipt date unless prior arrangements have been made.

Nitrate analysis was subcontracted to BSK Associates in Vancouver, WA.  Please see attached report for results.

NOTE: Some of all of this analysis was subcontracted to BSK Associates in Vancouver, WA.  BSK Associates is an
ORELAP accredited laboratory.

Thank you for allowing Pixis to be of service to you, we appreciate your business.

Sincerely,

Derrick Tanner
General Manager

Order 20-000557-0001 Page 1 of 11

Columbia Food Laboratories
Pixis Labs
Member of Tentamus Group

info@columbiafoodlab.com
www.columbiafoodlab.com
customerservice@pixislabs.com

Company registered
in the United States of America
Tax ID: 93-1227941
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

Sample Results

Sample:

Lab ID: 20-000557-0001 Received: 1/14/20 13:05

Collected: 1/14/20 11:30Tank Hose Bib Temp: 11 °C

Evidence of Cooling: Y

Matrix:
Drinking Water

Method: EPA200.8
Analyte Result Units LOQ Dil. Batch Start/Extract Analyzed NotesLimit

1.000.0033 14:07mg/l 2000499 01/16/200.0005Arsenic 0.010

Method: SM9223BColilert18
Analyte Result Units LOQ Dil. Batch Start/Extract Analyzed NotesLimit

1.00Absent 12:22/100 mL 01/14/20 17:552000376 01/15/20E. coli Absent

1.00Absent 12:22/100 mL 01/14/20 17:552000376 01/15/20Total Coliform

Units of Measure

mg/l = Milligram per liter

/100 mL = Per 100 milliliter

Abbreviations
LOQ Limit of quantification

Order 20-000557-0001 Page 2 of 11

Columbia Food Laboratories
Pixis Labs
Member of Tentamus Group

info@columbiafoodlab.com
www.columbiafoodlab.com
customerservice@pixislabs.com

Company registered
in the United States of America
Tax ID: 93-1227941
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

Thank you for using BSK Associates for your analytical testing needs.  In the following pages, you will 

find the test results for the samples submitted to our laboratory on 1/15/2020.  The results have been 

approved for release by our Laboratory Director as indicated by the authorizing signature below.

The samples were analyzed for the test(s) indicated on the Chain of Custody (see attached) and the 

results relate only to the samples analyzed.  BSK certifies that the testing was performed in 

accordance with the quality system requirements specified in the 2009 TNI Standard.  Any deviations 

from this standard or from the method requirements for each test procedure performed will be 

annotated alongside the analytical result or noted in the Case Narrative.  Unless otherwise noted, the 

sample results are reported on an ?as received? basis.  

This certificate of analysis shall not be reproduced except in full, without written approval of the laboratory.

If additional clarification of any information is required, please contact your Project Manager,
Debra Karlsson , at (360) 750-0055.

Thank you again for using BSK Associates.  We value your business and appreciate your loyalty .

Sincerely,

Pixis Laboratories

Portland, OR 97230
12423 NE Whitaker Way

Dear Mark Leed,

Mark Leed

1/22/2020
VDA0268

RE: Report for VDA0268 Subcon for DW and Wastewater

Debra Karlsson,  Project Manager

BSK Associates Vancouver
2517 E. Evergreen Blvd.
Vancouver, WA  98661
360-750-0055 (Main)
360-750-0057 (FAX)

Accredited in Accordance with NELAP
ORELAP #WA100008-010

Invoice: VD00158

www.BSKAssociates.com

The results in this report apply to the samples analyzed in 

accordance with the chain of custody document. This 

analytical report must be reproduced in its entirety.

VDA0268 FINAL 01222020  1621

Page 1 of 8

Order 20-000557-0001 Page 3 of 11

Columbia Food Laboratories
Pixis Labs
Member of Tentamus Group

info@columbiafoodlab.com
www.columbiafoodlab.com
customerservice@pixislabs.com

Company registered
in the United States of America
Tax ID: 93-1227941
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

VDA0268
Subcon for DW and Wastewater

Case Narrative

Project and Report Details
Client: Pixis Laboratories

Report To:

Project #:

Received: 1/15/2020 - 14:20

Mark Leed
Invoice To:

Invoice  Attn :

Pixis Laboratories
Shallah Gale

Project PO#: -

Report Due: 1/22/2020

Invoice Details

20-000557

Sample Receipt Conditions
Default CoolerCooler:

Temperature on Receipt ºC : 6.6

Containers Intact
COC/Labels Agree
Received On Blue Ice
Packing Material - Other
Sample(s) were received in temperature range.
Initial receipt at BSK-VAL

Data Qualifiers

The following qualifiers have been applied to one or more analytical results:

***None applied***

Recipient(s) Report Format

Report Distribution

CC:

Mark Leed FINAL.RPT

www.BSKAssociates.com

The results in this report apply to the samples analyzed in 

accordance with the chain of custody document. This 

analytical report must be reproduced in its entirety.

VDA0268 FINAL 01222020  1621

Page 2 of 8

Order 20-000557-0001 Page 4 of 11

Columbia Food Laboratories
Pixis Labs
Member of Tentamus Group

info@columbiafoodlab.com
www.columbiafoodlab.com
customerservice@pixislabs.com

Company registered
in the United States of America
Tax ID: 93-1227941
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

Certificate of  Analysis

VDA0268
Subcon for DW and Wastewater

20-000557

Sample Description: Tank Hose Bib - 20-000557

Sample ID: VDA0268-01 01/14/2020 - 11:30

Sampled By: 
Investigative

Client Drinking Water
Sample Date - Time:

Matrix:
Sample Type:

BSK Associates Vancouver

General Chemistry

ResultAnalyte RL Prepared Analyzed
RL

MultUnitsMethod Batch Qual

0.50 mg/LNitrate as N EPA 300.0 01/15/20  16:17 01/15/20VDA0051ND 1

www.BSKAssociates.com

The results in this report apply to the samples analyzed in 

accordance with the chain of custody document. This 

analytical report must be reproduced in its entirety.

VDA0268 FINAL 01222020  1621

Page 3 of 8
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Columbia Food Laboratories
Pixis Labs
Member of Tentamus Group

info@columbiafoodlab.com
www.columbiafoodlab.com
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

VDA0268
Subcon for DW and Wastewater

General Chemistry Quality Control Report

BSK Associates Vancouver

 Analyte Result Units Level

Spike

Result %REC Limits RPD Limit QualRL

Source %REC RPD Date

Analyzed

Batch: VDA0051 Prepared: 1/15/2020

Analyst:  PYAPrep Method: Method Specific Preparation

EPA 300.0 - Quality Control

Blank (VDA0051-BLK1)

Nitrate as N ND mg/L0.50 01/15/20

Blank Spike (VDA0051-BS1)

90-11098Nitrate as N 3.02.9 mg/L0.50 ND 01/15/20

Matrix Spike (VDA0051-MS1), Source: VDA0254-01

80-12098Nitrate as N 3.03.2 mg/L0.50 ND 01/15/20

Matrix Spike Dup (VDA0051-MSD1), Source: VDA0254-01

2080-12099 1Nitrate as N 3.03.2 mg/L0.50 ND 01/15/20

www.BSKAssociates.com

The results in this report apply to the samples analyzed in 

accordance with the chain of custody document. This 

analytical report must be reproduced in its entirety.

VDA0268 FINAL 01222020  1621

Page 4 of 8
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Columbia Food Laboratories
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Member of Tentamus Group
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

VDA0268
Subcon for DW and Wastewater

Certificate of  Analysis

Notes:

· The Chain of Custody document and Sample Integrity Sheet are part of the analytical report.

· Any remaining sample(s) for testing will be disposed of according to BSK's sample retention policy unless other arrangements are made in 

advance.

· All positive results for EPA Methods 504.1 and 524.2 require the analysis of a Field Reagent Blank (FRB) to confirm that the results are not 

a contamination error from field sampling steps. If Field Reagent Blanks were not submitted with the samples, this method requirement has 

not been performed.

· Samples collected by BSK Analytical Laboratories were collected in accordance with the BSK Sampling and Collection Standard Operating 

Procedures.

· J-value is equivalent to DNQ (Detected, not quantified) which is a trace value. A trace value is an analyte detected between the MDL and the 

laboratory reporting limit. This result is of an unknown data quality and is only qualitative (estimated). Baseline noise, calibration curve 

extrapolation below the lowest calibrator, method blank detections, and integration artifacts can all produce apparent DNQ values, which 

contribute to the un-reliability of these values.

· (1) - Residual chlorine and pH analysis have a 15  minute holding time for both drinking and waste water samples as defined by the EPA and 

40 CFR 136. Waste water and ground water (monitoring well) samples must be field filtered to meet the 15 minute holding time for dissolved 

metals.

· Field tests are outside the scope of laboratory accreditation and there is no certification available for field testing.
· Summations of analytes (i.e. Total Trihalomethanes) may appear to add individual amounts incorrectly, due to rounding of analyte values 

occurring before or after the total value is calculated, as well as rounding of the total value.

· RL Multiplier is the factor used to adjust the reporting limit (RL) due to variations in sample preparation procedures and dilutions required for 

matrix interferences.

· Due to the subjective nature of the Threshold Odor Method , all characterizations of the detected odor are the opinion of the panel of 

analysts.  The characterizations can be found in Standard Methods 2170B Figure 2170:1.

· The MCLs provided in this report (if applicable) represent the primary MCLs for that analyte.

· (2) - Formerly known as Bis(2-Chloroisopropyl) ether.

Definitions
mg/L: Milligrams/Liter (ppm)
mg/Kg: Milligrams/Kilogram (ppm)
µg/L: Micrograms/Liter (ppb)
µg/Kg: Micrograms/Kilogram (ppb)
%: Percent
NR: Non-Reportable

MDL: Method Detection Limit
RL: Reporting Limit: DL x Dilution
ND: None Detected below MRL/MDL
pCi/L: PicoCuries per Liter
RL Mult: RL Multiplier
MCL: Maximum Contaminant Limit

MDA95: Min. Detected Activity
MPN: Most Probable Number
CFU: Colony Forming Unit
Absent: Less than 1 CFU/100mLs
Present: 1 or more CFU/100mLs
U: The analyte was not detected at or

above the reported sample quantitation
limit.

BSK is not accredited under the NELA P program for the following parameters : **NA**

Please see the individual Subcontract Lab's report for applicable certifications.

www.BSKAssociates.com

The results in this report apply to the samples analyzed in 

accordance with the chain of custody document. This 

analytical report must be reproduced in its entirety.

VDA0268 FINAL 01222020  1621

Page 5 of 8
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

VDA0268
Subcon for DW and Wastewater

Certificate of  Analysis

Certifications:  Please refer to our website for a copy of our  Accredited Fields of Testing under each certification .

2435

Fresno

1180State of California - ELAP 4021State of Hawaii

9254479Los Angeles CSD 4021-012NELAP certified

CA000792020-2State of Nevada 4021-012State of Oregon - NELAP

CA00079EPA - UCMR4 C997-19dState of Washington

San Bernardino

2993State of California - ELAP 9254478Los Angeles CSD

4119-004NELAP certified 4119-004State of Oregon - NELAP

Vancouver

WA100008-012NELAP certified WA100008-012State of Oregon - NELAP

C824-19State of Washington

www.BSKAssociates.com

The results in this report apply to the samples analyzed in 

accordance with the chain of custody document. This 

analytical report must be reproduced in its entirety.

VDA0268 FINAL 01222020  1621

Page 6 of 8
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

Page 7 of 8
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

Page 8 of 8
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12423 NE Whitaker Way
Portland, OR 97230

503-254-1794

Report Number:

Report Date:

ORELAP#:

01/23/2020

OR100028

Purchase Order:

Project No:

Project Name:

25720 SE Eagle Cree

Matt Sanford

20-000557/D02.R00

Order 20-000557-0001 Page 11 of 11
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1

Hamburg, Glen

From: Dennis, Aaron
Sent: Wednesday, September 22, 2021 8:48 AM
To: Ahrens, Melissa
Cc: Dance, Lizbeth
Subject: RE: Eagle Creek Mass Timber Z0155, Z0156, Z0157-21 septic feas. 

Melissa, 
 
There is a historical septic approval at the north end of the lot that would still be valid assuming the site has not seen 
significant alteration in the 40+ years since it was evaluated. We recently did a site evaluation on the center area of the 
lot that was approved for either a repair ATT system or a holding tank (for commercial use). So assuming the approval 
areas fall within the two proposed lots, it appears they have meet the septic requirements. 
 
Sincerely, 
 
Aaron Dennis, WWS 
Soils Scientist, Senior 
Clackamas County Septic and Onsite Wastewater Program 
 
The Septic and Onsite Wastewater Division public service/permits lobby is open Monday through Thursday from 8:00 
a.m. to 4:00 p.m and Friday from 8:00 a.m. to 3:00 p.m.  
 
Coming Soon in August 2021! We’re excited to launch Development Direct -- our new one-stop digital services hub 
for Building Codes and Development Engineering. Click here to learn more. 
 

 
 
 
 
 
 
 
 

From: Ahrens, Melissa <MAhrens@clackamas.us>  
Sent: Tuesday, September 21, 2021 4:17 PM 
To: Dennis, Aaron <ADennis@clackamas.us> 
Cc: Dance, Lizbeth <LDance@clackamas.us> 
Subject: Eagle Creek Mass Timber Z0155, Z0156, Z0157-21 septic feas.  
 
Hi Aaron, 
 
Just wanted to check in with you on the septic feasibility requirements for this project since the applicant has responded 
to our incomplete letter with the attached. I wanted to confirm that you are okay with them not doing a septic feasibility 
on each property. Please let me know your thoughts on this one when you get a chance. Thank you! 
 
Melissa Exhibit 1

Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Melissa Ahrens 
Senior Planner 
Clackamas County Planning and Zoning Division 
150 Beavercreek Road 
Oregon City, OR 97045 
MAhrens@co.clackamas.or.us 
Direct Ph: 503-742-4519 I Fax: 503-742-4550 
 
The Planning and Zoning Division public service/permits lobby is open Monday through Thursday from 8:00 a.m. to 4:00 
p.m. The public service telephone line at 503-742-4500 and email account at zoninginfo@clackamas.us are staffed 
Monday through Thursday from 8:00 a.m. to 4:00 p.m. and Friday from 8:00 a.m. to 3:00 p.m. 
 
The Clackamas County Department of Transportation and Development is dedicated to providing excellent customer 
service. Please help us to serve you better by giving us your feedback. We appreciate your comments and will use them 
to evaluate and improve the quality of our public service. 
 

Exhibit 1
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July 30, 2021 
 
Russ Brotnov 
russ@carpentryplusinc.com 

 
IMPORTANT DOCUMENT – PLEASE READ CAREFULLY 

This is not a septic construction permit. 
 
Site: Township 3S  Range 4E Section 05  Tax Lot 4100 

25720 SE Eagle Creek Rd 
 

Application Number: SE028721 
 
Results:  Approved 
 
To whom it may concern: 
 
Onsite Wastewater Systems program staff have completed an evaluation at the property referenced above.  

The site that was prepared for this evaluation was found suitable for an Onsite Wastewater treatment system. A detailed 

report of this investigation is enclosed. Current minimum design standards for a 225 gallons per day commercial facility 

are also included. This office can provide updated standards (fees may apply) for alternative developments or updated 

minimum standards as required by rule. 

If you have any questions, feel free to contact me at 503-793-5011. 

 
Sincerely, 

 
 
Aaron Dennis, WWS 
Soil Scientist, Senior 
 
Enclosures: 
General Site Evaluation Information 
Field Sheet  
Construction Detail Sheet 
Minimum Setback Requirements 
 
CC: 
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General Site Evaluation Information 
 
Please note that this approval is site specific to the area tested and does not address the feasibility of locating the system 
elsewhere on the property. The enclosed diagram indicates the limited area that appears suitable for this type of system. 
Please refer to the enclosed diagram for specifics concerning the dimensions and/or special conditions of the approved 
site. 
 
Site evaluation report review. An applicant may request the Oregon Department of Environmental Quality to review a site 
evaluation report issued by an agent. The application for review must be submitted to the department in writing within 60 
days after the site evaluation report issue date and must include the site evaluation review fee in OAR 340-071-0140(2). 
The department will review and approve or disapprove the site evaluation report. 
 
This approval will remain valid until the system is installed and approved. Technical rule changes which take place after 
the date of this letter will not invalidate this approval, except that construction standards may be changed to meet codes 
applicable at the time of permit issuance. However, if conditions on this or adjacent properties are changed in any manner 
which would prohibit issuance of a permit because of a conflict with the applicable State rules, this approval will then be 
considered null and void.  Modifications to the approval area including logging, filling, cutting, or grading may 
render this approval invalid.  Check with this Department before conducting any of this work in the approval area. 
 
The approval of this property and the conditions set forth in this letter in no way waives requirements as may be set by the 
zoning of the area. A permit to construct a system on this property will be subject to the review and approval of the County 
Planning Department. This Approval in no way waives any requirements set forth by other government agencies. 
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Minimum design requirements for an onsite wastewater treatment system 
Work in the vicinity of the absorption area shall begin when unsaturated soils conditions are found to a depth of at least 

six inches below the bottom of the absorption facility  
 
 

Tank:  

 The septic  tank will have a minimum liquid capacity of 1,000 gallons, and shall be equipped with ONE watertight 

riser(s) to the surface. (SEE NOTE 2) 

a. An effluent lift pump may be required as part of this system. 

Pretreatment:  

 Your site requires installation of a pretreatment unit. Construction details must be included in the system design plans, 

along with any applicable standards found in this letter and OAR 340-071-290; 340-071-295; 340-071-0302 &/or 340-

071-0345, Complete design plans must be submitted for review and approved before permit issuance.  

a. Plans must include an operation and maintenance agreement in accordance with OAR 340-071-0130 (23) 

b. Gravelless absorption method. A minimum of 75 lineal feet of gravelless half pipe absorption trench is 

required with a maximum trench depth of 12 inches and a minimum trench depth of 12 inches. Trenches shall 

be constructed 2 foot wide on 10 foot minimum centers. Please reference OAR 340-071-0290(6) for 

comprehensive construction details 

 

 

DRAINFIELD 

 

 

Conditions: 

 Keep traffic, such as vehicles, heavy equipment, or livestock off the drainfield and replacement area. 

 No part of the system can be installed within any utilities, right of way, or access easement. 

 Maximum number of gallons per day shall be 225. 

 A replacement system layout meeting the minimum standards contained herein is required See attached field site 

map for approval area locations 

  

 

 

Although it may not be required by Oregon DEQ for your system, the Clackamas County Onsite Wastewater Systems 

Program strongly encourages you to have an effluent filter added to the outlet of your septic tank during construction. 

An effluent filter can add to the longevity of your septic system by preventing solids and non-biodegradable materials from 

entering and prematurely clogging the drainfield. Effluent filters can also enhance the performance of your septic tank by 

retaining larger solids, allowing them to undergo additional decomposition. 

 

Contact your Wastewater Professional or County Wastewater Program staff if you would like additional information 

regarding effluent filters. 

 

NOTE 1: SOME ALTERNATIVE DRAIN MEDIA PRODUCTS ALLOW FOR DIFFERENT CONSTRUCTION 

STANDARDS. CONSULT INSTALLERS GUIDE OR THIS OFFICE WITH QUESTIONS  

NOTE 2: SOME SYSTEMS MAY REQUIRE A DIFFERENT TANK SIZE THAN INDICATED CONSULT INSTALLERS 

GUIDE OR THIS OFFICE WITH QUESTIONS 
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Owner_______________________________________ 

Range_______ 

SE0_______________________________________ 

Township_______ Section_______ Tax Lot__________________________ Acreage _______ 

Soil Scientist______________________ Weather____________________________ Date________________________ 

Approved for ______________________________________ 

Proposed Facility _______________________________________ 

Leach lines per 150gpd _______lineal feet       

Septic/Dosing/Holding Tank Capacity ________________gallons 

Drain field Distribution ______________________ 

Burial Depth ____ Max ____ Min Water Supply ____________________ Groundwater Interceptor ____ Depth ____Gravel 

Comments: 

Denied due to ________________________________________________ 

Total required__________________ 

 Heavy Timber Innovations 28721 

3S 4E 05 4100 19.3 

Sunny, 78 F 28 July 2021 Aaron Dennis, WWS 

Septic and Onsite Wastewater System Program Field Sheet 6 Nov 2018 

ATT Standard 2*  

225 gpd commercial office/shop (15 employees) 1000 

50   75’ Pressure Distribution 

12 12   Well 

Site has see considerable alterations and soil compaction. Approval area based on aerial photos show “least” altered or affected 

area from past site use.  

*With DEQ authorization, a holding tank may be used in lieu of the approved system. 

 

FIELD SHEET 
SEPTIC AND ONSITE WASTEWATER SYSTEMS 

1”               100’ 

MEASUREMENTS ARE APPROXIMATE 

This system has been approved as a REASONABLE REPAIR under OAR 340-071-0215  to eliminate a public health hazard. The system does 

not meet all site characteristics for OAR 340-071-0220 or alternative systems.  

Approval Area 

170’ 

145’ 
215’ 

100’ 

well 

Willamette Series 

Soils 

Perm H2O 
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Depth Texture Color Redox/Conc Consistency 
(Moist) 

Structure Roots  H2O, ESD, Conditions associated with saturation, etc. 

0-14 vgrSiL    Massive 2 vf-f Track rock, gravel, fill 

14-24 SiL 10yr 2/2  VFi Massive 1 f Compacted 

24-42 SiCL 10yr 3/3 c, 2, F 10yr 4/2 rmx, 
10yr 4/4 f3m 

Fi 1cpr  Compacted, CAS 

42-53 SiL 10yr 4/3 m, 3, D 10yr 6/1 rmx, 
5yr 5/6 f3m 

Fi 1cpr  CAS 

 

0-8 vgrSiL    Massive 2 vf-f Track rock, gravel, fill 

8-21 SiL 10yr 2/2  Fr 2msbk 2 vf-m  

21-29 SiCL 10yr 3/3 c, 2, F 10yr 4/2 rmx, 
10yr 4/4 f3m 

Fi 2cpr 1 f-m CAS 

29-43 SiL 10yr 4/3 m, 3, D 10yr 6/1 rmx, 
5yr 5/6 f3m 

Fi 1cpr  CAS 

43-56 vgrSCL 10yr 5/1  VFi Massive   

 

0-6 vgrSiL    Massive 2 vf-f Track rock, gravel, fill 

6-19 SiL 10yr 2/2  Fr 2msbk   

19-35 SiCL 10yr 3/3 c, 2, F 10yr 4/2 rmx, 
10yr 4/4 f3m 

Fi 2cpr  CAS 

35-47 SiL 10yr 4/3 m, 3, D 10yr 6/1 rmx, 
5yr 5/6 f3m 

Fi 1cpr  CAS 

47-56 vgrSCL 10yr 5/1  VFi Massive   

 

        

        

        

        

 

        

        

        

        

 

        

        

        

        

"Septic and Onsite Wastewater System Program Field Sheet 6 Nov 2018 

Test Pit 1 Slope: Flat N: 45.33670 W: 122.34821 

Test Pit 2 Slope: Flat N: 45.33629 W: 122.34806 

Test Pit 3 Slope: 1-2% SW N: 45.33679 W: 122.34753 
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Clackamas County  Updated 01/01/2021 

Planning and Zoning 
Department of Transportation and Development 
 

 

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

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

 

 
 
 
 

Instructions to Applicant: 
 
The attached Preliminary Statement of Feasibility form is to be completed by the applicable sanitary sewer 
service provider, surface water management authority, and water service provider. Where there is no surface 
water management service district for the subject property, this form is to be provided to the Clackamas County 
Department of Transportation and Development, Transportation Engineering Division. Preliminary Statements 
of Feasibility are not required for onsite wastewater treatment facilities (e.g., septic tanks) or water service by 
private well. 
  
Completed Preliminary Statement of Feasibility forms must be submitted with a land use application for design 
review, a partition, a subdivision, conditional use permit, or zone change.  
 
It is the responsibility of the applicant for a land use application to provide a copy of this form to each service 
provider for the subject property. A service provider may require the submission of detailed plans and/or 
engineering data prior to determining whether a Preliminary Statement of Feasibility will be issued. Contact the 
service providers for details. 
 
The forms must be dated no more than one year prior to submittal of a complete land use application. 
 
 
Instructions to Reviewing Service Provider or Surface Water Management Authority: 
 
A development is proposed within your service area. Please complete the attached Preliminary Statement of 
Feasibility to indicate whether adequate service can be provided to this development. 
 
If adequate service can be provided only with the implementation of certain conditions of approval, you may 
attach such conditions to the completed form. Completion of the Preliminary Statement of Feasibility does not 
imply that additional requirements (e.g., plan submittals) may not be imposed by your agency once a land use 
application for the prospective development is filed. 
 
Clackamas County Planning & Zoning will continue to provide notice to you of land use applications for property 
within your service area. This will allow you to determine whether the submitted development proposal differs 
from the plans reviewed by your agency in conjunction with the completion of this statement. This will also allow 
you to provide additional comments as necessary. 
 
 

  

Clackamas County is committed to providing meaningful access and will make reasonable accommodations, 
modifications, or provide translation, interpretation or other services upon request. Please contact us at 503-
742-4545 or drenhard@clackamas.us. 
 

503-742-4545: ¿Traducción e interpretación? | Требуется ли вам устный или письменный перевод? 

翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 

 

 

Instructions for 

PRELIMINARY STATEMENTS OF FEASIBILITY 
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Clackamas County  Updated 01/01/2021 

Planning and Zoning 
Department of Transportation and Development 
 
 

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

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

 

 

TO BE COMPLETED BY APPLICANT 

Applicant name: Applicant email: Applicant phone: 

Project engineer: Project engineer email: Project engineer phone: 

Site address: 

Map and tax lot #: 
 

                                        Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
 

                                        Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 
                  
                                        Township: ______ Range: ______ Section: ____________ Tax Lot: ____________ 

 

 

TO BE COMPLETED BY SERVICE PROVIDER / SURFACE WATER MANAGEMENT AUTHORITY 

Name of service provider / surface water management authority: Name and title of authorized representative: 

Representative email: Representative phone: 

Check all that apply: 
 
         Water Service 

☐ Water service, including fire flows, is available in levels appropriate for the development and adequate water system 

capacity is available in source, supply, treatment, transmission, storage, and distribution, or such levels and capacity can 
be made available through improvements completed by the developer or the system owner. 

☐ Water service is adequate with the exception of fire flows. The applicant shall provide a statement from the fire district 

serving the subject property that states that an alternate method of fire protection, such as an on-site water source or 
sprinkler system, is acceptable. 

☐ Adequate water service cannot be provided. 
 
         Sanitary Sewer Service 

☐ Sanitary sewer capacity in the wastewater treatment system and the sanitary sewage collection system is available to 
serve the development or can be made available through improvements completed by the developer or the system owner. 

☐ Adequate sanitary sewer service cannot be provided. 

 
         Surface Water Management, Treatment, and Conveyance 

☐ Adequate surface water management, treatment, and conveyance is available to serve the development or can be made 
available through improvements completed by the developer or the system owner. 

☐ Adequate surface water management, treatment, and conveyance cannot be provided. 

 

Is this statement issued subject to any conditions of approval?  

 

☐ YES, and those conditions are attached. 

☐ NO 
 

Signature of authorized representative: 
 

Date of signature: 

 

 

PRELIMINARY STATEMENT OF FEASIBILITY 

6/7/21

25720 Eagle Creek Road

3S 4E 5 4100

✔

Heavy Timber Innovations, LLC, Stefan Schneider & Rucarlos.callava@3j-consulting.com (503) 946-9365 x246

Brian Feeney 503.946.9365 x.205brian.feeney@3j-consulting.com

DTD Engineering Kenneth Kent

kenken@clackamas.us 503-742-4673
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Wetland Delineation 
for 25720 SE Eagle Creek Road 

Eagle Creek, Clackamas County, Oregon 
(Township 3 South, Range 4 West, Section 5, Tax lot 4100) 

 
 

Prepared for 

Stefan Schneider 
Heavy Timber Innovations, LLC 

PO Box 609 
Estacada, OR  97023 

 

Prepared by 

Michael See, Joe Thompson, PWS 
John van Staveren 

Pacific Habitat Services, Inc. 
Wilsonville, Oregon 97070 

(503) 570-0800 
(503) 570-0855 FAX 

PHS Project Number:  7237 

July 2021 
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I. INTRODUCTION 

Pacific Habitat Services, Inc. (PHS) conducted a wetland delineation for the property located at 
25720 SE Eagle Creek Road, Eagle Creek, Clackamas County, Oregon (Township 3 South, 
Range 4 East, Section 5, Tax lot 4100). This report presents the results of PHS’s wetland 
delineation within the study area. Figures, including a map depicting the location of wetlands 
within the study area are located in Appendix A. Data sheets documenting on-site conditions are in 
Appendix B. Ground-level photos of the site are located in Appendix C. A discussion of the 
wetland delineation methodology, provided for the client, is in Appendix D. 
 
II. RESULTS AND DISCUSSION 
 
A. Landscape Setting and Land Use 

The study area is located east of Oregon Highway 211/224, and west of Eagle Creek Road and 
SE Riverside Way in Eagle Creek, Oregon. Land use in the vicinity of the study area includes 
low density residential, forest or open space, agricultural, and light industrial.  
 
The study area consists of relatively flat topography which gently slopes to the west and north, with 
elevations on site between approximately 374 - 397 feet. Much of the vegetation within the study 
area consists of mowed grass; smaller amounts of scrub-shrub habitat is present within the southern 
portion of the study area, and the northern portion of the study area is a mix of young second 
growth forest and scrub-shrub. A small stand of trees is also present in the central portion of the 
study area.  
 
Open areas were dominated by tall ryegrass (Schedonorus arundinacea, FAC), scrub-shrub areas 
were dominated by Himalayan blackberry (Rubus armeniacus, FAC), and forested areas were 
dominated by black cottonwood (Populus balsamifera, FAC), and sweet cherry (Prunus avium, 
FACU). 
 
The Natural Resources Conservation Services (NRCS) mapped soils within the study area 
include Coburg silty clay loam, Conser silty clay loam, Wapato silty clay loam, Willamette silt 
loam, gravelly substratum, 0 to 3 percent slopes. All of these are considered hydric soils for 
Clackamas County except for the Coburg silty clay loam and Willamette silt loam. Water is also 
designated in the study area. 
 
B. Site Alterations 

Historical photos of the study area show that it was used as timber product facility from the 
1950s until approximately 2003. A large log pond was constructed along the southern boundary 
of the study area, and a ditch was excavated within the northern portion of the study area. Areas 
within the central portion of the study area that were previously used for log storage have been 
reclaimed by vegetation within the last 20 years. These areas may have also been subsequently 
used for hay/straw production or pastureland.   
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No recent fill material or deposits that would alter the location of wetlands were observed within 
the study area. A roadside ditch within the study area runs south to north along SE Riverside 
Way. This ditch eventually connects to the excavated ditch in the northern portion of the study 
area that flows west toward Highway 211/224, which is immediately west of the study area. 
 
C. Precipitation Data and Analysis 
 
The study area was delineated on June 4, 2021; precipitation data for the months preceding this 
period is summarized below.  
 
Table 1 compares the most recent monthly precipitation amounts recorded at the Eagle Creek 9 
SE, OR WETS station to the average monthly precipitation recorded at this station from 1995-
2020 (NRCS). For this period, March and April were well below normal, while May was within 
normal range.  

Table 1: Comparison of average and observed monthly precipitation in Eagle Creek, OR prior to 
the June 2021 delineation fieldwork. 

Month 
Average 

Precipitation1 

30% Chance Will Have 
Observed 

Precipitation1 
Percent of 

Normal Less Than 
Average1 

More Than 
Average1 

March 7.14 5.37 8.34 3.59 55 

April 5.85 4.74 6.66 0.99 16 

May 4.39 3.04 5.23 3.12 71 
Notes: 1. Source: NRCS WETS Table for Eagle Creek 9 SE, OR (http://agacis.rcc-acis.org) 

  
 
Table 2 provides the daily precipitation total for the two weeks prior to and the day of fieldwork. 
During this time a total of 1.16 inches of precipitation was recorded. 
 
Table 2: Daily precipitation totals for two weeks prior to and including the day of fieldwork  
 (June 4, 2021). 

Date Precipitation (in.)  Date Precipitation (in.)  Date Precipitation (in.) 

22-May 0.02  27-May 0.48  1-June 0.0 

23-May 0  28-May 0  2-June 0.0 

24-May 0  29-May 0  3-June 0.0 

25-May 0.61  30-May 0  4-June 0.0 

26-May 0  31-May 0.05    

 
PHS believes that precipitation was well below normal before and during the wetland delineation 
fieldwork; therefore, extra care was taken to determine the presence of wetland hydrology. The 
dryer than normal conditions preceding the delineation are not expected to have affected the 
wetland boundary because only man-made features exhibited all three wetland indicators. These 
features exist along somewhat steep embankments which provide a clear break between the 
wetland and non-wetland boundaries. 
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D. Methods 
 
PHS delineated the limits of the wetlands on the site based on the presence of wetland 
hydrology, hydric soils, and hydrophytic vegetation, in accordance with the Routine On-site 
Determination, as described in the Corps of Engineers Wetland Delineation Manual, Wetlands 
Research Program Technical Report Y-87-1 (“The 1987 Manual”) and the Regional Supplement 
to the Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys, and Coast 
Region. PHS conducted the wetland delineation within the study area on June 4, 2021. 
 
The entire study area was investigated for the presence of wetlands or other waters. Three 
features were delineated within the study area:  A former log pond, and two excavated ditches. 
These features were identified based on presence of primary hydrology indicators as well as 
presence of hydric soils, and a predominance of hydrophytic plants. Other areas within the study 
area exhibited a predominance of hydrophytic plants; however, these areas lacked wetland 
hydrology indicators, and/or hydric soils and were considered to be non-wetland by PHS.  
 
E. Description of all Wetlands and Other Non-Wetland Waters 
 
Wetland A 

Wetland A, encompasses much of the southern portion of the study area, and is approximately 
153,812 square feet (3.53 acres) in size. Wetland A was constructed as a log pond in the 1950s 
to store logs for the former timber processing facility. Wetland A is surrounded by a steep berm 
and continues offsite to the south. The Cowardin classification is palustrine, forested, semi-
permanently inundated (PFO1F), the hydrogeomorphic (HGM) classification is Depression.  
 
Dominant plant species within Wetland A included Scouler’s Willow (Salix scouleriana, 
FACW), balsam poplar, reed canarygrass, (Phalaris arundinacea, FACW) and wapato 
(Sagittaria latifolia, OBL). Soils within Wetland A met the hydric soil criteria for sandy mucky 
mineral (S1), and depleted matrix (F3). Wetland A exhibited several indicators of wetland 
hydrology including surface water, high water table, saturation, algal mat, sparsely vegetated 
concave surface, hydrogen sulfide odor, water stained leaves, geomorphic position, and FAC-
neutral test. Sample points 2 and 8 characterize Wetland A, and Sample points 1 and 9 
characterize the adjacent upland.  
 
PHS did not observe an outlet or discharge for Wetland A, and believes it to be isolated feature. 
In accordance with Oregon Department of State Lands administrative Rule 141-085-0515 (7)(h) 
artificially created wetlands constructed for log storage are not considered waters of the State and 
are non-jurisdictional.  
 
Ditch 1 

Ditch 1 (0.15 acres) originates along the roadside of SE Riverside Way, it drains north along the 
roadway, and then flows west across the northern portion of the study area, and off site. The 
Cowardin classification is palustrine, emergent seasonally saturated (PEM1C), and the HGM 
classification is Depressional.  
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Ditch 1 lacked vegetation throughout much of its extent onsite. This is due to mature vegetation 
providing shade from the adjacent uplands. In areas that receive sufficient sunlight, hydrophytic 
plants were observed including Callitriche sp (water starwort). Excessive moisture, erosion and 
sedimentation have also had an effect on the plant community found within the ditch. Soils 
within Ditch 1 met the hydric soil criteria for redox dark surface (F6). Ditch 1 exhibited 
hydrology indicators of algal mats, sparsely vegetated dark surface, drainage patterns, and 
geomorphic position. Sample Point 6 characterizes the conditions observed within Ditch 1, and 
Sample point 7 characterizes the adjacent uplands.  
 
Ditch 1 does not meet the jurisdictional ditch criteria established in OAR 141-085-0515 (8); 
therefore, it is PHS’ opinion that Ditch 1 is not a water of the State and should be considered 
non-jurisdictional. 
 
Ditch 2 

Ditch 2 (0.04 acres) is a roadside ditch located along SE Riverside Way, it is separated from 
Ditch 1 by a gravel drive and culvert. Ditch 2 could be considered an extension of Ditch 1, and 
was not sampled for the presence of wetland indicators. Ditch 2 meets criteria in OAR 141-085-
0515(10); therefore, it is PHS’ opinion that Ditch 2 is not a water of the State and should be 
considered non-jurisdictional.  
 

F. Deviation from Local and/or National Wetland Inventories 
 
The study area is not included in any approved local wetland inventory. The National Wetland 
Inventory identifies one feature within the study area. This feature is classified as a palustrine 
unconsolidated bottom artificially flooded wetland (PUBK). This feature roughly corresponds to 
Wetland A described above. NWI maps are generated primarily on the basis of interpretation of 
color infrared aerial photographs (scale of 1:58,000), with limited “ground truthing” to confirm 
the interpretations. As such, the excavated ditch was probably overlooked due to the dense 
canopy cover in the area it resides. 
 
G. Mapping Method 
 
PHS flagged the limits of the wetlands within the study area with blue flags; lime green tape was 
used for sample point locations. Wetlands and sample points were subsequently surveyed by 
Compass Land Surveying and have an accuracy of sub-centimeter. 
 
H. Additional Information 
 
None. 
 
I. Results and Conclusions 
 
PHS delineated a wetland and two ditches within the study area. Table 3 provides a summary of 
the delineated features by Cowardin and HGM classification, as well as acreages within the study 
area.  
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Table 3: Summary of Delineated Features within the Study Area 

Feature 
Area 

(acre / square feet) 
Cowardin Class HGM Class 

Wetland A 3.53 / 153,812 PFO1F Depression 

Ditch 1  0.15 / 6,625 PEM1C Depression 

Ditch 2 0.04 / 1,925 PEM1C Depression 

Wetland Total 3.72 / 162, 362   

 
As stated above in Section E, Wetland A, Ditch 1 and Ditch 2 in PHS’s opinion (subject to the 
concurrence of DSL and Corps of Engineers) are non-jurisdictional features due to the following: 
 
Wetland A: 

 Had no observed outlet or discharge, and is believed to be an isolated feature.  

 Was created for log storage for a timber operation and meets DSL’s Administrative 
Rule OAR 141-085-0515 (7)(h), which states, artificially created wetlands 
constructed for log storage are not considered waters of the State and are non-
jurisdictional. 

 
Ditch 1: 
Does not meet the jurisdictional ditch criteria established in OAR 141-085-0515 (8) as it was: 

 not created in wetland, an estuary, tidal river or other waters of the state, and 
 created in upland, but does not contain food and game fish, and does not have a free 

and open connection to waters of the state. 
 

Ditch 2: 
Meets the criteria for a non-jurisdictional roadside ditch in OAR 141-085-0515(10) as it is: 

 ten feet wide or less at the ordinary high water line; 
 artificially created from upland or from wetlands; 
 not adjacent and connected or contiguous with other wetlands; and 
 does not contain food or game fish. 

 
J. Required Disclaimer 
 
This report documents the investigation, best professional judgment, and conclusions of the 
investigators. It is correct and complete to the best of our knowledge. It should be considered a 
Preliminary Jurisdictional Determination of wetlands and other waters and used at your own risk 
unless it has been reviewed and approved in writing by the Oregon Department of State Lands in 
accordance with OAR 141-090-0005 through 141-090-0055.  
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FIGURE 

1 
General Location and Topography 

25720 SE Eagle Creek Road - Clackamas, Oregon 
United States Geological Survey (USGS) Estacada, Oregon 7.5 quadrangle, 2020 

(viewer.nationalmap.gov/basic) 
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FIGURE 

2 
Tax Lot Map 

25720 SE Eagle Creek Road - Clackamas, Oregon 
The Oregon Map (ormap.net) 
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7/28/2021 
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408 ft 
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FIGURE 

3 
National Wetland Inventory 

25720 SE Eagle Creek Road - Clackamas, Oregon 
United States Fish and Wildlife Services, Online Wetland Mapper, 2021 
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FIGURE 

4 
Soils 

25720 SE Eagle Creek Roadd - Clackamas, Oregon 
Natural Resources Conservation Services, Web Soil Survey, 2020 

(websoilsurvey.sc.egov.usda.gov) 

Project #7237 
7/28/2021 

Soils Legend 

20 - Coburg silty clay loam 

84 - Wapato silty clay loam (hydric) 

87A - Willamette silt loam, gravelly substratum, 0-3% slopes 

2205A - Conser silty clay loam, 0-3% slopes (hydric) 

W- Water 
N   Study Area 
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FIGURE 

5 
Aerial Photo 

25720 SE Eagle Creek Road - Clackamas, Oregon 
GoogleEarth, 2020 

Project #7237 
7/28/2021 

  Study Area 
N 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 712 of 747



BUILDING

Wetland A

(153,812 sf / 3.53 ac)

LEGEND

Study Area Boundary

(860,868 sf / 19.76 ac)

Wetland

153,812 sf / 3.53 ac

Waters of the Sate/US

8,550 sf / 0.20 ac

Direction of FLow

Sample Point

Photo Point

Existing Building

Ditch 1

(6,625 sf / 0.15 ac)

Ditch 2

(1,925 sf / 0.04 ac)

1

2

3

4

5

6

7

8

9

10

TL 04100

3 4E 5

TL 4102

3 4E 5

TL 3301

3 4E 5

SE EAGLE CREEK ROAD

OREGON S
TATE H

IG
HW

AY 211/224

E

A

C

D

B
F

G

H

I

J

K

W
e
t
l
a
n
d
 
C

o
n
t
i
n
u
e
s
 
B

e
y
o
n
d
 
S

t
u
d
y
 
A

r
e
a

Existing

Gravel Driveway

Existing

Concrete Pad

Ditch 1 continues

beyond study area

Septic

drainfield

Sanitary

sewer line

Sanitary tank

Sanitary

clean out

L

S
E

 R
IV

E
R

S
ID

E
 W

A
Y

Wetland Delineation

 25720 SE Eagle Creek Road - Eagle Creek, Oregon

Pacific Habitat Services,Inc.

9450 SW Commerce Circle, Suite 180 Wilsonville, Oregon 97070

 Phone: (503) 570-0800                Fax (503) 570-0855

FIGURE

6

Survey provided by

Compass Land Surveyors

Survey and Sample point accuracy

is sub-centimeter.

8-10-2021

\\PHS-NAS2\Public\Project Directories\7200\7237 25720 SE Eagle Creek Road\AutoCAD\Plot Dwg\Fig6 WetDel.dwg, 8/10/2021 11:38:20 AM

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 713 of 747



 

 

Appendix B 
 

Wetland Determination Data Sheets 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 714 of 747



PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 1

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 8%

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes

Yes X Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FAC That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 x 5 = 0

2 0 (A) 0 (B)

3

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 X 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes X No

Remarks:

0

Hydrophytic 
Vegetation 
Present?

30

0

#DIV/0!

FACU Species

UPL Species

Column Totals

Prevalence Index =B/A =

FAC Species

OBL Species

100 FACW species

2

20

15

Rubus armeniacus 100 100%

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Salix scouleriana 20 2

X No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? No

Wetland Hydrology Present? No

Water N/A

or Hydrology

or Hydrology

LRR A 45.3350 -122.3465

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Slope None
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SOIL PHS # Sampling Point: 1

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-12 5YR 3/3 100 Sandy Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes No X

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >12

Depth (inches): >12

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 716 of 747



PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 2

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 2

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) X

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes

Yes Yes X No

Yes

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FAC That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 x 5 = 0

2 0 (A) 0 (B)

3

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 X 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes X No

Remarks:

0

Hydrophytic 
Vegetation 
Present?

0

#DIV/0!

FACU Species

UPL Species

Column Totals

Prevalence Index =B/A =

FAC Species

OBL Species

20 FACW species

2

50

15

Rubus armeniacus 20 100%

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Salix scouleriana 50 2

X No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? X No

Wetland Hydrology Present? X No

Water PUBK

or Hydrology

or Hydrology

LRR A 45.3350 -122.3467

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Depression Concave
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SOIL PHS # Sampling Point: 2

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-14 10YR 2/2 100 Sand

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

X Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes X No

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

X Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

X High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

X Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) X Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) X Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

X Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes X No

Water Table Present?        Yes X No      Wetland Hydrology Present?

Saturation Present?           Yes X No Yes X No
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches): 0

Depth (inches): 2

Depth (inches): 0

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

Muck

7237

Matrix Redox Features

Color (moist) Remarks
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 3

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 0

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X

Yes X Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FACU That are OBL, FACW, or FAC: (A)

2 X FAC

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
120 x 3 = 360

Herb Stratum (plot size: ) 110 x 4 = 440

1 X FACU x 5 = 0

2 230 (A) 800 (B)

3

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes No X

Remarks:

0

Hydrophytic 
Vegetation 
Present?

5

10

3.48

5 FACU Species

Polystichum munitum 10 UPL Species

Column Totals

Prevalence Index =B/A =

FAC Species

OBL Species

90 FACW species

4

130

15

Rubus armeniacus 90 50%

Populus balsamifera 30

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Prunus avium 100 2

No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? No

Wetland Hydrology Present? No

Willamette silt loam, gravelly substratum, 0 to 3 percent slopes None

or Hydrology

or Hydrology

LRR A 45.3374 -122.3495

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Flat None
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SOIL PHS # Sampling Point: 3

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-12 10YR 3/2 100 Silt Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes No X

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >12

Depth (inches): >12

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 4

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 0

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X

Yes X Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FACU That are OBL, FACW, or FAC: (A)

2 X FACU

3 FAC Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FACU That are OBL, FACW,  or FAC: (A/B)

2 X FAC

3 FAC Prevalence Index Worksheet:

4 FACU Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 X (FAC) x 5 = 0

2 X FACU 0 (A) 0 (B)

3 X FACU

4 (FAC)

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes No X

Remarks:

0

Hydrophytic 
Vegetation 
Present?

60

#DIV/0!

5 FACU Species

Nemophilia parviflora 20 UPL Species

Polystichum munitum 15 Column Totals

Lapsana communis 15

Galium tinctorium 10 Prevalence Index =B/A =

FAC Species

Crataegus monogyna 15

Rubus armeniacus 10

Oemleria cerasiformis 5

OBL Species

90 FACW species

7

65

15

Rubus ursinus 60 29%

Prunus avium 25

Crataegus monogyna 5

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Pseudotsuga menziesii 35 2

No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? No

Wetland Hydrology Present? No

Willamette silt loam, gravelly substratum, 0 to 3 percent slopes None

or Hydrology

or Hydrology

LRR A 45.3377 -122.3481

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Flat Flat

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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SOIL PHS # Sampling Point: 4

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-16 10YR 3/4 100

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes No X

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >16

Depth (inches): >16

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 5

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 1%

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes

Yes X Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 X FAC x 5 = 0

2 X FACU 0 (A) 0 (B)

3 FAC

4 FACU

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 X 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes X No

Remarks:

0

Hydrophytic 
Vegetation 
Present?

100

#DIV/0!

5 FACU Species

Schedonorus arundinaceus 75 UPL Species

Leontodon saxatilis 20 Column Totals

Poa annua 3

Leucanthemum vulgare 2 Prevalence Index =B/A =

FAC Species

OBL Species

5 FACW species

3

0

15

Rubus armeniacus 5 67%

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

2

X No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? No

Wetland Hydrology Present? No

Willamette silt loam, gravelly substratum, 0 to 3 percent slopes None

or Hydrology

or Hydrology

LRR A 45.3367 -122.3488

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Depression Concave

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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SOIL PHS # Sampling Point: 5

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-13 10YR 3/1 99 1 C M Silty Clay Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes No X

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) X Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >13

Depth (inches): >13

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

7.5YR 5/8 Fine

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 6

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 2%

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes

Yes Yes X No

Yes

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 X (OBL) x 5 = 0

2 0 (A) 0 (B)

3

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 X 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes X No

Remarks:

0

Hydrophytic 
Vegetation 
Present?

95

5

#DIV/0!

5 FACU Species

Callitriche sp 5 UPL Species

Column Totals

Prevalence Index =B/A =

FAC Species

OBL Species

0 FACW species

1

0

100%

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

1

X No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? X No

Wetland Hydrology Present? X No

Willamette silt loam, gravelly substratum, 0 to 3 percent slopes None

or Hydrology

or Hydrology

LRR A 45.3374 -122.3486

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Ditch Concave

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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SOIL PHS # Sampling Point: 6

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-6 10YR 3/2 98 2 C M Silty Clay Loam

6-12 10YR 3/1 80 20 C M Silty Clay Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) X Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes X No

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) X Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

X Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) X Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

X Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes X No
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >12

Depth (inches): >12

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

7.5YR 4/3 Blotchy

10YR 3/1 Manganese

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 7

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 0

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X

Yes X Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FACU That are OBL, FACW, or FAC: (A)

2 X FAC

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2 X FACU

3 FACU Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
75 x 3 = 225

Herb Stratum (plot size: ) 125 x 4 = 500

1 X FACU x 5 = 0

2 X FACU 200 (A) 725 (B)

3

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes No X

Remarks:

0

Hydrophytic 
Vegetation 
Present?

25

3.63

5 FACU Species

Lapsana communis 15 UPL Species

Galium aparine 10 Column Totals

Prevalence Index =B/A =

FAC Species

Rubus ursinus 45

Prunus avium 5

OBL Species

100 FACW species

6

65

Rubus armeniacus 50 33%

Populus balsamifera 25

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Prunus avium 40 2

No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? No

Wetland Hydrology Present? No

Willamette silt loam, gravelly substratum, 0 to 3 percent slopes None

or Hydrology

or Hydrology

LRR A 45.3374 -122.3487

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Terrace none

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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SOIL PHS # Sampling Point: 7

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-14 10YR 3/2 100

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes No X

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >14

Depth (inches): >14

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 8

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 5%

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes

Yes Yes X No

Yes

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FAC That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 X FACW x 5 = 0

2 FACW 0 (A) 0 (B)

3 FACW

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8 X 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes X No

Remarks:

0

Hydrophytic 
Vegetation 
Present?

40

60

#DIV/0!

5 FACU Species

Phalaris arundinacea 50 UPL Species

Rorippa curvipes 5 Column Totals

Epilobium ciliatum 5

Prevalence Index =B/A =

FAC Species

OBL Species

0 FACW species

2

40

100%

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Populus balsamifera 40 2

X No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? X No

Wetland Hydrology Present? X No

Water PUBK

or Hydrology

or Hydrology

LRR A 45.3351 -122.3488

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Depression Concave

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP

Page 729 of 747



SOIL PHS # Sampling Point: 8

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-7 10YR 3/1 100 Silt Loam

7-14 10YR 4/1 65 30 C M Silty Clay Loam

5 C M Silty Clay Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) X Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes X No

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA X Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) X Geomorphic Position (D2)

X Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) X Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

X Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes X No
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >12

Depth (inches): >12

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

10YR 4/6

10YR 3/1 Manganese nodules present

7237

Matrix Redox Features

Color (moist) Remarks

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 9

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 8%

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes X

Yes Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover 1 x 2 = 2
45 x 3 = 135

Herb Stratum (plot size: ) 40 x 4 = 160

1 X FACU x 5 = 0

2 FACW 86 (A) 297 (B)

3

4

5

6 Hydrophytic Vegetation Indicators:

7 1- Rapid Test for Hydrophytic Vegetation

8  2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes  No X

Remarks:

LRR A 45.3351 -122.3489

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Berm None

Water None

or Hydrology

or Hydrology

No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? X No

Wetland Hydrology Present? No

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

1

2

0

15

Rubus armeniacus 45 50%

FAC Species

OBL Species

45 FACW species

3.45

5 FACU Species

Galium aparine 40 UPL Species

Epilobium ciliatum 1 Column Totals

Prevalence Index =B/A =

41

0

Hydrophytic 
Vegetation 
Present? Exhibit 1

Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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SOIL PHS # Sampling Point: 9

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-6 10YR 3/1 Silt Loam

6-9 10YR 2/1 60 Silt Loam

6-9 10YR 4/3 30 10 C M Silty Clay Loam

9-12+ 10YR 2/2 90 10 C M Silty Clay Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) X Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes X No

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

7237

Matrix Redox Features

Color (moist) Remarks

5YR 3/4

5YR 4/6

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

Mixed matrix 6-9 inches depth.  Soil is disturbed.

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >12

Depth (inches): >12

Sample point recorded along the slope of a log pond embankment several feet in elevation above adjacent wetland. 

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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PHS # 7237

Project/Site: Sampling Date:       

Applicant/Owner: State: OR Sampling Point: 10

Investigator(s): Section, Township, Range:

Landform (hillslope, terrace, etc.:) Local relief (concave, convex, none): Slope (%): 1

Subregion (LRR): Lat: Long: Datum: WGS84

Soil Map Unit Name: NWI Classification:

Are climatic/hydrologic conditions on the site typical for this time of year? Yes No X (if no, explain in Remarks)

Are vegetation Soil significantly disturbed?  Are "Normal Circumstances" present?  (Y/N) Y

Are vegetation Soil naturally problematic?  If needed, explain any answers in Remarks.)

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc.

Hydrophytic Vegetation Present? Yes

Yes X Yes No X

Yes X

Remarks:

VEGETATION - Use scientific names of plants.
Dominant Indicator Dominance Test worksheet:
Species? Status

Tree Stratum (plot size: ) Number of Dominant Species

1 X FAC That are OBL, FACW, or FAC: (A)

2

3 Total Number of Dominant

4 Species Across All Strata: (B)

= Total Cover

Sapling/Shrub Stratum    (plot size: ) Percent of Dominant Species

1 X FAC That are OBL, FACW,  or FAC: (A/B)

2

3 Prevalence Index Worksheet:

4 Total % Cover of Multiply by:

5 x 1 = 0

= Total Cover x 2 = 0
x 3 = 0

Herb Stratum (plot size: ) x 4 = 0

1 X FAC x 5 = 0

2 X FAC 0 (A) 0 (B)

3 X FAC

4 X FAC

5 X FAC

6 (FAC) Hydrophytic Vegetation Indicators:

7 FACU 1- Rapid Test for Hydrophytic Vegetation

8 FAC X 2- Dominance Test is >50%

= Total Cover 3-Prevalence Index is ≤ 3.01

4-Morphological Adaptations1 (provide supporting 

Woody Vine Stratum   (plot size: ) data in Remarks or on a separate sheet)

1 5- Wetland Non-Vascular Plants1

2 Problematic Hydrophytic Vegetation1 (Explain)

= Total Cover
1Indicators of hydric soil and wetland hydrology must be present, unless

disturbed or problematic.

% Bare Ground in Herb Stratum Yes X No

Remarks:

LRR A 45.3367 -122.3479

WETLAND DETERMINATION DATA FORM - Western Mountains, Valleys, and Coast Region

25720 SE Eagle Creek Rd City/County: Eagle Creek/Clackamas 6/4/2021

Heavy Timber Innovations

JT/MS Section 5, Township 3 South, Range 4 East

Flat Concave

Willamette silt loam, gravelly substratum, 0 to 3 percent slopes None

or Hydrology

or Hydrology

X No
Is Sampled Area within 

a Wetland?   Hydric Soil Present? No

Wetland Hydrology Present? No

Precipitation was approximately 82% for the water year (October 1, 2020 through June 4, 2021). Recorded precipitation for April 2021 and May 2021 
totalled 4.11 inches, This is approximately 40% of normal for these two months. 

absolute
% cover

30

Populus balsamifera 65 7

7

65

15

Rubus armeniacus 15 100%

FAC Species

OBL Species

15 FACW species

#DIV/0!

5 FACU Species

Agrostis capillaris 25 UPL Species

Dipsacus fullonum 15 Column Totals

Cirsium arvense 10

Rumex crispus 10 Prevalence Index =B/A =

Trifolium repens 10

Triticum aestivum 5

Taraxacum officinale 2

Lolium perenne 2

81

Herbs continued: Avena sativa (UPL) 2%

0

Hydrophytic 
Vegetation 
Present? Exhibit 1

Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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SOIL PHS # Sampling Point: 10

Profile Description: (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Depth

(Inches) Color (moist) % % Type1 Loc2
Texture

0-12 10YR 3/2 100 Silt Loam

1Type: C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains. 2Location: PL=Pore Lining,  M=Matrix.

Hydric Soil Indicators: (Applicable to all LRRs, unless otherwise noted.)

Histosol (A1) Sandy Redox (S5) 2 cm Muck (A10)

Histic Epipedon (A2) Stripped Matrix (S6) Red Parent Material (TF2)

Black Histic (A3) Loamy Mucky Mineral (F1) (except MLRA 1) Very Shallow Dark Surface (TF12)

Hydrogen Sulfide (A4) Loamy Gleyed Matrix (F2) Other (explain in Remarks)

Depleted Below Dark Surface (A11) Depleted Matrix (F3)

Thick Dark Surface (A12) Redox Dark Surface (F6)

Sandy Mucky Mineral (S1) Depleted Dark Surface (F7)

Sandy Gleyed Matrix (S4) Redox Depressions (F8)

Restrictive Layer (if present):

Depth (inches): Hydric Soil Present?   Yes No X

Remarks:

HYDROLOGY
Wetland Hydrology Indicators:

Surface Water (A1) Water stained Leaves (B9) (Except MLRA Water stained Leaves (B9)

High Water Table (A2) 1, 2, 4A, and 4B)  (MLRA1, 2, 4A, and 4B)

Saturation (A3) Salt Crust (B11) Drainage Patterns (B10)

Water Marks (B1) Aquatic Invertebrates (B13) Dry-Season Water Table (C2)

Sediment Deposits (B2) Hydrogen Sulfide Odor (C1) Saturation Visible on Aerial Imagery (C9)

Drift Deposits (B3) Oxidized Rhizospheres along Living Roots (C3) Geomorphic Position (D2)

Algal Mat or Crust (B4) Presence of Reduced Iron (C4) Shallow Aquitard (D3)

Iron Deposits (B5) Recent Iron Reduction in Plowed Soils (C6) Fac-Neutral Test (D5)

Surface Soil Cracks (B6) Stunted or Stressed Plants (D1) (LRR A) Raised Ant Mounds (D6) (LRR A)

Inundation Visible on Aerial Imagery (B7) Other (Explain in Remarks) Frost-Heave Hummocks (D7)

Sparsely Vegetated Concave Surface (B8)

Field Observations:

Surface Water Present?     Yes No X

Water Table Present?        Yes No X      Wetland Hydrology Present?

Saturation Present?           Yes No X Yes No X
(includes capillary fringe)

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Remarks:

7237

Matrix Redox Features

Color (moist) Remarks

Indicators for Problematic Hydric Soils3:

3Indicators of hydrophytic vegetation and wetland 
hydrology must be present, unless disturbed or 

problematic.

Type:

Primary Indicators (minimum of one required; check all that apply) Secondary Indicators (2 or more required)

Depth (inches):

Depth (inches): >12

Depth (inches): >12

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Appendix C 
 

Site Photos 
 

Exhibit 1
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Pacific Habitat Services, Inc. 
9450 SW Commerce Circle, Suite 180 
Wilsonville, OR  97070 

Photo documentation 
25720 SE Eagle Creek Road - Eagle Creek Oregon 

Photos taken June 4, 2021 

Project #: 7237 
7/19/2021 

Photo A:  

View of western portion Wetland A, 
looking northeast.  

Photo B:  
View of eastern portion of 
Wetland A, looking west.  

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Pacific Habitat Services, Inc. 
9450 SW Commerce Circle, Suite 180 
Wilsonville, OR  97070 

Project #: 7237 
7/19/2021 

Photo C:  
View of Sample Point 2, and Wetland A, 
looking south. 

Photo D:  
View of Sample Point 1, looking 
east.  

SP 1 

Photo documentation 
25720 SE Eagle Creek Road - Eagle Creek Oregon 

Photos taken June 4, 2021 Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Pacific Habitat Services, Inc. 
9450 SW Commerce Circle, Suite 180 
Wilsonville, OR  97070 

Project #: 7237 
7/19/2021 

Photo E:   
View of Wetland A, and Sample Point 8 
and Sample Point 9, looking south.  

Photo F:  
View of Ditch 1 within the 
northeastern portion of the property, 
looking east. 

SP-8 SP-9 

Photo documentation 
25720 SE Eagle Creek Road - Eagle Creek Oregon 

Photos taken June 4, 2021 Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Pacific Habitat Services, Inc. 
9450 SW Commerce Circle, Suite 180 
Wilsonville, OR  97070 

Project #: 7237 
7/19/2021 

Photo G:  
View of Ditch 1, and Sample Point 6, 
looking west. 

Photo H:  
View of Sample Point 7 
(upland), looking west.  

Photo documentation 
25720 SE Eagle Creek Road - Eagle Creek Oregon 

Photos taken June 4, 2021 Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Pacific Habitat Services, Inc. 
9450 SW Commerce Circle, Suite 180 
Wilsonville, OR  97070 

Project #7237 
7/19/2021 

Photo I:   
View of Sample Point 4 (upland), 
looking east. 

Photo J:  
View of Sample Point 5 (upland), 
looking west.  

Photo documentation 
25720 SE Eagle Creek Road - Eagle Creek Oregon 

Photos taken June 4, 2021 Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Pacific Habitat Services, Inc. 
9450 SW Commerce Circle, Suite 180 
Wilsonville, OR  97070 

Photo documentation 

Eagle Creek Way - Eagle Creek Oregon 

Photos taken June 4, 2021 

Project #7237 
Date 

Photo K:  
View of mowed grass habitat within the 
northwestern portion of the study area, 
looking east  

Photo L:  
View of Sample Point 10, 
looking west.  

Exhibit 1
Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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Wetland Definitions and Methodology 
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Appendix D – Wetland Definition and Methodology 
Pacific Habitat Services, Inc. 

Page 1 

WATERS OF THE STATE AND WETLAND DEFINITION AND 
CRITERIA 

Regulatory Jurisdiction 

Wetlands and water resources in Oregon are regulated by the Oregon Department of State Lands 
(DSL) under the Removal-Fill Law (ORS 196.800-196.990) and by the U.S. Army Corps of 
Engineers (COE) through Section 404 of the Clean Water Act. 
 
The primary source documents for wetland delineations within Oregon is the Corps of Engineers 
Wetlands Delineation Manual, Technical Report Y-87-1 (Environmental Laboratory 1987) and 
the Regional Supplement to the Corps of Engineers Wetland Delineation Manual: Western 
Mountains, Valleys, and Coast Region (Version 2.0) (U.S. Army Corps of Engineers, 2010), 
which are required by both DSL and COE.  
 
Waters of This State and Wetland Definition 

Waters of This State are defined as “all natural waterways, tidal and non-tidal bays, intermittent 
streams, constantly flowing streams, lakes, wetlands, that portion of the Pacific Ocean that is in 
the boundaries of this state, all other navigable and non-navigable bodies of water in this state 
and those portions of the ocean shore, as defined in ORS 390.605, where removal or fill 
activities are regulated under a state-assumed permit program as provided in 33 U.S.C. 1344(g) 
of the Federal Water Pollution Control Act, as amended.” (DSL 2014) 
 
Wetlands are defined as “those areas that are inundated or saturated by surface or ground water 
at a frequency and duration sufficient to support, and that under normal circumstances do 
support, a prevalence of vegetation typically adapted for life in saturated soil conditions” 
(DSL 2014). 
 
Wetland Criteria 
 
Based on the above definition, three major factors characterize a wetland: hydrology, substrate, 
and biota.  
 
Wetland Hydrology 

Wetland hydrology is related to duration of saturation, frequency of saturation, and critical depth 
of saturation. The 1987 manual defines wetland hydrology as inundation or saturation within a 
major portion of the root zone (usually above 12 inches), typically for at least 12.5% of the 
growing season. The wetland hydrology criterion can be met, however, if saturation within the 
major portion of the root zone is present for only 5% of the growing season, depending on other 
evidence.  
 
The growing season is defined as the portion of the year when soil temperatures at 12.0 inches 
below the soil surface are higher than biological zero (41 degrees Fahrenheit, 5 degrees Celsius), 
but also allows approximation from frost free days, based on air temperature. The growing 
season for any given site or location is determined from US Natural Resources Conservation 
Service, (formerly Soil Conservation Service) data and information. 
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Wetland hydrologic indicators include the following: visual observation of inundation or 
saturation, watermarks, drift lines, sediment deposits, and/or oxidized rhizospheres with living 
roots. Oxidized rhizospheres are defined as yellowish-red zones around the roots and rhizomes of 
some plants that grow in frequently saturated soils. Other indicators of hydrology, including 
algal mats or crust, iron deposits, surface soil cracks, sparsely vegetated concave surface, salt 
crust, aquatic invertebrates, hydrogen sulfide odor, reduced iron, iron reduction in tilled soils, 
and stunted or stressed plants can also be used to determine the presence of wetland hydrology. 
 
Wetland Substrate (Soils) 

Most wetlands are characterized by hydric soils. Hydric soils are those that are ponded, flooded, 
or saturated for long enough during the growing season to develop anaerobic conditions. Periodic 
saturation of soils causes alternation of reduced and oxidized conditions, which leads to the 
formation of redoximorphic features (gleying and mottling). Mineral hydric soils will be either 
gleyed or will have bright mottles and/or low matrix chroma. The redoximorphic feature known 
as gley is a result of greatly reduced soil conditions, which result in a characteristic grayish, 
bluish or greenish soil color. The term mottling is used to describe areas of contrasting color 
within a soil matrix. The soil matrix is the portion of the soil layer that has the predominant 
color. Soils that have brightly colored mottles and a low matrix chroma are indicative of a 
fluctuating water table. 
 
Hydric soil indicators include organic content of greater than 50% by volume, and/or presence of 
redoximorphic features and dark soil matrix, as determined by the use of a Munsell Soil Color 
Chart. This chart establishes the chroma, value and hue of soils based on comparison with color 
chips. Mineral hydric soil must meet one of the 16 definitions for hydric soil indicators, or be 
classified as a “problem soil” in the Regional Supplement. 
 
Wetland Biota (Vegetation) 

Wetland biota is defined as hydrophytic vegetation. A hydrophyte is a plant species that is capable 
of growing in substrates that are periodically deficient in oxygen as a result of saturated soil 
conditions. The U.S. Fish and Wildlife Service, in the National List of Plant Species that Occur in 
Wetlands, has established five basic groups of vegetation based on their frequency of occurrence in 
wetlands. These categories, referred to as the "wetland indicator status”, are as follows: obligate 
wetland plants (OBL), facultative wetland (FACW), facultative (FAC), facultative upland (FACU), 
and obligate upland (UPL). Table 1 gives a definition of the plant indicator codes. 
 
Table 1. Description of Wetland Plant Indicator Status Codes 

Indicator 
Code  Status 
OBL Obligate wetland. Plants that always occur in standing water or in saturated soils. 

FACW Facultative wetland. Plants that nearly always occur in areas of prolonged flooding or require 
standing water or saturated soils but may, on rare occasions, occur in non-wetlands. 

FAC Facultative. Plants that occur in a variety of habitats, including wetland and mesic to xeric 
non-wetland habitats but commonly occur in standing water or saturated soils. 

FACU Facultative upland. Plants that typically occur in xeric or mesic non-wetland habitats but may 
frequently occur in standing water or saturated soils. 

UPL Obligate upland. Plants that rarely occur in water or saturated soils.  
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Observations of hydrology, soils, and vegetation, were made using the "Routine On-site" 
delineation method as defined in the 1987 manual and the Regional Supplement for areas that 
were not currently in agricultural production. One-foot diameter soil pits were excavated to 20 
inches and soil profiles were examined for hydric soil and wetland hydrology field indicators. In 
addition, a visual absolute-cover estimate of the dominant species of the plant community was 
performed using soil pit locations as a center of reference. Dominant plant species are based on 
estimates of absolute cover for herbaceous, and shrub species within a 5 foot radius of the 
sample point, and basal area cover for tree and woody vine species within a 30 foot radius of the 
sample point. Plant species in each vegetative layer, which are estimated at less than 20% of the 
total cover, are not considered to be dominant. The wetland indicator status is then used to 
determine if there is an overall dominance (greater than 50%) of wetland or upland plant species. 
If less than 50% of the dominant species are hydrophytic, then the prevalence index may be used 
to determine if the subdominant species are hydrophytic. If the prevalence index is less than or 
equal to 3, hydrophytic vegetation criterion is met. 
 
During data collection, the soil profiles were examined for hydric soil and wetland hydrology 
field indicators. Plant species and cover were recorded. Data was recorded on standard data 
sheets, which contain the information specified in the 1987 Corps Manual and the Regional 
Supplement.  
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O:\ARM\Jurisdiction\Counties\Clackamas\Milwaulkie Log Pond\WD20210168 AgencyDecision.doc 

http://www.oregonstatelands.us/

OFFSITE WETLAND DETERMINATION REPORT BATCH 

OREGON DEPARTMENT OF STATE LANDS  WD#: 2021-0168 
775 Summer Street NE, Suite 100, Salem OR 97301-1279  Phone: (503) 986-5200 

At your request, an offsite wetland determination has been conducted on the property described below. 

County: Clackamas City:   Eagle Creek 

Agent   Name & Address:  3J Consulting, Attn: Carlos Callava 9600 SW Nimbus Ave. # 100, Beaverton, OR 97008 

Township:    3S Range:     4E  Section:    5  Q/Q:      Tax Lot(s):     4100 

Project Name:     Milwaulie Plywood Log Pond and associated tax lot 

Site Address/Location:    25720 SE Eagle Creek Rd 

 The National Wetlands Inventory or Local Wetlands Inventory shows a wetland on the property.   

The county soil survey shows hydric (wet) soils on the property.  Hydric soils indicate that there may be wetlands. 

It is unlikely that there are jurisdictional wetlands or waterways on the property based upon a review of wetlands maps, 

the county soil survey and other information.  An onsite investigation by a qualified professional is the only way to be 

certain that there are no wetlands. 

There may be wetlands/waterways on the property that are subject to the state Removal-Fill Law. 

A state permit is required for ≥ 50 cubic yards of fill, removal, or ground alteration in the wetlands or waterways. 

A state permit may be required for any amount of fill, removal, or other ground alteration in the Essential Salmonid 

Habitat and hydrologically associated wetlands. 

A DSL permit will be required if development activities impact 50 cubic yards or greater of wetlands or waterways. 

The proposed parcel division may create a lot that is largely wetland and thus create future development problems. 

A wetland delineation by a qualified wetland consultant is needed prior to site development. The wetland delineation 

report should be submitted to the Department of State Lands for review and approval. 

  A permit may be required by the Army Corps of Engineers:  (503) 808-4373 

  A state permit will not be required for the proposed project because the project appears to avoid impacts to jurisdictional 

wetlands and/or waterways. 

Note:  This report is for the state Removal-Fill Law only.  City or County permits may be required for the proposed activity. 

Comments:  There are hydric soils mapped immediately adjacent to the log pond.  Based on this information and a 

review of the historical aerials, the log pond was partly constructed in wetlands or jurisdictional waters.  Therefore, the 

pond is jurisdictional per OAR 141-085-0515(7).  A drainage ditch is also apparent in the northern portion of the site.  This 

ditch may have associated wetlands. 

A wetland delineation is recommended prior to development to map all onsite resources, determine if wetlands or other 

waters are present onsite and to determine the jurisdiction of the northern ditch. 

Determination by:  __________________   Date: 4/19/2021 

  This jurisdictional determination is valid for five years from the above date, unless new information necessitates a revision.  

Circumstances under which the Department may change a determination and procedures for renewal of an expired determination are 

found in OAR 141-090-0045 (available on our web site or upon request).  The applicant, landowner, or agent may submit a request for 

reconsideration of this determination in writing within six months from the above date. 

  This is a preliminary jurisdictional determination and is advisory only. 

Copy To:  Agent  Enclosures: Milwaulie Pond History document email:   carlos.callava@3j-consulting.com 

 Liz Dance, Clackamas County Planning 
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 http://www.oregonstatelands.us/ 

FOR OFFICE USE ONLY 

Entire Lot(s) Checked?  Yes  No  Waters Present  Yes  No  Maybe  Request Received:  3/26/2021 

LWI Area:  N/A        LWI Code: N/A         Latitude:  45.336489 Longitude:   -122.348073     Related DSL File # N/A 

Has Wetlands? Y N Unk  ESH? Y N  Wild & Scenic? Y N  State Scenic? Y N  Coast Zone? Y N Unk 

Adjacent Waterbody: Milwaulie Plywood Log Pond     NWI Quad:  Estacada   Scanned    Mailings Completed    Data Entry Completed 
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1

Hamburg, Glen

From: Jodi Scott <jodis@westlandrealtyllc.com>
Sent: Wednesday, November 3, 2021 3:10 PM
To: Hamburg, Glen; Steve Mueller
Subject: Z0155-21-M; Z0156-21-CP: Z0157-21-ZAP

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

 

Glen, 
We are the owners of the mobile home park to the north, Ault Acres.  As you are aware we applied for an 
extension on our expansion Z0032-21-TE. 
 
We are fine with the request of the neighbor.  Our request would be fencing on the property line or very serious 
plantings for screening purposes. 
 
Sincerely, 
Steve Mueller 
Regan Hill Development LLC 
503-936-7159 
stevem@westlandrealtyllc.com 
 
 
 
 
 
Sincerely, 
 
Jodi Scott 
Principal Broker 
 
 
Westland Realty 
980 NW Wade Street 
Estacada, OR 97023 
503-348-8792 
jodis@westlandrealtyllc.com 
www.westlandrealtyllc.com 
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1

Hamburg, Glen

From: Hamburg, Glen
Sent: Thursday, November 4, 2021 3:31 PM
To: 'Carlos Callava'
Cc: Dance, Lizbeth
Subject: RE: BCC Hearing January 12 @ 10:00am?

Hi Carlos, 
 
Roger all that. I suspect the voicemail was from my colleague Liz (CCed). We’ll make sure that preference is noted in the 
staff report. 
 
Kind regards, 
 
Glen Hamburg 
Senior Planner 
Clackamas County Planning & Zoning 
150 Beavercreek Rd 
Oregon City, OR 97045 
Tel: 503.742.4523 
General Schedule: Tuesday-Friday, 7am-5:30pm 
  

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

From: Carlos Callava <carlos.callava@3j-consulting.com>  
Sent: Thursday, November 4, 2021 3:29 PM 
To: Hamburg, Glen <GHamburg@clackamas.us> 
Cc: Dance, Lizbeth <LDance@clackamas.us> 
Subject: RE: BCC Hearing January 12 @ 10:00am? 
 

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

 

Hey Glen, 
 
I received a voicemail on Tuesday from someone at Planning & Zoning with a question about whether we want the staff 
report to be written such that the partition could be processed regardless of the outcome of the rezone hearing. 
 
I was waiting to hear back from our clients on how they wish to proceed with this. They decided that they would want 
the partition to be processed regardless of the outcome of the rezone – please include language in the staff report 
making this possible. Exhibit 5

Z0155-21-M; Z0156-21-CP; Z0157-21-ZAP
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2

 
I didn’t quite catch the name of the caller, but could you forward our response to them and thank them on my behalf? 
 
Thanks, 
 
Carlos Callava | Planner | 3J Consulting 
he/him | O: 503.946.9365 x246 
 

From: Hamburg, Glen <GHamburg@clackamas.us>  
Sent: Tuesday, November 2, 2021 11:18 AM 
To: Carlos Callava <carlos.callava@3j-consulting.com> 
Cc: Dance, Lizbeth <LDance@clackamas.us> 
Subject: RE: BCC Hearing January 12 @ 10:00am? 
 
Thanks for your flexibility, Carlos.  
 
Glen Hamburg 
Senior Planner 
Clackamas County Planning & Zoning 
150 Beavercreek Rd 
Oregon City, OR 97045 
Tel: 503.742.4523 
General Schedule: Tuesday-Friday, 7am-5:30pm 
  

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

From: Carlos Callava <carlos.callava@3j-consulting.com>  
Sent: Tuesday, November 2, 2021 11:17 AM 
To: Hamburg, Glen <GHamburg@clackamas.us> 
Cc: Dance, Lizbeth <LDance@clackamas.us> 
Subject: RE: BCC Hearing January 12 @ 10:00am? 
 

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

 

Hi Glen, 
 
January 12 at 10:00 AM in lieu of January 5th at 9:30 AM sounds great. 
 
Thank you, 
 
Carlos Callava | Planner | 3J Consulting 
he/him | O: 503.946.9365 x246 
 Exhibit 5
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From: Hamburg, Glen <GHamburg@clackamas.us>  
Sent: Tuesday, November 2, 2021 10:42 AM 
To: Carlos Callava <carlos.callava@3j-consulting.com> 
Cc: Dance, Lizbeth <LDance@clackamas.us> 
Subject: BCC Hearing January 12 @ 10:00am? 
 
Hi Carlos, 
 
The Board is wanting to move their public hearing on the 25720 SE Eagle Creek Rd applications from January 5 at 9:30am 
to January 12 (Wednesday) at 10:00am. Would that be OK with you and your clients? If so, we will send out revised 
notices of the new hearing date. The Planning Commission hearing date and time (November 22 at 6:30pm) would 
remain the same. 
 
Best, 
 
Glen Hamburg 
Senior Planner 
Clackamas County Planning & Zoning 
150 Beavercreek Rd 
Oregon City, OR 97045 
Tel: 503.742.4523 
General Schedule: Tuesday-Friday, 7am-5:30pm 
  

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

 

 

TO: Planning Division, Lizbeth Dance and Glen Hamburg  

FROM: Development Engineering, Kenneth Kent 

DATE: November 9, 2021 

 

RE: Z0155-21-M, Z0156-21-CP, Z0157021-ZAP, Heavy Timber 

 Tax Lot No. 34E05  04100 

 

This office has the following comments pertaining to this proposal: 

 

FACTS AND FINDINGS 
 

1. The applicant has filed a development application for a 2-lot partition, concurrently 

with a Comprehensive Plan Map Amendment and a Zoning Map Amendment.  The 

project site is an approximately 19 acre property located on SE Riverside Way and on 

the west side of SE Eagle Creek Road.  The property includes an existing buildings 

that has been used for certain industrial uses in the past.  The applicant is proposing to 

change the current zoning from Rural Residential Farm Forest 5-Acre (RRFF-5) to 

Rural Industrial (RI). 

 

2. Subsequent to the proposed map amendments and partition, the applicant proposes 

modification to the existing buildings, construction of an additional building, as well 

as circulation and parking improvements.  These site improvements will be addressed 

through a future Design Review application and with that, access, parking, on-site 

circulation and storm drainage requirements will be addressed. 

 

3. SE Riverside Way Road is rural local roadway and SE Eagle Creek Road is a rural 

minor arterial roadway, as designated on Map 5-4b of the Clackamas County 

Comprehensive Plan.  Per ZDO Section 1007.02, partition applications are required to 

dedicate public right-of-way consistent with adopted roadway sections.  The existing 

right-of-way width varies from 60 feet at the south end of the site frontage on SE 

Eagle Creek Road, up to approximately 188 feet in width, where the right-of-way 

encompasses both SE Riverside Way and SE Eagle Creek Road.  The existing right-

of-way is adequate to serve the proposed partition and future development under 

industrial zoning. 

 

4. The standards roadway section for a rural minor arterial roadway include an 8-foot 

wide public utility easement adjacent to the public right-of-way, Per Clackamas 

county Roadway Standards, Drawing C140.  The southern approximately 290 feet of 

frontage is adjacent to a 60-foot wide right-of-way and warrants the standard 8-foot 

wide public utility easement.  The remaining site frontage to the north exceeds the 
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standards right-of-way width and additional easement width is not needed for public 

utilities.  

 

5. Written approval by the Fire District will be required prior to final plat approval, 

verifying adequate emergency services access is available or can be provided for the 

proposed partition.   

 

6. Approval of a zone change requires a finding that the transportation system is 

adequate and will remain adequate with approval of the zone change, per ZDO 

Section 1202.03(C).  The applicant has submitted a Traffic Study by Lancaster 

Mobley, dated October 16, 2020 indicating that with the proposed zone change, there 

will be a net increase of 26 peak AM hour trips, 22 peak PM hour trips and 170 

average weekday trips.  Based on analysis of surrounding roadways and intersections, 

the Traffic Study finds that the zone change will not degrade the performance of any 

existing or planned transportation facilities below acceptable standards, satisfying 

ZDO Section 1202.03(C) and the Transportation Planning Rule.  Engineering staff 

concurs with the Traffic Study findings. 

 

7. Per ZDO subsection 1007.07, approval of a partition application requires a 

determination that there is adequate roadway capacity to handle the additional traffic 

generated by the development.  With the proposed partition, no additional traffic 

impacts will be generated.  Therefore, the County’s concurrency requirements as they 

relate to the transportation system are met by the applicant’s proposal. 

 

8. Clackamas County is the surface water management authority for the area including 

the subject site.  The proposal must be in conformance with Chapter 4 of the 

Clackamas County Roadway Standards. Positive drainage must be provided to an 

existing storm drainage system capable of accommodating the estimated contribution.  

Based existing topography on on-site improvements, the proposed parcels will be able 

to meet storm water standards at the time of additional site development through the 

Design Review process.  

 
CONCLUSION 

 

If the Planning Section approves the request, the following conditions of approval are 

recommended.  If the applicant is advised to or chooses to modify the proposal in terms 

of access location and/or design following the preparation of these comments this office 

requests an opportunity to review and comment on such changes prior to a decision being 

made. 

 

The following items are project requirements from the Department of Transportation and 

Development’s Development Engineering Division.  These conditions of approval are not 

intended to include every engineering requirement necessary for the successful 

completion of this project, but are provided to illustrate to the applicant specific details 

regarding the required improvements that may prove helpful in determining the cost and 

scope of the project.  These conditions are based upon the requirements detailed in the 

County’s Comprehensive Plan (Comp Plan), the County’s Zoning and Development 

Ordinance (ZDO) and the County’s Roadway Standards.  Additional requirements 
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beyond those stated in the conditions of approval may be required.  The applicant may 

discuss the requirements of the project with staff at any time. 

The requirements specifically required by the Comp Plan and the ZDO cannot be 

modified by the Development Engineering Division.  However, the requirements detailed 

in these conditions of approval, derived from the Development Standards, are based upon 

nationally accepted standards and engineering judgment and may be modified pursuant to 

Section 170 of the Roadway Standards.  The applicant is required to provide sufficient 

justification to staff in any request.  Staff shall determine if a modification is warranted.   

 

RECOMMENDED CONDITIONS OF APPROVAL: 
 

1. The applicant shall grant an 8-foot wide public easement for signs, slopes and public 

utilities along the south approximately 290 feet of frontage on SE Eagle Creek Road 

where the existing right-of-way is 60 feet in width. 

2. Access for Parcels 1 and 2 shall meet the following requirements, prior to final plat 

approval: 

a. A minimum 24-foot wide, perpetual common access and utility easement shall be 

provided from SE Riverside Way to Parcel 2.  The easement width shall be clear 

and unobstructed. 

 

b. Written verification shall be provided from the Fire District indicating that 

adequate emergency access is available or can be provided to the proposed 

parcels.   

 

3. The applicant’s attorney and/or surveyor or engineer shall provide written 

verification that all proposed lots have legal access and utility easements as required 

prior to recording of the plat. 

 

4. All existing and proposed easements shall be shown on the final plat. 
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Comprehensive Plan Amendment and Rezone

November 22nd, 2022

25720 Eagle Creek Road, Eagle Creek, OR 97022
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Comprehensive Plan Amendment and Rezone November 22nd, 2022

Site Description

- 19.03 Acres
- Current Zoning: RRFF-5
- Current Comprehensive Plan 

Designation: Rural
- Existing Use: Unutilized
- Existing 24,000 sq. ft. 

warehouse structure
- Surrounding Zoning:

- West: RRFF-5 (across 
Hwy 224)

- East: RC, RRFF-5
- South: RI
- North: RRFF-5

Subject 
Property
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Comprehensive Plan Amendment and Rezone November 22nd, 2022

Proposal

- Rezone change from RRFF-
5 to RI

- Partition into two lots
- Comprehensive Plan 

Designation change from 
Rural to Rural Industrial

- Reuse of lumber mill 
structure onsite

- Eventual development of 
two additional structures

- Separate land use process 
required for building 
development and 
subsequent use.
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Comprehensive Plan Amendment and Rezone November 22nd, 2022

Approval 
Criteria

- Statewide Planning Goals
- Clackamas County Zoning and Development Ordinance 

(ZDO)
- RI District
- Development Standards
- Development Review Process
- Zone Changes

- Clackamas County Comprehensive Plan
- Rural Industrial Policies
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Comprehensive Plan Amendment and Rezone November 22nd, 2022
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Comprehensive Plan Amendment and Rezone November 22nd, 2022
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Comprehensive Plan Amendment and Rezone November 22nd, 2022
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Comprehensive Plan Amendment and Rezone November 22nd, 2022

THANK YOU
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