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Prepared by: Clackamas County Planning & Zoning Division, in coordination with the cities of Barlow, 
Canby, Estacada, Molalla and Sandy and with contributions from the Metro data resource center. 
 
 
This project is funded by Oregon general fund dollars through the Department of 
Land Conservation and Development.  The contents of this document do not 
necessarily reflect the views of policies of the State of Oregon.    
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EEXXEECCUUTTIIVVEE  SSUUMMMMAARRYY  

20-year population forecast for the entire area within its boundary (ORS 195.036).  Metro is the 
coordinating body for the urban areas of Clackamas County, Washington County, and Multnomah 
County within the Metro boundary.  Clackamas County is the coordinating body for the rural area of the 
County (the area outside the Metro boundary), including the five rural-area cities. To date, the County 
has not coordinated forecasts for its rural cities.   
 
Clackamas County has five rural cities: Barlow, Canby, Estacada, Molalla and Sandy. Combined, these 

Several of these cities have been growing 
very rapidly, however.  Between 2000 and 2010, the cities of Canby, Molalla and Sandy captured 25% of 

 

 Canby increased by 3,039 people (8% of County growth). 

 Molalla increased by 2,374 people (6% of County growth). 

 Sandy increased by 4,065 people (11% of County growth).   
 

Barlow and Estacada posted slower growth over the last decade: 

 Barlow has and will continue to have very limited growth due primarily to the fact that there is 
not sewer service available in the city and the city is largely built-out. 

 Estacada posted slow growth over the last decade but recent permit activity and interest by 
developers indicated this city should experience stronger growth in the future.  

 
As a result of recent trends, Canby, Estacada, Molalla and Sandy have been working hard to position 
themselves to attract more economic and population growth moving into the future by undertaking such 
activities as creating urban renewal districts, downtown redevelopment plans and economic marketing 
strategies, -
to provide a more affordable housing alternative than in the urban cities (inside the Metro UGB).   
 
Strong growth is expected to continue in these cities (with the exception of Barlow, for reasons noted in 
the report and in Appendix A).  The table below summarizes the 20-year coordinated population 
projections that have resulted from the collaborative efforts of the county, Metro and the five rural cities.  
Each of the rural cities was provided several opportunities to review and provide feedback on these 
forecasts and this report in general.  
 
These projections were completed to be consistent with OAR 660-024-0030 and meet the statutory 
requirements of ORS 195.025 and ORS 195.036 and will be presented to the Board of County of 

 in March 2013. 
 

City 2012 
population 

2032 
population 

Net growth 
2012-2032 

Avg. Annual 
Growth Rate 

(AAGR) 2012-2032 
Barlow 136 146 10 0.4% 
Canby 16,820 26,730 9,910 2.3% 
Estacada 2,845 4,345 1,500 2.1% 
Molalla 8,532 12,760 4,228 2.0% 
Sandy 10,322 17,960 7,628 2.8% 

Source: US Census, Metro, Clackamas County     
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IINNTTRROODDUUCCTTIIOONN  

In January 2012, Clackamas County  received a grant to complete a coordinated 
population forecast for its rural cities, per ORS 195.036.1 The goal of the Rural Cities Population 
Coordination project is to establish coordinated population forecasts for rural unincorporated Clackamas 
County and its five rural cities: Barlow, Canby, Estacada, Molalla and Sandy.  These forecasts will be 
appropriate for and useful to each city as they continue to plan for urban development within their 
jurisdictions.  

This report summarizes the project; reviews the historic demographic trends and current conditions in 
Clackamas County and its rural cities; and presents the 20-year forecast for each of the rural cities that 
are proposed for adoption by the county in March 2013.   

Evaluating past demographic trends provides clues about what the forecast will look like and helps 
determine the realm of likely possibilities. Past trends explain the dynamics of population growth 
particular to local areas. Relating recent and historical population change to events that influenced the 
change serves as a gauge for what might realistically occur in a given area over the long term.  

The forecasts in this report draw on household and employment forecasts developed by the Metropolitan 
Service District, Metro, but focuses on the unincorporated areas and jurisdictions beyond the Metro 
boundary, the rural area of Clackamas County. It utilizes the control total  forecasts developed by Metro 
as well as allocations to the rural areas of the county and attempts to show how the final forecasts 
resulting from this process are reasonable in light of historic growth trends in the cities and 
commensurate with analyses completed by individual cities. 

This report is organized into the following sections:    
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Section I: 
Background and Context (Clackamas County setting; data sources and 
methodology; population growth assumptions) 

Section II: 
Demographic Trends (General overview of State and Clackamas County; 
characteristics of the rural area cities including historic population growth, 
current conditions, building permits, etc.) 

F
or

ec
as

t Section III: Methodology and Factors Affecting Population Growth (regional and local) 

Section IV: 
Forecasts (State and Metro forecasts; countywide; inside & outside Metro 
boundary; draft c ) 

A
pp

en
di

ce
s 

Appendix A: 

Appendix B: 

Appendix C: 

Appendix D: 

Appendix E: 

Appendix F: 

Information considered in assessment of city forecasts 

Documentation of coordination with rural cities 

Summary of Metro forecasting methodology 

Maps of TAZ groups and city boundaries 

Supporting data and additional demographic tables  

Excerpts from Statewide Economic & Demographic Reports 

                                                 
1 The urban cities in Clackamas County are part of Metro (the Metropolitan Service District), which is responsible for 
coordinating population forecasts within its boundary. 
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BBAACCKKGGRROOUUNNDD  RREEPPOORRTT  

 

SECTION I: BACKGROUND AND CONTEXT  

Background of Population Forecasts 

Local governments in Oregon have developed and adopted population forecasts for planning purposes 
are used to 

determine the size of Urban Growth Boundaries (UGBs), guide capital improvement planning, and meet 
other planning requirements. For example, State laws require cities with populations greater than 25,000 
to plan for sufficient buildable lands inside their urban growth boundaries for housing needed to 
accommodate population growth (ORS 197.295  197.296) and for industrial and commercial 
development to support economic growth (ORS 197.712).   

To achieve consistency through the forecasting process and results, the Oregon legislature designated the 
state Office of Economic Analysis (OEA), a division of the Department of Administrative Services, as 
the primary forecasting agency for the state. The OEA prepares population and employment forecasts for 
the state and each county. The most recently adopted OEA forecast was completed in 2004 but a draft of 
the current (2012) forecast was released for review in late 2012.   

s and maintains a 
20-year population forecast for the entire area within its boundary (ORS 195.036).  Metro is the 
coordinating body for the urban areas of Clackamas County, Washington County, and Multnomah 
County within the Metro boundary.  Clackamas County is the coordinating body for the rural area of the 
County (the area outside the Metro boundary), including the five rural-area cities. To date, the County 
has not coordinated forecasts for its rural cities.  Because Metro is currently coordinating regional 
households forecasts that include planning areas beyond the Metro boundary in its model, Clackamas 
County has the opportunity to use forecasts developed by this agency as a basis 
population coordination.  

Data Sources  

Information in this population report is based on data obtained from a number of sources, including:  
 Metro 

Metro (http://www.oregonmetro.gov/) provides the 
technical analysis to produce population and employment forecasts for the Portland-Vancouver 
metropolitan region, including Multnomah County, Washington County, Clackamas County in Oregon 

 integrated land use and transportation 

 

Metroscope comprises the databases to forecast changes in population, household and employment, 

 

Data from the Metroscope and many of the assumptions going into Metroscope were provided to the 
local jurisdictions (cities and counties) for review prior to the completion of the 2025 and 2035 
forecasts.  
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 Oregon Office of Economic Analysis (OEA) 
OEA (http://www.oea.das.state.or.us/DAS/OEA/demographic.shtml) provides long-term population 
forecasts and historic population trends on a county-wide level.  These data were used to compare 
with Metro forecasts.  

 Rural cities 
ural area provided data from past population studies and 

projections (completed by individual cities), with estimates of buildable lands and capacity for various 
land uses.  The cities were also asked to provide information about current conditions and any known 
future conditions or changes that could positively or negatively affect population growth into the 
future (see Appendix A). 

 Portland State University,  Population Research Center (PRC) 
Annual population estimates for cities and counties of Oregon are prepared by the Population 
Research Center at Portland State University (http://pdx.edu/prc/) as part of its Population Estimates 
Program. Data on State income tax returns, births, deaths, Medicare,  school enrollment, and city 
annexations, and information about changes in housing stock and group quarters population are 
utilized in developing the population estimates. Population estimates for Clackamas County, its cities 
and its unincorporated area from 2000 to 2011 are used in this study to help to understand growth 
trends throughout the county.    

 US Census 
The decennial census (http://www.census.gov/) is the only source of data collected for small areas 
across the nation. The 2000 Census and 2010 Census data were used to obtain the population by age 

 Historic data from past 
decennial census was used to look at longer term growth trends. 

 
Clackamas County Setting 

Clackamas County, Oregon is located within the northwest tier of the state and is the third-most 
populated population county in the state with 375,922 residents after Multnomah County (735,334 
residents) and Washington County (529,710 residents).2  The County land area is approximately 1,880 
square miles, about half of which is in National forest lands located in the eastern and southern reaches 
of the county. 

Regional land use and transportation planning for the urban areas of these three counties is overseen and 
managed by the Metropolitan Service District, Metro.  The Metro Board and elected officials of 
participating jurisdictions set policy direction for long range planning, coordinate population forecasts 
for the region, and agree on a range of services for the urban area.  Metro also maintains the Metro 

Urban Growth Boundary (UGB) which delineate the lands for urban 
development from rural areas. 

orthwest quadrant of the county; the 
urban , portions of three cities shared 
with other counties, and a sizeable population in unincorporated communities.  The rural area supports 
five cities, unincorporated resort communities near Mt. Hood, and a rural population involved in farming 
and forestry.  
 

                                                 
2 2010 US Census 
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Table 1 lists the populations of the cities and unincorporated areas in Clackamas County by location 
either inside the Metro UGB (urban area) or outside the Metro UGB (rural area).  As noted earlier, the 
area outside the Metro UGB (rural area) will be the focus of this report. 

 
Table 1.  2010 Population for Clackamas County Cities and Unincorporated Areas 

     2010 
Population* 

 Percent of  
Total Population 

 RURAL AREA   

Barlow                    135 0.04% 
Canby               15,830 4.20% 
Estacada                 2,730 0.72% 
Molalla                 8,110 2.15% 
Sandy                 9,655 2.56% 
Total Rural Cities               36,460 9.68% 

Rural Unincorporated Area**               68,345 18.14% 

Total Rural Area Population             104,805 27.82% 

URBAN AREA    

Damascus               10,540 2.80% 
Gladstone               11,495 3.05% 
Happy Valley               14,100 3.74% 
Johnson City                    565 0.15% 
Lake Oswego               34,067 9.04% 
Milwaukie               20,290 5.39% 
Oregon City               31,995 8.49% 
West Linn               25,150 6.67% 
Wilsonville               17,385 4.61% 
Rivergrove***                    258 0.07% 
Portland***                    744 0.20% 
Tualatin***                 2,869 0.76% 
Total Urban Cities             169,458 44.98% 

Urban Unincorporated Area**             102,517 27.21% 

Total Urban Area Population             271,975 72.18% 

Total County Population 376,780  
* July 1, 2010 revised Estimates, prepared by Population Research Center, PSU, March 2012. Numbers may differ 
slightly from 2010 Census numbers due to methodology and estimate dates (US Census reports April 1, 2010). 
 ** Estimated population of unincorporated areas based on Census data (CCD and Census Tract) and from 
allocation of households to Transportation Analysis Zones (TAZ).  
*** Includes only the portions of these cities that are within Clackamas County. 
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SECTION II: HISTORIC DEMOGRAPHIC TRENDS 

Historic Population Growth 

Table 2 (next page) shows the population of the State of Oregon, Clackamas County and the 
rural cities for the decades from 1960 to 2010.  During this 50-year period

population by 233%.   

Population changes by decade largely reflect the expansion and contraction of the US economy during 
those fifty years.   population increase in the outpaced that of the nation 
growing by 18% and 26% respectively, compared to 13% and 11% for the nation. Clackamas County 
itself experienced significant increases, posting a 

  

0% growth in the 
United States; although Clackamas owth managed a higher rate of 15%.   
the population of Oregon and Clackamas County increased at higher rates (20% and 21% respectively) 

population increase for Oregon and Clackamas County 
(12% and 11% respectively) were again 

 

A recent report from the state Office of Economic Analysis3 provides a perspective of how the economy 

recession starting in about 2007 has greatly decreased the share that migration plays in population 
change: 

determines the ability to retain local work force as well as attract job seekers from 
ins below the 

replacement level and deaths continue to rise due to ageing population, long-term growth 
comes mainly from net in-migration. Working-age adults come to Oregon as long as we 
have favorable economic and employment environments. During the 1980s, which 
included a major recession and a net loss of population, net migration contributed to 22 
percent of the population change. On the other extreme, net migration accounted for 73 
percent of the population change during the booming economy of 1990s. This share of 
migration to population change declined to 56 percent in 2002 and it was further down to 
32 percent in 2010.  (p. 9)   

 

                                                 
3 Oregon Economic and Revenue 
Appendix F) 
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Table 2.  Population Change by Decade, 1960 to 2010.   State of Oregon, Clackamas County and Rural Cities 

 

 
 
Source: US Census
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Rural Area Population Changes (2000 to 2010) 

Table 3 focuses on the 2000 to 2010 demographic trends of 
five cities and unincorporated communities.  The table shows the population growth and percentage of 
change for the last decade.   

Table 3.  Population Changes, 2000-2010. Clackamas County Rural Cities 

Jurisdiction 
  

Year 
2000 

% of 
County 

2000 

Population Change  
2000 to 2010 Year 

2010 

% of 
County 

2010 Amount Percent AAGR 
Oregon 3,421,437   409,637 12% 1.14% 3,831,074   
Clackamas 
County 

338,387   37,605 11% 1.06% 375,992   

Barlow 140 0.04% -5 -3.6% -0.36% 135 0.04% 
Canby 12,790 3.78% 3,039 23.8% 2.15% 15,829 4.21% 
Estacada 2,371 0.70% 324 13.7% 1.29% 2,695 0.72% 
Molalla 5,734 1.69% 2,374 41.4% 3.53% 8,108 2.16% 
Sandy 5,505 1.63% 4,065 73.8% 5.69% 9,570 2.55% 
Rural Uninc.* 65,185 19.26% 3,051 4.7% 0.46% 68,236 18.15% 
Total Rural Area 91,725 27.11% 12,848 14.0% 1.32% 104,573 27.81% 

* The rural unincorporated population for 2000 was estimated as 40% of the  
allocation to rural unincorporated areas in 2010 and accounted 

for the incorporation of Damascus in 2004.  Source: US Census 

At 375,992, the 2010 population of Clackamas County was 11.1% higher than the 2000 population.  The 
County  average annual growth rate in this decade was 1.06%, slightly lower than the State
1.14%.  Even with this lower rate, Clackamas County retained close to 10% of the State population 
between 2000 and 2010 (9.9% and 9.8% respectively) population as a percentage 
of the  Portland-Vancouver-Hillsboro MSA population decreased slightly between 2000 and 2010  
(17.55% in 2000 and 16.89% in 2010). 

Because of the small population base for the rural cities, the percent of population change over the 2000 
to 2010 time period is higher than the population change for the county as a whole.  Still, the cities of 
Canby, Molalla and Sandy all increased their share of the total population in the county, meaning that 
these cities are growing faster than the county in real terms.  The portion in Estacada dropped slightly 
during this period.  

 The total population of the five rural cities was 7.9% of County population in 2000, and their 
population increased to 9.7% of the 2010 population.  

 The cities of Canby, Molalla and Sandy captured 25% of  total population growth 
(37,605 persons) between 2000 and 2010.   

 The City of Canby increased population by 3,039 (8% of County growth), the City of 
Molalla by 2,374 (6% of County growth) and the City of Sandy by 4,065 (11% of County 
growth).   

 opulation in 2000 
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Population increases due to annexations to the cities were low and were not a contributing factor to the 
high growth rates.  From March 2002 through March 2012, Estacada gained 50 residents, Canby 41 
residents and Molalla 3 residents through annexation.4 

A more likely contributing factor in this high growth is the fact that the five rural cities have 
consistently provided less expensive housing than in the Metro area, particularly during the housing 
boom years when home prices were appreciating at unprecedented rates. 

As shown in Figure 1, median home sales prices in the five rural cities were substantially lower than 
those of t . 

 
Figure 1. Median Home Sales Price 2002-2012.  

  
 

 

 

 

 

 

 

 

 

 

 
 
 

Note: For context only, some sales not verified 
Source: Clackamas County Tax Assessor  

The population for the rural unincorporated area is an estimate drawn from several sources, including  

and Incorporated Places, 1990-
population by 2010 Census tracts.  The low average annual increase in population, 0.46%, in the 
unincorporated areas reflects several factors, including land use regulations which restrict residential 
development on lands zoned for farm and forest uses, as well as the downturn in the economy during 
this decade. 

 

 
 
 
 

                                                 
4 Per Population Research Center at Portland State University  
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Building Permits 

Annual building permit activity for the rural area cities provides a good illustration of the effects of the 
housing boom in the early 2000s and the economic downturn 2008.  

 
Table 4. Single Family Building Permits, 2000 to 2011 

Clackamas County Rural Area Cities 

Year Canby Estacada Molalla Sandy TOTAL by 
Year 

2000 96 0 43 150 289 
2001 132 5 40 176 353 
2002 143 2 42 162 349 
2003 97 2 70 123 292 
2004 110 9 148 93 360 
2005 121 12 99 162 394 
2006 197 7 82 193 479 
2007 79 46 55 149 329 
2008 15 13 27 77 132 
2009 4 5 16 46 71 
2010 4 47 15 45 111 
2011 7 17 14 32 70 

TOTAL by 
City 1,005 165 651 1,408 3,229 

 Source: US Census 
 
The cities of Canby, Molalla and Sandy had strong years from 2000 through 2007, and Estacada had its 
largest number of permits issued in 2007.  Combined, the cities averaged 355 single family building 
permits each year during this period.  With the downturn in the economy in 2007, the number of 
building permits dropped; combined, the cities averaged only 96 single family permits each year for 
2008 through 2011. 
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Characteristics of the Rural Cities 
 
Barlow 
Barlow is a small city with approximately 135 residents, located about 25 miles south of Portland, just 
south of the City of Canby.  According to the US Census the entire city encompasses approximately 0.1 
square miles of land.  Barlow is a stable community, growing by only 30 to 35 residents since 1970. The 
last decade (2000 to 2010) posted a slight loss in population, from 140 to 135.  The median age of 
residents in Barlow was similar to that of the County (38.1 years versus 40.6 years old countywide) but 
households were larger, with an average of 3.07 persons per households versus 2.56 countywide.  
 
Figure 2. Historic Population Growth - Barlow 

 
 Source: US Census, Clackamas County 
 
Growth in Barlow has been and will continue to be greatly limited due to the fact that the city has no 
sewer system  all the properties have septic systems for sewage disposal.  Because of the space needed 

lots without a sewer 
system.  
 
 
Canby 
Canby is a rapidly growing community of approximately 15,830 residents, located 25 miles south of 
Portland and 30 miles north of Salem. With State Highway 99E running through town, it offers 
businesses excellent highway access, ample utilities, and a plentiful supply of shovel-ready land.  Canby 
offers residents urban development within close proximity to highly valued farmland, orchards and a 
thriving nursery industry.  

Canby has consistently been one of the fastest growing rural cities in Clackamas County.  Population 
growth averaged 4.0% over the last 50 years and 2.8% annually over the last 20 years.  Despite the drop 
in the growth rate, the actual increase in population has remained fairly consistent over that time period 
and even increased 
of 273 persons per year.  Over the last two decades (1990-2010) actual population growth averaged 
slightly higher, at 336 persons per year.   

105 105 
115 

140 135 

-0.5% 

0.0% 

0.5% 

1.0% 

1.5% 

2.0% 

2.5% 

-20 

0 

20 

40 

60 

80 

100 

120 

140 

160 

1970 1980 1990 2000 2010 
A

vg
. A

nn
ua

l G
ro

w
th

 R
at

e 
(A

A
G

R
) 

P
er

so
ns

 

Total population 
AAGR 



 

-14- 
03/12/2013  
TA-CO-13-155  
 

 

Residential development last decade peaked in 2006, with an average of 128 new residential building 
permits issued each year.  The city saw a steep decline in residential building permits after 2006, with 79 
permits issued in 2007 and an average of only 8 permits issued annually from 2008 to 2011.  
 
Figure 3. Historic Population Growth - Canby 

 
 Source: US Census, Clackamas County 
 

ounger and larger households than those county-wide, with an 
average age of 35.7 years versus 40.6 years old countywide and an average household size 2.78 persons, 
versus 2.56 countywide. 
 
Estacada 
Estacada is a rural community of approximately 2,600 residents situated about 30 miles southeast of 
Portland and is known as o the Clackamas River Historically, the primary base for 
Estacada's economy has been lumber.  As the timber industry declined in the recent past, the economy of 
the city became depressed; however, in recent years an arts community has been emerging and a limited 
amount of new industrial development and businesses have also been locating in the city.  In 2009, 

expanded by 130 acres to accommodate more industrial growth in the northwest 
corner of the city, along Highway 224. 
 
Population growth has been moderate in Estacada, averaging only 2.1% over the last 50 years.  In the 
last 20 years growth has dropped to an average of 1.5% annually, representing an increase of 
approximately 36 persons per year.  Similarly, new residential growth has been slow, even through the 
housing boom.  Based on building permit data, residential development peaked in 2007 and 2010, with 

average of only 7 building permits issued per year.  Interestingly, most of the residential permits issued 
in the last decade have been post-2008, an indication that perhaps population growth may see a recovery 
over the slow rates posted in the past two decades.  
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Figure 4. Historic Population Growth - Estacada 

 
 Source: US Census, Clackamas County 
 
Population in Estacada is also comprised of younger households  the average age in 2010 was 35.7 
years, versus 40.6 years countywide.  Average household size is the same as the county (2.56 persons 
per household).  
 
Molalla 
Molalla is a rural community of approximately 8,100 residents located about 30 miles southeast of 
Portland.  
remained the   In recent years, the city has been 
making efforts to diversify its economic base with new manufacturing and commercial investments and 
creating an Enterprise Zone to encourage more economic development.  
 

  Molalla is the gateway to the 
Molalla River Recreation Corridor, attracting thousands of visitors year-round for sightseeing, fishing, 
hunting, kayaking, rafting, swimming, picnicking, camping, hiking, mountain biking and horseback 
riding. 
 
Despite recent economic difficulties, Molalla remains an attractive location to reside, near these 
recreational activities, and it has largely become a bedroom community to the Portland area. 
 
Population growth has been strong in Molalla, averaging 4.0% annually over the last 20 years, slightly 
higher than the 50 year average of 3.4% annual growth.  The population increased steadily from 1970 to 
2000, averaging approximately 70 persons per year.  Population increases jumped from 1990-2010, 
averaging around 200 persons per year.  Based on building permit data (Table 4), this jump in 
population growth may be largely due to the housing boom from 2000 to 2007, with an average of 72 
new permits issues each year.  In the latter part of the last decade, building activity declined 
dramatically, with an average of only 18 new permits issued annually from 2008 to 2010. 
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Molalla also has a low supply of developable residential land, however, which could be exacerbating 
this slowdown.  Based on a buildable lands inventory (BLI) completed in 2007-2008 only 71 acres of 

 5 
 
Figure 5. Historic Population Growth - Molalla 

  
 Source: US Census, Clackamas County 
 
On average, households in Molalla are much younger (31.4 year old versus 40.6 years old) and slightly 
larger than those in the region (2.82 persons per household versus 2.56).  
 
Sandy 

The City of Sandy has a population of approximately 9,570 and is located east of Portland in the Mt. 
Hood corridor, approximately 35 minutes to Portland International Airport and 45 minutes to downtown 
Portland.  Sandy has developed a small but diverse business base, including many stores and services 
for visitors to the Mt. Hood Recreation Area.  Sandy is an attractive location to reside because it offers 
good access to outdoor recreation as well as to the more urban amenities in the metro area while 
offering relatively inexpensive land for development.   

Sandy has consistently been one of the fastest growing rural cities in Clackamas County.  Population 
growth averaged 4.4% annually over the last 70 years and 4.3% annually over the last 20 years. 

Population increased steadily, averaging approximately 128 persons per year from 1970 to 2000.  
Population increase spiked from 2000-2010, averaging over 400 persons per year.  Based on building 
permit data (Table 4), some of this jump in population growth can be attributed to the housing boom 
from 2000 to 2007, with an average of 151 new permits issued each year.  In recent years, building 
activity has declined dramatically, with an average of only 41 new permits issued annually since 2008. 
Even so, 41 new households/homes per year would still result in population growth roughly equivalent 
to the historic growth; the fact that this is occurring in a recession could indicate the city is poised to 
resume rapid growth as the housing recovery continues to take hold. 
 
  

                                                 
5 The findings of this inventory have not been verified by county staff; the actual acreage may be different. 
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Figure 6. Historic Population Growth - Sandy 

 
 Source: US Census, Clackamas County 
 
 
Rural Unincorporated Clackamas County 
The remaining portion of rural Clackamas County consists of unincorporated rural communities and 
other large unincorporated areas with rural residential zoning (large lots) and natural resource land 
(farm and forest lands).  Development in rural Clackamas County is limited because of the large amount 
of natural resource lands, on which new homes are allowed only under certain situations. Still, 
residential development in the unincorporated area is possible under a few processes that require 
approval either by the State or by Clackamas County. 

Under State Ballot Measure 49 ( ) residential development of 3 to 10 houses may be 
approved by the State Department of Land Conservation and Development (DLCD) for private property 
owners in some rural areas that may otherwise have been restricted because of the underlying farm or 
forest If claim property is currently zoned for 
resource use (farm, forest or mixed farm/forest), Measure 49 places some limits on how the proposed 
development must be located to protect and preserve tha   Other development restrictions 
apply to prime farmland and water restricted areas under this measure.  

In total
Measure 49 claims alone.   

Other situations require approval by Clackamas County, including the following: building in the limited 
areas zoned Rural Residential; building in the areas zoned for resort communities (associated with the 
recreational and tourist centers near Mt. Hood); havin -
on a pre-existing small lot; or having a residence approved as part of a farm management plan.    

As noted in Table 3, the rural unincorporated area of Clackamas County grew very slowly over the last 
decade.  According to  best estimate, this area grew at a rate of 0.46% annually from 2000 
to 2010, gaining only approximately 3,050 persons.  It is expected that the urban areas (both inside and 
outside the Portland Metro UGB) have and will continue to capture the majority of the new growth in 
the county simply because they have a greater amount of land available for development.   
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SUMMARY 

the county.  Each has its own unique circumstances and its own attractors for potential new residents 
and for potentially retaining the young families that seem to be attracted to these communities.  Over the 
last several decades several of these cities have been very successful at attracting people to live outside 
the Portland metro area.  Some of this success has been due to offering less expensive housing than in 
the metro area while offering relatively easy access both to the metro area and to recreational amenities 
in the rural area.  The cities are all continuing to plan for and to capture new growth of both households 
and employment. 
 
The information described in the above background report and found in Appendices A and E, were all 
taken into consideration when assessing future population forecasts.  
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SECTION III: METHODOLOGY AND FACTORS AFFECTING POPULATION GROWTH  

 
Regional Trends 

6 provides a summary of current conditions and 
outlook for the state.  The assessment is that the State has been coming out of the recession of the mid  
2007-
accustomed t (p. 6) 

The outlook is that Oregon will not recover all of the jobs it has lost until the end of 2014 (p.6), and 
oing production slowdown among some 

 (p.7).   

As a sign of slow to modest economic gain, the ratio of net migration-to-population change will increase 
gradually and is expected to reach 70 percent by the end  forecast horizon [2010 to 2020]. 
Although the economy and employment situation in Oregon look stagnant at this time, the migration 
situation is not expected to replicate the early 1980s pattern of negative net migration. Potential Oregon 
out-migrants have no better place to go since other states are also in the same boat in terms of economy 
and employment.  (p.8) 

Age structure and its change affect employment, state revenue, and expenditure. Demographics are the 
major budget drivers, which are modified by policy choices on service delivery. Growth in many age 
groups will show the effects of the baby-boom and their echo generations during the period of 2010-
2020. It will also reflect demographics impacted by the depression era birth cohort combined with 
diminished migration of the working age population and elderly retirees. (p.8-9) 

Overall, the elderly population over age 65 will increase rapidly whereas population groups under age 
65 will experience slower growth in the coming decade. (p.9) 

See Appendix F for more excerpts from of the Economic and Revenue Forecast. 

 

Local Trends  

Clackamas County and its rural cities are affected by national, statewide and regional trends but also 
have their own unique set of circumstances.  As discussed in the Background Report, several of these 
cities are suffering from a loss of economic base (Estacada and Molalla) due to the decline in the timber 

s, along with Sandy and 
Canby appear to be committed to attempts at figuring out how to generate greater economic 
development and diversity, from taking advantage of their locations to attract visitor dollars and tourist 
businesses to expanding their industrial areas to attract a larger base of employers, to encouraging retail 
establishments to locate in their jurisdictions to quell the leakage of dollars out of the cities because of 

in these endeavors, greater 
population growth or sustained high population growth (depending on the city) could easily occur.  

                                                 
6 Oregon Economic and Revenue Forecast  June 2012.  Volume XXXII, No. 1.  Release Date:  May 22, 2012     
Prepared by: Office of Economic Analysis, DAS (See Appendix F) 
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growth over the last one to two decades.  Some of this growth has been driven by the substantial 
discount housing prices offered .  With 
the steep decline in housing prices over the last four-five years, housing has become more attainable in 
the metro urban area and not as many households may be making the decision to move farther out to the 
rural cities.  The extent and speed at which the housing prices recover will also have a sizeable effect on 
the rural city growth in the future.  

 

Methodology 

As noted previously, Metro is completing household and employment forecasts for the region, including 
both the urban and rural areas of Clackamas County.  In general, regional population and household 
growth is projected as components of population by birth, death and migration. For employment, an 
employment-population ratio is the approach used to create the alternative growth paths from the base 
case assumptions.  More specific details about Metro forecasting, models and assumptions can be found 
in Appendix C. 

Metro and the participating jurisdictions have reviewed and refined the forecasts for more than a year 
and Metro adopted the 2025 and 2035 forecasts for the region in November 2012.  Within these 
forecasts are  for the basic sub-areas in the region.  The s pertinent to this 
project are those for the urban/rural split within the county, namely a control total for the area within the 
Metro boundary and a control total for each county area outside the Metro boundary.  For carrying out 
this population coordination project  for households and employment was held 
constant for the Clackamas County area outside the Metro boundary. Within that control total, forecasts 
for some of the individual cities were adjusted during this review, as warranted, to best represent the 
specific plans that have been completed for the cities and where growth in rural areas is most likely to 
be able to locate.   

Geographic Differences in Data 

The household and employment data sets described above 
model, 2,162 Transportation Analysis Zones (TAZ).  Each TAZ 
has allocations of the current and forecasted households and employment figures.  

For the rural area of Clackamas County (its area outside the Metro boundary), there are 88 TAZ sub-
areas that distribute the future population and employment into the rural cities and the rural, 
unincorporated area.  Overall, the boundaries of the several TAZ units that contain a rural city cover a 
larger area than the city boundaries alone. Each rural city will include a  or a number of 

Maps 
showing TAZ boundaries with respect to the  rural cities are found in Appendix D. 

projections were first gro was 

use restrictions that limit new residential development, described in the Background Report, it is 
reasonable to expect th
happen within the cities.  This analysis assumed that 90% of the projected household growth in each 

rural city UGB.  All of the cities that participated in this 
project felt this assumption was reasonable. 
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Once t  allocated down to the UGB level, it was compared with historic 
growth in cities, projections previously done for the cities, and other information provided by the cities 
to assess the reasonableness of the forecast.  The next step in the analysis was to look at projected 
growth in TAZs 
assess whether the growth projected for these areas was more likely to occur in the nearby city because 
of restrictive rural zoning in the TAZ.  These pieces of information were the basis for determining if 
adjustments needed to be made to the forecast for each city.  All the proposed forecasts and adjustments 
were reviewed by the individual cities . 

ORS 195.036 requires the coordinated population forecast be a 20-year forecast so the last step in the 
process is to extrapolate the 2012 to 2032 population forecast from the agreed-upon 2035 forecast.  This 
was done simply by assuming an even distribution of growth from 2010 to 2035 (the timeframe of the 
Metro forecast). 

 
Small Area Forecasts 

When assessing forecasts, and particularly forecasts for small areas, it is important to keep in mind that 
there is uncertainty involved, the degree of which increases the smaller the area.  In general, forecasts 
have a degree of uncertainty simply because all forecasting requires making assumptions about the 
future.  Small area forecast are even less certain because: 
 
 Small areas start from a small base. A small change in the absolute number of population or housing 

in a small city produces a large percentage change. For example, a new subdivision of 200 homes 
inside the Portland Urban Growth Boundary has an effect on total population of 0.02%. That same 
subdivision in Molalla nearly 7% and 
population by a similar percentage.   

 
 Especially for small cities in areas that can have high growth potential (e.g., because they are near to 

concentrations of demand in neighboring metropolitan areas, or because they have high amenity 
value for recreation or retirement), there is ample evidence of very high growth rates in the short-
term; there are also a few cases of high growth rates sustained over 10 to 30 years. However, growth 
rates for small cities tend to decrease over time because the population base increases.  

 
 Public policy makes a difference. Cities can affect the rate of growth through infrastructure, land 

supply, incentives and other policies. Such policies generally do not have an impact on growth rates 
in a region, but may cause shifts of population and employment among cities.  In fact, population 

- ts they are intended to be; 
local governments create land use, transportation, and infrastructure plans to accommodate the 
growth forecast. Those planning documents represent a series of policy decisions and influence 
public investments for infrastructure and services. Thus, how much population a local government 
(particularly cities) chooses to accommodate is also a policy decision.  

 
Because of these and other limitations and uncertainties, this report attempts to assess not only historic 
and projected gr , but also factors in actual growth 
(number of people or households annually) and local knowledge of factors that would positively or 
negatively affect population growth in the cities. 
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SECTION IV: FORECASTS  

Regional and Countywide forecasts 

Table 5 shows ob allocations for 2010 and forecasts for 2025 and 2035 for 
Clackamas County.  The data are UGB
Metro UGB  the rural cities and rural unincorporated area.   

2010 Allocations   
Household estimates developed for the regional travel demand model showed that the rural area of 
Clackamas County had 39,837 households, 27.4% of the total 145,421 households in Clackamas 
County.   In the rural area outside the Metro boundary, the 2010 allocation has 14,812 households within 
the TAZ groups of the five rural cities; and the majority of rural area housing, 25,025 households, in 
unincorporated areas.  The household estimate in the rural citie
Census data which counted 13,177 occupied housing units in the five cities. 

The 2010 job estimates developed for the regional travel demand model showed that just over 9% of the 
jobs (12,883) in Clackamas County are in the TAZ groups of the rural cities, and that an additional 7.1% 
of jobs (9,759) are in the rural unincorporated area.    

 
2025 and 2035 Forecasts 

The first forecast produced by Metro for the jurisdictions to review was for the period from 2010 to 
2025.  For the County as a whole, this forecast projected a 1.7% average annual growth rate (AAGR), 
equating to 41,294 new households by 2025.  Metro further estimated that 68.0% of the new households 
(27,506 dwellings) would go inside the Metro urban growth boundary (UGB).  The highest average 
annual rate of growth, 2.2%, was attributed to the rural cities, which are the subject of this report.  A 
total of 6,408 new households were projected for the TAZ groups of the rural cities (see Table 5). 

Interestingly, the rural, unincorporated area, with a forecasted AAGR in households of 1.5% (7,380 
households), is expected to support more new development than the rural cities.  While a small portion 
of this can be attributed to urban reserve areas (estimated at approximately 1,000 households), this 
amount of projected new household growth may not be supported in the remainder of the rural areas 
because of the zoning regulations that protect farm and forest lands from general residential 
development.   

The 2035 Gamma Forecast was next released for review.  For the County as a whole, this forecast 
projected growth to slow to a 0.9% average annual growth rate (AAGR), equating to only 16,696 new 
households between 2025 and 2035. Metro further estimates that only 44% of this growth would occur 
inside the Metro urban growth boundary (UGB).   

The 2035 Gamma Forecast exposed some changes in expected growth patterns in the region and 
especially in Clackamas County.  Metro has indicated that a primary reason for higher-than expected 

areas in both the 2025 and the 2035 Gamma Forecast is 
that the supply of residential land for single-family homes is dwindling in the metro area UGB, which, 
when combined with the assumption that the metro area UGB will not expand substantially in 
Clackamas County during the forecast period, drives the price of homes in the metro area higher, thus 
diverting household growth to the rural areas, which have historically provided less expensive housing 
stock. 
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Table 5. Number of Households and Jobs in Clackamas County 
2010 Existing and 2025 and 2035 Metro-Generated Forecasts 

HOUSEHOLDS 

YEAR 2010 
Forecasted 

Change  
2010-2025 

YEAR 2025 
Forecasted 

Change  
2025-2035 

YEAR 2035 

Households 
% of 

County 
Total 

Amount AAGR Households 
% of 

County 
Total 

Amount AAGR Households 
% of 

County 
Total 

Households Inside Metro UGB  

 Urban cities  70,236 50.0% 23,636 2.0% 93,872 51.6% 5,188 0.5% 99,060 49.9% 
Unincorporated urban area 25,270 18.0% 3,870 1.0% 29,140 16.0% 2,113 0.7% 31,253 15.7% 
Total Households Inside 
Metro UGB 95,506 68.0% 27,506 1.7% 123,012 67.7% 7,301 0.6% 130,313 65.7% 

Households Outside Metro UGB 

 Rural cities* 16,322 11.6% 6,408 2.2% 22,730 12.5% 3,087 1.3% 25,817 13.0% 
 Rural unincorporated areas 28,641 20.4% 7,380 1.5% 36,021 19.8% 6,308 1.6% 42,329 21.3% 
Total Households Outside 
Metro UGB 44,963 32.0% 13,788 1.8% 58,751 32.3% 9,395 1.5% 68,146 34.3% 

Total Households in 
Clackamas County 140,469 100.0% 41,294 1.7% 181,763 100.0% 16,696 0.9% 198,459 100.0% 

* Based on TAZ group boundaries (not city boundaries).  Does not include any adjustments made to city projections during the county-city coordinated 
process. 
Source: Metro, Clackamas County 
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Because of the projected changing growth patterns, uncertainty about timing of changes, and the fact 
that it appears that the projections in the 2035 Gamma Forecast were in some cases intended to fix 
issues with the initial 2025 forecast, the remainder of this report will look at the 2035 forecast as an 
endpoint and assess the reasonableness of that forecast  as well as other 
factors, described previously and in Appendix A. The forecasts for 2012 to 2032 will then be 
extrapolated from the 2035 Gamma Forecast.   

 
OEA versus Metro Forecast 

compares reasonably to those completed or being 
completed by the State  Office of Economic Analysis (OEA).  Metro s 2035 forecast is lower than the 
forecast completed by OEA in 2004, prior to the recession but is nearly identical (<1% difference) to the 
2012 draft long-range forecast that was recently distributed to the counties for review.7   
 
Table 6. Metro 2035 Gamma Forecast versus OEA Long-Range Forecast.  
Clackamas County  

  
2010  
est. 

2035 
forecast 

2010-2035 
Growth 

2010-2035 
AAGR 

OEA forecast 
(adopted 2004) 391,536 576,231 184,695 1.56% 

Metro forecast* 362,129 511,627 149,498 1.39% 
*Households are converted to population for comparison purposes assuming 2.58 persons per household 
(Clackamas County average per US Census). 
 
 
Rural County and Cities Draft Forecasts  
The County has agreed to accept the forecast of 23,182 new households (2010 to 2035) as the control 
total  for rural Clackamas County (outside the Metro UGB) for the purposes of this coordinated 
population forecast process. This control total includes households in the rural cities as well 
unincorporated rural communities and other unincorporated rural areas in the county. In accepting this 
control total for the rural areas, any adjustments that are found to the necessary to individual city 
forecasts, or elsewhere, need to be made within this total.   

In general, growth allocations  2035 Gamma Forecast appear a bit generous in the rural 
unincorporated areas (projecting 13,688 new households) and slightly low in some of the rural cities. 

 low in some of the rural cities is that it does not assume that the 
cities will expand their urban growth boundaries (UGBs) and, therefore, if land supply is limited, so too 

identified based on projected growth and existing supply.   
 
Individual city forecasts, analysis of those forecasts and a description of any changes made to the Metro 
forecast follow in the next section.  Several of the rural cities have completed transportation system 
plans or land-use related plans.  These plans, combined with historic population growth data and 
individual knowledge of localized factors affecting population growth (see Appendix A), provide the 
basis for evaluating Metro household and forecasts. Projected growth for each city is also analyzed in 
the context of historic growth.  

                                                 
7 The final 2012 OEA forecast is expected in February 2013 and will be incorporated into this report if time allows. 
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Individual plans completed for the cities used varying timeframes for forecasts. To compare these values 
with Metro 2025 and 2035 forecasts, the city forecasts were adjusted using each 

th rate to determine the 2010 and 2035 values, as applicable. 

 
BARLOW 
The Metro 2035 Gamma Forecast projects growth of only 5 new households between 2010 and 2035 in 
the TAZ group8 that includes the city of Barlow.  Assuming the City of Barlow captures 90% of this new 
growth this projection results in a total population of 148 people in the city in 2035.9 
 
Table 7. Historic and Projected Population Growth. City of Barlow 

 

Source: US Census & Metro & Clackamas County 
 
Analysis of City of Barlow Forecast: The 2035 Metro Gamma Forecast indicates the population of the 
city will remain relatively steady, as it has over the last several decades.  Given the fact that growth 
opportunities in Barlow are very limited, mainly due to the lack of a sewer system, this forecast seems 
reasonable.  
 
No adjustments were made to this forecasted growth were made, nor were any requested by city 
representatives. Extrapolating from this forecast for the 20-year planning horizon of 2012-2032 
specified for this project yields the following for the City of Barlow:   

2012 population: 136 

2032 population: 146 
 
 
  

                                                 
8 Includes TAZ#: 848 
9 
itself; however because of development limitations on rural lands in Clackamas County, it is assumed that 90% of the 

 

Year Population AAGR 

Avg. 
annual  

increase 
1960 85   
1970 105 2.1% 2 
1980 105 0.0% 0 
1990 115 0.9% 1 
2000 140 2.0% 3 
2010 135 -0.4% -1 
2035 148 0.4% 0.5 
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CANBY 
The Metro 2035 Gamma Forecast projected 4,951 new households between 2010 and 2035in the TAZ 
group that includes the city of Canby.   
 
Table 8. Metro Gamma Forecast Households 2010 to 2035. 
Canby TAZ Group10 

2010 Existing 2035 Projection 
Household 

Change 
6,628 11,579 4,951 

 
Assuming the City of Canby captures 90% of this new growth, this projection results in a total of 4,456 
new households in the city between 2010 and 2035 resulting in a total of approximately 10,150 
households, or 28,220 people in the city in 2035. 7  

 
The growth forecast suggested by Metro is compared to historic growth below.  As suggested by this 
comparison, the forecast for approximately 28,220 people in Canby by 2035 is within the range of 
growth rates seen in the city over the last several decades but does represents an increase in the average 
number of new people annually in the city over the last two decades.  
 
Table 9. Historic and Projected Growth. City of Canby 

Year Population AAGR 

Avg. 
annual  

increase 
1960 2,178 --- --- 
1970 3,813 5.8% 164 
1980 7,659 7.2% 385 
1990 9,115 1.8% 146 
2000 12,790 3.4% 368 
2010 15,829   2.2% 304 
2035 28,220 2.3% 495 
Source: US Census & Metro & Clackamas County 
 
Table 10  
Transportation System Plan (December 2010), w Projected 
jobs growth is shown in the table for context;11 to the extent that strong (or weak) jobs growth occurs, so 
could population growth.  It should be noted that both 
forecasts, in which the city assumes it will be fully built out by 2030, and are therefore not necessarily 
market driven and are limited by supply of buildable lands within the current UGB.   
  

                                                 
10 Includes TAZ#: 843,844,847,846,845 
11 This report makes no attempt to assess or reconcile economic forecasts from the 2035 Metro Gamma Forecast with 
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Table 10.  

 
City of Canby 2010 

Projected 
Growth 

2010 - 2035 

AAGR 
2010-2035 2035 

Households     
Households (UGB) 
2010 City TSP (1) 

6,337 5,245 2.4% 11,582 

Households in City of Canby 
Metro Regional Forecast/ 
Coordinated Forecast 

5,694* 4,456 2.4% 10,150 

Jobs     
Jobs (UGB)  
2010 City TSP (1) 

4,185 2,201 3.4% 9,688 

Jobs in TAZ group 
 

5,592 3,490 2.0% 9,082 

*Per 2010 US Census 
(1) City of Canby Transportation System Plan. December 2010. (DKS & Associates) 

 forecasted 4,403 new households between 2009 and 2030. Based on this forecast, an average 
annual increase of 210 households was calculated and used to estimate 2010 and 2035 households. 

TSP forecasted 4,623 new jobs between 2009 and 2030.  Based on this forecast, an average annual 
increase of 220 jobs was calculated and used to estimate 2010 and 2035 jobs. 

 
Analysis of City of Canby Forecast: The 2035 Metro Gamma Forecast indicates stronger population 
growth than the city has historically seen in terms of actual numbers of people per year.  However, both 
Metro 
employment growth in the city over the forecast period.  This strong economic growth would, in turn, 
support strong and even increased population growth.   
 
Supporting this expectation of strong economic and population growth are several factors: 
The city is being very pro-active about positioning themselves to attract new business investments 
and jobs: 
 A downtown retail study and marketing materials were recently completed 
 The Urban Renewal District plans to invest in infrastructure and offers an SDC reimbursement 

incentive program for job creation and new construction 
 Created a Strategic Investment Zone 15 year property tax abatement for investments over $25 

million 
 There is currently low reported vacancy in commercial and industrial  
 There is a team studying business recruitment & retention and marketing of industrial 

employment opportunities 
 The city has 200+ acres of shovel-ready industrial land 

 
The city has also expressed the willingness and ability to accommodate this level of growth. 
 
Given all these factors and the fact that Canby offers an attractive and accessible location for both 
employers and residents at a price advantage over nearby urban areas, county staff feels that Canby is 
positioned well to achieve the level of growth projected in the 2035 Gamma Forecast. 
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No adjustments were made to the growth forecasted in the 2035 Gamma Forecast, nor were any 
requested by city representatives.  Extrapolating from this forecast for the 20-year planning horizon of 
2012-2032 specified for this project yields the following for the City of Canby:   

2012 population: 16,820  

2032 population: 26,730  
 

 

ESTACADA 

The Metro 2035 Gamma Forecast projected 924 new households between 2010 and 2035in the TAZ 
group that includes the city of Estacada.   
 
Table 11. Metro Gamma Forecast Households 2010 to 2035. 
Estacada TAZ Group12 

2010 Existing 2035 Projection 
Household 

Change 
1,658 2,582 924 

 
Assuming the City of Estacada captures 90% of this new growth, this projection results in a total of 832 
new households in the city between 2010 and 2035 representing a total of approximately 1,886 
households, or 4,820 people in the city in 2035. 7 
 
The growth forecast suggested by Metro is compared to historic growth below.  As suggested by this 
comparison, the forecast for approximately 4,820 people in Estacada by 2035 is within the range of 
growth rates seen in the city over the last several decades, but represents a sizeable increase over the 
highest average number of new people annually in the city.  
 
Table 12. Historic and Projected Growth. City of Estacada 

Year Population AAGR 
Avg. annual  

increase 
1960 957   
1970 1,164 2.0% 21 
1980 1,419 2.0% 26 
1990 1,983 3.4% 56 
2000 2,475 2.2% 49 
2010 2,695 0.9% 22 
2035 4,820 2.4% 85 

Source: US Census & Metro & Clackamas County 
 
The only population forecast recently completed for the City of Estacada is found in the 
Economic Opportunity Analysis (EOA)  (2009).  The forecast in the EOA, however, was 

OAR 660-024-0030(4) and ORS 
195.034(B), 
total population and is not trend or market based.  As such this forecast is not necessarily a good 

                                                 
12 Includes TAZ#: 840,841,842 
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comparison.  Projected jobs growth for the Estacada/Eagle Creek area (as defined in the EOA) is shown 
in the table for context. 

 
Table 13.  

 
City of Estacada 2010 

Projected 
Growth 

2010 - 2035 

AAGR 
2010-2035 2035 

Households     
Households (2.538 persons/DU) 
2010 City EOA (1) 

1,082 507 1.5% 1,589 

Households in City of Estacada 
Coordinated Forecast 1,055* 832 2.4% 1,886 

Jobs     
Jobs (Estacada/Eagle Creek 
area)  
2010 City EOA (1) 

1,619 2,593 3.9% 4,212 

Jobs in TAZ group 
 

1,427 1,682 3.2% 3,109 

*Per 2010 US Census 
(1) City of Estacada Final Economic Opportunity Analysis (EOA) Report. June 14, 2009. (Cogen Owens 
Cogan, LLC; Marketek Inc.) 
on this forecast, an average annual increase of 51.5 persons was calculated and used to estimate 2010 and 2035 
population and households. Based on the employment forecast found in this report, an average annual increase 

o estimate 2010 and 2035 
employment.  Note different geographies. 

 
Analysis of City of Estacada Forecast: The 2035 Metro Gamma Forecast indicates stronger 
population growth than the city has historically seen in terms of actual numbers of people per year and 
average annual growth rates.  Like Canby (previously discussed), Estacada is proactively trying to 
position itself for both economic and residential growth.   

 The city recently added 130 acres of industrial land to its UGB, which is expected to be available for 
development as early as next year.  The recent success of the existing industrial park leads the city to 
be optimistic about this new industrial area will successfully attracting new employers and jobs. 

 The city also created an Urban Renewal District in its downtown area and has identified 
improvements that will be completed as is possible. 

 
2010 and 2035.  This growth would support stronger population growth than Estacada has seen in 
recent years. 

 
In addition, city staff stated that they had approved several large residential subdivisions in the last 7-8 
years, some of which were put on hold when the housing market took a negative turn.  However, a bank 
has purchased several of these subdivisions and has started constructing new homes  at a rate of around 
40 per year.  Furthermore, Estacada is the only of the rural cities that did not see a decline in residential 
building permits in the post-2008 housing crash (see Table 4).  The city appears poised to quickly 
accommodate residential growth as demand warrants.   
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No adjustments were made to the growth forecasted in the 2035 Gamma Forecast, nor were any 
requested by city representatives. Extrapolating from this forecast for the 20-year planning horizon of 
2012-2032 specified for this project yields the following for the City of Estacada:   

2012 population: 2,845  

2032 population: 4,345 
 
 
MOLALLA 
The Metro Gamma Forecast projected 1,516 new households between 2010 and 2035in the TAZ group 
that includes the city of Molalla.   
 
Table 14. Metro Gamma Forecast Households 2010 to 2035. 
Molalla TAZ Group13 

2010 Existing 2035 Projection 
Household 

Change 
3,743 5,259 1,516 

 
Assuming the City of Molalla captures 90% of this new growth, this projection results in a total of 1,366 
new households in the city between 2010 and 2035 resulting in a total of approximately 4,240 
households, or 11,960 people, in the city in 2035.7  
 
The growth forecast suggested by Metro is compared to historic growth below.  As suggested by this 
comparison, the forecast for approximately 11,960 people in Molalla by 2035 is lower than growth rates 
seen in the city over the last several decades and represents a sizeable decrease over the average number 
of new people annually in the city over the last two decades.  
 
Table 15. Historic and Projected Growth, City of Molalla 

Year Population AAGR 
Avg. annual  

increase 
1960 1,501   
1970 2,005 2.9% 50 
1980 2,992 4.1% 99 
1990 3,683 2.1% 69 
2000 5,738 4.5% 206 
2010 8,108 3.5% 237 
2035 11,960 1.6% 154 
Source: US Census & Metro & Clackamas County 
 
An economic profile for the City of Molalla was completed in 2005. That study forecasted population 
and jobs growth is listed in the table below for comparison with the 2035 Metro Gamma Forecast for 
Molalla.  
of average annual growth rate and actual household growth.  The employment forecast found in the 

 

                                                 
13 Includes TAZ#: 849,850,851,852,853. Note: Upon further review, TAZ 849 (located along on the west side of Hwy 

draft (released for city review in September 2012). 
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on rather than a 
  

 
 
Table 16.  

 
City of Molalla 2010 

Projected 
Growth 

2010 - 2035 

AAGR 
2010-2035 2035 

Households     
Dwelling Units (UGB) 
2005 City Economic Profile (1) 

2,579 1,817 2.5% 4,396 

Households in City of Molalla 
Metro Regional Forecast 2,874* 1,366 1.6% 4,240 

Jobs     
Jobs (UGB)  
2005 City Economic Profile (1) 

3,215 4,670 3.7% 7,885 

Jobs in TAZ group  
 

2,683 2,166 2.4% 4,849 

*Per 2010 US Census 
 (1) City of Molalla, Economic Profile Memorandum (Feb. 16, 2005) 
Data from Metro Regional Data Book, 2002, Oregon Population Research Center, E. D. Hovee & Company. 

report forecasted 1,598 new households between 2003 and 2025.  Based on this 
forecast, an average annual increase of 72.6 households was used to estimate 2010 and 2035 households.   

an average annual increase of 186.8 households was used to estimate 2010 and 2035 households.   
 

Analysis of City of Molalla Forecast: The 2035 Metro Gamma Forecast indicates weaker population 
growth than the city has seen over the last two decades in terms of actual number of people per year, as 
well as the average annual rate of growth.  There is nothing to indicate to county staff that growth in 
Molalla would slow substantially in the future compared with historic growth (on average) with the 
exception of the fact that a buildable lands inventory completed in 2008 found a very limited supply of 

UGB.  However, as mentioned previously, this forecast analysis 
assumes that a rural city could possible expand its UGB if it is deemed necessary to accommodate 20 
years of growth.  of the lack of 
developable residential land in the city. 
 
Like the other rural cities, Molalla has been proactively seeking to attract more business investment to 
increase its economic base, including working with county economic development staff to identify 
and market industrial sites in the city, planning for changes in the downtown area, creating both an 
Urban Renewal District and an Enterprise Zone and working on improvements to make exiting 
industrial areas more buildable. 
 
City representatives also report not only are there several developers expressing interest in subdividing 
and developing their properties with single family homes but there has been a recent uptick in single 
family home development (as evidenced by permits).   Molalla remains an attractive place to live at a 
lower cost than the urban areas to the north.   
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An assessment of the TAZs immediately adjacent to the TAZ group that includes Molalla was 
completed, looking at projected growth and zoning in those areas.  This assessment indicated that the 
amount of household growth allocated to three of these TAZs would not likely occur in that location, 
because of zoning restrictions on residential development.  Therefore, it would be reasonable to expect 
that a portion of this growth allocated to these areas would actually occur in the city because of the 
limited availability of developable land in the rural, and particularly natural resource zones. 
 
Adjustments to Molalla Forecast: 
   
Based on the conclusion that the 2035 Gamma Forecast for the city was too low and the forecast to 
several rural areas near the city was too high given existing zoning, the following revisions were made 
to the 2035 Gamma Forecast (See Appendix D for map of TAZ locations).   
 
Table 17. Forecast Revisions - Molalla 

TAZ # 

2035 Gamma 
Forecast 

Household 
Growth 

2010-2035 

Net 
Household 

Change 

Adjusted 
Household 

Growth 
2012-2035 

Molalla TAZ Group 
(849,850,851,852,853)  1,516  507  2,023  
918 83  (66) 17  
920 334  (267) 67  
921 248  (174) 74  
Total 2,181  0  2,181  

Source: Metro, Clackamas County 
 
The resulting increase in growth in the City of Molalla is shown in the Tables 18 and 19, below.  As 
shown, this forecast is more on-par with historic growth over the last two decades. These adjustments 
have been reviewed by city representatives.  
 
Table 18. Revised Forecast  2010 to 2035 

 
City of Molalla 2010 

Projected 
Growth 

2010 - 2035 

AAGR 
2010-2035 2035 

Households     
Dwelling Units (UGB) 
2005 City Economic Profile (1) 

2,579 1,817 2.5% 4,396 

Households in City of Molalla 
Coordinated Forecast 2,874* 1,876 2.0% 4,750 

Source: Metro, Clackamas County 
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Table 19. Historic and Projected Growth, City of Molalla 

Year Population AAGR 
Avg. annual  

increase 
1960 1,501   
1970 2,005 2.9% 50 
1980 2,992 4.1% 99 
1990 3,683 2.1% 69 
2000 5,738 4.5% 206 
2010 8,108 3.5% 237 
2035(revised) 13,400 2.0% 212 
Source: US Census & Metro & Clackamas County 
 
Extrapolating from this forecast for the 20-year planning horizon of 2012-2032 specified for this project 
yields the following for the City of Molalla:   

2012 population: 8,532 

2032 population: 12,760 
 

 
SANDY 
The Metro 2035 Gamma Forecast projected 2,310 new households between 2010 and 2035in the TAZ 
group that includes the City of Sandy.   
 
Table 20. Metro Gamma Forecast Households 2010 to 2035. 
Sandy TAZ Group14 

2010 Existing 2035 Projection 
Household 

Change 
4,325 6,635 2,310 

 
Assuming the City of Sandy captures 90% of this new growth, this projection results in a total of 2,079 
new households in the city between 2010 and 2035 resulting in a total of approximately 5,682 
households, or 15,230 people, in the city in 2035. 5  
 
The growth forecast suggested by Metro is compared to historic growth below.  As suggested by this 
comparison, the forecast for approximately 15,230 people in Sandy by 2035 represents a lower than 
growth rates seen in the city over the last several decades and represents a 48% decrease from the 
average number of new people annually in the city during the last decade but a 74% increase of average 
growth for the previous three decades.    
 
  

                                                 
14 Includes TAZ#: 834,835,836,837,838,839 
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Table 21. Historic and Projected Population Growth, City of Sandy. 

Year Population AAGR 
Avg. annual  

increase 
1960 1,147   
1970 1,544 3.0% 40 
1980 2,905 6.5% 136 
1990 4,152 3.6% 125 
2000 5,385 2.6% 123 
2010 9,570 6.0% 427 
2035 15,230 1.9% 226 

Source: US Census & Metro & Clackamas County 
 

The most recent population forecast recently completed for the City of Sandy City of 
Sandy, Urbanization Study Urbanization Study, however, was completed 

OAR 660-024-0030(4) and ORS 195.034(B), which 

and is not trend or market based.  As such this forecast is not necessarily a good comparison but is 
shown in the table below.  Projected jobs growth is shown in the table for context. 

   
Table 22. 

 
City of Sandy 2010 

Projected 
Growth 

2010 - 2035 

AAGR 
2010-2035 2035 

Households     
Households (UGB) 
2009 City Urbanization Study (1) 

3,741 1,445 1.3% 5,186 

Households in City of Sandy 
 3,603 2,079 1.8% 5,682 

Jobs     
Jobs (UGB)  
2010 City TSP (2) 

4,490 2,035 1.5% 6,525 

Jobs in TAZ group 
Forecast 

3,181 3,449 3.0% 6,630 

*Per 2010 US Census 
(1) City of Sandy, Urbanization Study, January 2009. (ECONorthwest).   This study forecasted 1,214 
new households between 2008 and 2029. Based on this forecast, an average annual increase of 57.8 
households was calculated and used to estimate 2010 and 2035 households. Note: In this study, the forecast 
for 2010 was 8,170 persons, 1,400 less than the Census reported for 2010. 

(2)  Sandy Transportation System Plan, April 2009.  (Technical Memo #1, Plans Goals & Policies, page 
-1) forecasted 

1,709 new jobs between 2008 and 2029.  Based on this forecast, an average annual increase of 81.4 jobs 
was calculated and used to estimate 2010 and 2035 jobs. 
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forecast: 
Representatives from the City of Sandy indicated in an email dated 07/31/2012 that they believe 
they can and will continue to accommodate high population growth.   Individual factors cited 
include: 
 Strong historic population growth 
 An attractive location with relatively inexpensive land for development 
 A diverse economic base 
 Infrastructure available or capacity of expand to accommodate more population growth 
 Recent investments, including a new $100 million state-of-the-art high school 
 A willingness to consider expanding into the c  

(See Appendices A and B for more details)  

County staff agrees that Sandy probably can and will attract higher population growth than is 
indicated by the 2035 Gamma Forecast.  Furthermore, the Gamma Forecast projects a relatively 
large number of new households in the Government Camp area and other areas past Sandy on 
Hwy 26.  Due to rural zoning in those areas, it is not likely the nearly 2,000 new households 
forecast by Metro for the area could actually be accommodated.  It follows logically that these 
households, which would be inclined to move to this area, would actually end up in City of Sandy, 
where much more substantial residential development can occur. 

 Adjustments to Sandy Forecast:  
The following adjustments were made to the 2035 Gamma Forecast.  An initial adjustment of 1,000 
households from TAZ #961 (which includes the Village at Mt Hood and Government Camp) was made, 

, and are reflected in forecasts and TAZ 
distributions adopted by Metro in November, 2012. 
 
At the request of the city, further assessment was completed and an additional 330 households were re-
allocated from TAZ #s 961 and 960, as noted below.  (See Appendix D for map of TAZ locations)    
 
Table 23. Revisions to Forecast - Sandy 

TAZ # 

2035 
Gamma 
Forecast 

Household 
Growth 

2010-2035 

Initial Adjustment 
(Sept. 2012) 

Second Adjustment 
(Jan. 2013) 

Net 
Household 

Change 

Adjusted 
Household 

Growth 
2012-2035 

Net 
Household 

Change 

Adjusted 
Household 

Growth 
2012-2035 

Sandy TAZ Group 
(834,835,836,837,839)  2,310  1,000 3,310  330 3,640  
961 2,249  (1,000) 1,249  (250) 999  
960 400  0 400  (80) 320  
Total 4,959  0  4,959  0  4,959  

Source: Metro, Clackamas County 
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The resulting increase in growth in the City of Sandy is shown in the two tables below. As shown, this 
forecast is more on-par with historic growth rates and growth over the last decade.  These revisions have 
been reviewed by city representatives. 
 
Table 24. Revised 2035 Forecast - Sandy 

 
City of Sandy 2010 

Projected 
Growth 

2010 - 2035 

AAGR 
2010-2035 2035 

Households     
Households (UGB) 
2009 City Urbanization Study 

3,741 1,445 1.3% 5,186 

Households in City of Sandy 
Coordinated Forecast 3,606 3,521 2.8% 7,127 

 
 
Table 25. Historic and Projected Growth, City of Sandy 

Year Population AAGR 
Avg. annual  

increase 
1960 1,147 ---  ---  
1970 1,544 3.0% 40 
1980 2,905 6.5% 136 
1990 4,152 3.6% 125 
2000 5,385 2.6% 123 
2010 9,570 6.0% 427 
2035(revised) 19,100 2.8% 381 
Source: US Census & Metro & Clackamas County 
 
Extrapolating from this forecast for the 20-year planning horizon of 2012-2032 specified for this project 
yields the following for the City of Sandy:   

2012 population: 10,322 

2032 population: 17,960 
 
Summary 
The following is a summary of the 20-year coordinated population projections that result from this 
analysis and the collaborative efforts of the county, metro and the five rural cities in Clackamas County.   
 
Table 26. Summary of 2012-2032 Projections by City 

City 
2012 

population 
2032 

population 
Net growth 
2012-2032 

AAGR 
2012-2032 

Barlow 136 146 10 0.4% 
Canby 16,820 26,730 9,910 2.3% 
Estacada 2,845 4,345 1,500 2.1% 
Molalla 8,532 12,760 4,228 2.0% 
Sandy 10,322 17,960 7,628 2.8% 

Source: US Census, Metro, Clackamas County 
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APPENDIX A 
INFORMATION CONSIDERED IN ASSESSMENT OF CITY POPULATION FORECASTS  

02/14/2013  

The information in the table below is obtained from information county staff gleaned from planning documents and reports and from 
feedback submitted by the cities to county staff. The information pertains to population and housing characteristics of Clackamas 
five rural cities, and to changes believed to occur in those areas in the future.  

Population Composition Housing Employment Information Infrastructure/ 
Land Capacity 

Factors Affecting Population 
Growth (Positive or Negative)/ 

Other Notes 
Barlow 

Low, stable population of 
approx. 135 -140 persons 
 
Growth relatively flat for 
the last four decades (0.6% 
annually) with slightly 
negative growth (-0.4%) 
from 2000 to 2010 (US 
Census).  

 

 

 

 

 

 

 

 

 

 

 

Predominantly 
owner-occupied 
homes (93.1%) 
 
2010 occupancy rate 
high (97.8%) 
 
Median home sales 
prices averaged 
nearly 50% lower 
than those of the 

over the last 10 
years (based on 
County tax assessor 
data) 
 

Small rural industrial area 
along southern boundary of 
city. 

City is adjacent to Canby, 
which offers a wide range of 
employment opportunities. 

No sewer system 
limits development 
and potential  
increases in density 
and/or 
redevelopment 

 

 

Limitations to growth due to: 

(1) Lack of sewer system  entire 
city is on septic systems 

(2) Rural reserves for Clackamas 
County will nearly surround the city, 
severely limiting the possibility of 
expanding UGB to accommodate 
more growth. Acknowledgement of 
these reserves is forthcoming from 
DLCD. 
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Population Composition Housing Employment Information Infrastructure/ 
Land Capacity 

Factors Affecting Population 
Growth (Positive or Negative)/ 

Other Notes 
Canby 
 
Strong population growth, 
averaging 3.4% annually 
over last 50 years and 
4.0% over last 
 
Younger and larger 
households than county.  
Average age of 35.7 years 
versus 40.6 years old 
countywide.  Avg. 
household size 2.78 
persons, versus 2.56 
countywide 
 
 

 
Approximately 
2/3rds owner 
occupied and 1/3rd 
renter-occupied 
homes  
 
2010 occupancy rate 
high (95.9%) 
 
Median home sales 
prices 20% to 36% 
lower than those of 

cities over the last 
10 years (based on 
County tax assessor 
data) 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Diverse economic base, 
ranging from agriculture to 
heavy industrial. 
 
Historic downtown receiving 
investment to improve and 
attract more retail and service 
businesses 
 
Projected employment growth 
from both the Metro and the 

expected to be very high over 
the forecast period 

 
City's Urban 
Renewal District is 
funding 
infrastructure to 
develop employment 
land and invest in an 
attractive downtown 
 

a capacity for 
approx. 4,400 new 
households and 
4,600 new jobs in 
the city 
 
City has purchased 
land to expand water 
plant should it be 
needed as 
population grows  
already have water 
rights for new intake 
off Willamette River 
 
Currently have 50% 
excess sewer 
capacity 
 

 
Positive: 

 City is being very pro-active about 
positioning themselves to attract 
new business investments and 
jobs. 

 The 
offers an SDC reimbursement 
incentive program for job creation 
and new construction  

 City has Strategic Investment 
Zone - 15 year property tax 
abatement for investments over 
$25 million. 

 Recently completed a downtown 
retail study and developed 
marketing materials to attract 
investment in the downtown area 

 200+ acres of shovel-ready 
industrial land 

 Economic Development is 
heading team to discuss business 
recruitment & retention and 
marketing of industrial 
employment opportunities 

 City offers electrical rates 30% 
lower than other locations  
attractive to industry 
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Population Composition Housing Employment Information Infrastructure/ 
Land Capacity 

Factors Affecting Population 
Growth (Positive or Negative)/ 

Other Notes 
Estacada 
 
Moderate population 
growth over last 40 years 
(2.1% annually), which has 
dropped in the last 20 
years of an average of 
1.5% annually. 
 
Younger households than 
countywide (35.7 years 
versus 40.6 years old on 
average) 
 
 
 
 
 

 
60.3% of homes 
owner-occupied and 
39.7% of homes 
renter-occupied 
homes  
 
2010 occupancy rate 
relatively low 
(91.9%) 
 
Median home sales 
prices 40% to 49% 
lower than those of 

urban 
cities over the last 
10 years (based on 
County tax assessor 
data) 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Existing industrial park has 
been successful  recently 
added 130 acres of industrial 
land to UGB that are 
expected to be ready for 
development within a year.  
Success of this new 
development will create jobs 
and help to further diversify 
the economic base  

 
--- Positive: 

 Attractive location with nearby 
recreational activities 

 Relatively inexpensive land and 
lower housing costs than region 

 City created an Urban Renewal 
District to encourage economic 
vitality and livability with planned  
projects such as streetscape 
improvements & pedestrian 
facilities; public parking; water 
and sewer system improvements; 
and riverfront pedestrian, bicycle 
and public recreational facilities 

  Emerging arts community 

 Recently added 130 acres of 
industrial land to UGB 

Negative: 

 Limited access for industrial and 
other employment development 
that relies on highway 
transportation. 
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Population Composition Housing Employment Information Infrastructure/ 
Land Capacity 

Factors Affecting Population 
Growth (Positive or Negative)/ 

Other Notes 
Molalla 
 
Strong population growth, 
averaging 3.4% annually 
over last 50 years and 
4.0% over last 
 
Household size averages 
2.82 persons, larger than in 
the County (2.56)  
 
 

 
Approximately 
2/3rds owner- 
occupied (66.4%) 
and 1/3rd renter-
occupied (33.6%) 
homes  
 
2010 occupancy rate 
relatively high 
(94.7%) 
 
Median home sales 
prices 37% to 48% 
lower than those of 

cities over the last 
10 years (based on 
County tax assessor 
data) 
 
 
 
 
 
 
 
 
 
 
 
 

 

has not kept pace with its fast 
growing residential 
population but some 
industrial expansion is 
beginning to occur 
(Brentwood MFG. & NW 
Polymers) 
 
Growing visitor market  
tourism 

City working to make more 
industrial land ready for 
development 

City actively seeking to 
attract more business 
investment  

 
 
 
 

 
According to 
recently-completed 
buildable lands 
inventory, the 
supply of buildable 
residential land 
within current urban 
growth boundary 
(UGB) is very 
limited 
 
City may need to 
expand UGB or 
develop at greater 
densities to 
accommodate higher 
population growth 
 
Any growth past 
approximately 
14,000 people will 
require a substantial 
investment to 
provide new 
residents with water 
 

Positive: 

 Attractive location with nearby 
recreational activities 

 Relatively inexpensive land and 
lower housing costs than region. 

 City plans to complete/revise 
several planning projects as soon 
as this forecast is completed, all of 
which could help encourage new  
development: a downtown 
redevelopment plan; an updated 
Comprehensive Plan including 
some possible plan designation 
changes; and an updated Parks 
plan 

 Currently has an Urban Renewal 
District and an Enterprise Zone  

 Recent increase in SF home 
activity and interest from 
developers to build new 
subdivisions 

 
Negative: 

 Relatively few job and retail 
opportunities for residents 

 Limited amount of buildable 
residential land 
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Population Composition Housing Employment Information Infrastructure/ 
Land Capacity 

Factors Affecting Population 
Growth (Positive or Negative)/ 

Other Notes 
 
 

Sandy 

Rapidly growing 
population  growth 
averaged 4.3% annually 
over the last 20 years and 
4.4% over the last 70 years 
 
Household size averages 
2.68 persons, slightly 
larger than in the County 
(2.56)  
 
Median household 
income the City ($56,700) 
slightly higher than that of 
the State ($53,500).  

 

 

 

 
63.7% of homes 
owner-occupied and 
36.3% of homes 
renter-occupied 
homes  
 
2010 occupancy rate 
relatively high 
(94.7%) 

 
Median home sales 
prices 32% to 41% 
lower than those of 

cities over the last 
10 years (based on 
County tax assessor 
data) 

 

Diverse but relatively small 
economic base; population in 
city affected by regional 
economic trends  
 
Many residents in Sandy  
work in other parts of the 
region (east and west of the 
city) 
 
An estimated 406 businesses 
operate within a two-mile 
radius of downtown Sandy 
and employ nearly 3,000 
persons. The largest share of 
employees work in the retail 
trade sector (35%), followed 
by services (29%) and 
manufacturing (8%) 
(Source: Sandy Retail Market 
Report) 
 
Large visitor market - tourism 
 

 

City has available  
infrastructure 
(sewer, water, etc) 
capacity or the 
ability to expand 
capacity to 
accommodate 
growth (per city 
manager) 

New $100 million 
state-of-the-art high 
school. 

Has buildable land  
also has a 2,000+ 
acre urban reserve 
(created in 1998) 
from which the city 
has not yet drawn 
land for urban 
development in the 
UGB 

 

Positive: 

 Attractive location to reside 
because it offers good access to 
outdoor recreation as well as to 
the more urban amenities in the 
metro area 

 Relatively inexpensive land 

 Municipal ISP (SandyNet) that 
will provide inexpensive fiber 
Internet service to all homes and 
businesses  

 Fareless bus connections to MAX 
and Tri Met system.  

 City actively seeking to attract 
more business investment  

Negative: 

 Limited highway connections to 
Interstate freeway system  
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DOCUMENTATION OF COORDINATION WITH RURAL CITIES 

03/12/2013 

Clackamas County staff engaged in a variety of outreach with the five rural cities in the county, 
including emails, phone calls, meetings, and presentations.  Each city was invited to participate in a 
group meeting as well as individual meetings with county staff.  Four of the five cities participated in 
these meetings and provided valuable information and feedback to this process. A representative of 
the fifth city, Barlow, participated via phone.  

To begin the coordination process, county staff sent out an email to city planning representatives on 
February 28, 2012, describing the rural cities population forecast project and asking for contact 
information for additional city staff that would be interested in participating in the project.  On March 
13, 2012, a kick-off meeting was held at county offices in which the same planning staff and city 
representatives were invited.  Staff from Canby, Estacada, Molalla and Sandy attended this meeting, 
at which the scope of work and expected timing for the project was explained and county staff 
requested information from each of the cities, including copies of any recent reports that include 
population projections, estimates of capacity within their urban growth boundaries, and other 
materials that might be pertinent. 

Initial forecast numbers for the 2010 to 2025 time period were available at the kick-off meeting.  City 
and county staff were given the opportunity to provide feedback to Metro regarding these numbers.   

Initial forecast numbers for the 2010 to 2035 period (used in this report) were released by Metro in 
July 2012. This forecast was summarized and analyzed for the rural areas of the county and 
incorporated into the first draft Background Report and Forecasts, produced by county staff.  The 
draft Background Report and Forecasts, which extrapolated the 20-year period required for this 
project to be compliant with ORS 195.025 and ORS 195.036 (2012 to 2032), was sent to the five 
rural cities for review in September 2012.  In this report, county staff requested feedback from each 
city, particularly with respect to 
affect future population growth. 

Following the release of the draft Background Report and Forecasts, county staff corresponded with 
each city individually.  Staff met with city representatives of Canby, Estacada, Molalla and Sandy 

how these local planning efforts, expected near-term development trends, and any expected 
constraints would affect population growth and possibly justify minor adjustments to the Metro 
forecasts.  These meetings took place in November and December of 2012.  Refinements to the 
forecast for two of the rural cities (Molalla and Sandy) were completed and sent to those cities one 
last time for feedback in January 2012 and then incorporated into the final Background Report and 
Forecasts.   

The cities received a copy of the notice sent to DLCD and a copy of the second draft of the report in 
January 2012 along with an email requesting a written response from each city regarding their 

 2013. 
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The following is a summary of the communications between Clackamas County staff and the five 
rural cities in Clackamas County regarding the development of the coordinated forecast for 2032.  A 
copy of relevant correspondence sent to and received from the cities is attached to this appendix 
(correspondence dealing with meeting organization and scheduling is not attached)  

Barlow 

Because Barlow, a city of about 135 people, does not have a planning department to contact, county 
planning staff contact
project.  The attorney recommended a former mayor and current city councilman as the best person 
to be involved in this project. The councilman was contacted via phone and email throughout the 
course of the project.   

An email was sent out in September 2012 with the first draft of the report and forecasts and a request 
for feedback from the city.  Planning staff called  in December 2012, at 
which time he indicated verbally that the city had no issues with the forecast.  An email was sent to 
the city in January 2013 with the second draft of the report and forecasts and a request for feedback 
and a written response to include in the record.  A subsequent request was made for a written 
response in February 2013.  To date, no such response has been received. 

Canby 

County  discuss the project and 
schedule a kick-off meeting, which city staff attended.  Both the Planning Director and planning staff 
participated in this process.  

An email was sent out in September 2012 with the first draft of the report and forecasts and a request 
for feedback from the city.  County planning staff met with city planning and economic development 
staff  in December 2012, at which time they provide county staff with information that had been 

population growth. At this meeting city staff indicated that the city was in support of the forecast.  
An email was sent to the city in January 2013 with the second draft of the report and forecasts and a 
request for a written response to include in the record
Planning Director in February 2013, recommending approval of the forecasts (attached). 

Estacada 

planner in February 2012 to discuss the project and schedule a kick-
off meeting, which  attended.  Because planning services are contracted to the 
county, (i.e. the city planner is a county staff person), the city manager was also contacted and asked 
for feedback. Both the participated in this process.  
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An email was sent out in September 2012 with the first draft of the report and forecasts and a request 
for feedback from the city.  The city planner responded with some information related to recent 
development and planning activities in the city.  County planning staff met with the city manager in 
December 2012, at which time he provided county staff with more 

meeting the city manager indicated that the city was in support of the forecast.  An email was sent to 
the city in January 2013 with the second draft of the report and forecasts and a request for a written 
response to include in the record.  A subsequent request was made for a written response in February 
2013.  To date, no such response has been received. 

Molalla 

County staff cont -
for this city are also contracted to 

the county, the city manager were also contacted and asked for feedback. T , the city 
manager and the (current) mayor participated in this process.  

An email was sent out in September 2012 with the first draft of the report and forecasts and a request 
for feedback from the city.  The city planner responded with some information related to recent 
development and planning activities.  County planning staff met with the city manager and the mayor 
(mayor-elect at the time) in December 2012, at which time they provided county staff with more  
information regardin
population growth.  Also discussed and agreed upon at this meeting were some revisions to the draft 
forecast. The revisions, as discussed, were made to the draft forecast and sent to the city in early 
January 2013 for review.  An email was sent to the city in January 2013 with the second draft of the 
report and forecasts and a request for a written response to include in the record.  County staff 
received a letter from the Interim City Manager in February 2013, recommending approval of the 
forecast (attached). 

Sandy 

schedule a kick-off meeting, which city staff attended.  Both the Planning Director and the city 
manager participated in this process. 

An email was sent out in September 2012 with the first draft of the report and forecasts and a request 
for feedback from the city.  The draft forecast in this report already included some revisions 
requested by the city of Sandy, who had responded in July 2012 to the initial forecast numbers that 
had been distributed by Metro.  In that email response, the city manager answered a number of the 

asked by county staff in response to his concerns that the 
forecasts for the city were too low.   County planning staff met with city planning staff and the city 
manager in December 2012, at which some additional revisions to the forecast were and agreed upon.   
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The revisions, as discussed, were made to the draft forecast and sent to the city in early January 2013 
for review.  An email was sent to the city in January 2013 with the second draft of the report and 
forecasts and a request for feedback and a written response to include in the record.  County staff 

forecasts (attached).  
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Clackamas County is one of seven counties in the Portland-Vancouver-Hillsboro Metropolitan Statistical 
Area (MSA), which had a 2010 population of 2,225,379 persons. 

Table.     2010 Population of Counties in the Portland-Vancouver-Hillsboro OR-WA  
                   Metropolitan Statistical Area 

County in Metropolitan 
Statistical Area 

Population (2010 
Census) 

% of population 
of total MSA 

% Population 
Increase from 2000  

Multnomah County, OR 735,334 33.0% 11.3% 
Washington County, OR  529,710 23.8% 18.9% 
Clark County, WA 424,733   19.1% 23% 
Clackamas County, OR 375,992 16.9% 11.1% 
Yamhill County, OR 99,193 4.5% 16.7 % 
Columbia County, OR    49,351 2.2% 13.3% 
Skamania County, WA 11,066 0.5% 12.1% 

TOTAL POPULATION 2,225,379   
Source: US Census 

 

The following prepared by Population Research Center, PSU, March 2012: 

Table.     Population Estimate of Oregon by Area Type and MSA: 2000 to 2011 

Date State Incorporated Un- 
incorporated 

Metropolitan Non-
metropolitan 

      
April 1, 2000 3,421,399 2,277,618 1,143,781 2,617,755 803,644 
April 1, 2010 3,831,074 2,669,922 1,161,152 2,978,551 852,523 
July 1, 2010rev 3,837,300 2,673,122 1,164,178 2,983,855 853,445 
July 1, 2011 3,857,625 2,684,812 1,172,813 3,002,340 855,285 

Population Research Center (www.pdx.edu/prc)         
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Date 
Portland-Vancouver-Beaverton MSA Total 

Population 
  
April 1, 2000 1,927,881 
April 1, 2010 2,226,009 
July 1, 2010rev 2,230,578 
July 1, 2011 2,246,083 

www.pdx.edu/prc)         

  Percent of all 
MSA 

Percent of Oregon 
portion of MSA 

Clackamas 16.9% 21.0% 
Columbia 2.2% 2.7% 
Multnomah 33.0% 41.1% 
Washington 23.9% 29.7% 
Yamhill 4.4% 5.5% 
Oregon State Counties 80.4%  

   
Washington  State Counties 19.6%  

www.pdx.edu/prc)         

Table.  Components of Population Change for Oregon's Counties: April 1, 2010 to July 1, 2011 

 
July 1, 2011 
Population 
Estimate 

April 1, 2010 
Census 

Population 

Population 
Change 
2010-11 

Percent 
Change 
2010-11 

Average 
Annual 

Change since 
Census 

Births 
2010-11 

Deaths 
2010-11 

Natural 
Increase 
2010-11 

Net 
Migration 
2010-11 

OREGON 3,857,625 3,831,074 26,551 0.7% 0.6% 56,846 39,693 17,153 9,398 

Counties 
Clackamas 378,480 375,992 2,488 0.7% 0.5% 4,800 3,747 1,053 1,435 
Columbia 49,625 49,351 274 0.6% 0.4% 575 437 138 136 
Multnomah 741,925 735,334 6,591 0.9% 0.7% 12,088 6,599 5,489 1,102 
Washington 536,370 529,710 6,660 1.3% 1.0% 8,916 3,512 5,404 1,256 
Yamhill 99,850 99,193 657 0.7% 0.5% 1,433 1,034 399 258 
 1,806,250 1,789,580 16,670 0.93%  27,812 15,330 12,482 4,188 
WASHINGTON         
Counties 
Clark and 
Skamania 

 
 

439,833 

        

 
Portland-
Vancouver 
OR-WA MSA 

 
 

2,246,083 

        

www.pdx.edu/prc)       
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Forecasts of Oregon's County Populations and Components of Change, 2000  2040 Release: April 2004, OEA 

Total Population 

Note: populations as of July 1 
Base population of July 1, 2000: Totals estimated by PRC, PSU and age-sex details estimated by OEA based on Census Bureau's distributions. 
Oregon's age-sex detail may not match with the short-term forecast released in the OEA's Economic and Revenue Forecast 
Prepared by Office of Economic Analysis, Department of Administrative Services, State of Oregon 

FORECAST 

Area Name 2000 2005 2010 2015 2020 2025 2030 2035 2040 

Oregon 3,436,750 3,618,200 3,843,900 4,095,708 4,359,258 4,626,015 4,891,225 5,154,793 5,425,408 
Clackamas 340,000 363,240 391,536 424,648 460,323 497,926 536,123 576,231 620,703 

Population Change 
Estimate FORECAST 

Area Name 
2000-
2003 

2000-
2005 

2005-
2010 

2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

Oregon 104,750 181,450 225,700 251,808 263,550 266,757 265,210 263,568 270,615 
Clackamas 13,450 23,240 28,296 33,112 35,675 37,603 38,198 40,108 44,472 

Annual Growth Rate 
Estimate FORECAST 

Area Name 
2000-
2003 

2000-
2005 

2005-
2010 

2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

Oregon 1.00% 1.03% 1.21% 1.27% 1.25% 1.19% 1.11% 1.05% 1.02% 
Clackamas 1.29% 1.32% 1.50% 1.62% 1.61% 1.57% 1.48% 1.44% 1.49% 

Number of Births 

Estimates for 2000-2003 are based on PRC, PSU's estimates and data from Oregon Center for Health Statistics, DHS. 
Estimate FORECAST 

Area Name 
2000-
2003 

2000-
2005 

2005-
2010 

2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

Oregon 136,195 228,476 241,150 256,797 268,922 277,316 286,563 299,071 314,992 
Clackamas 12,297 20,738 23,153 26,528 29,092 30,438 31,431 33,281 36,380 

Number of Deaths 

Estimates for 2000-2003 are based on PRC, PSU's estimates and data from Oregon Center for Health Statistics, DHS. 
Estimate FORECAST 

Area Name 
2000-
2003 

2000-
2005 

2005-
2010 

2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

OREGON 90,218 150,793 158,892 166,836 177,049 189,603 207,855 231,560 251,617 
Clackamas 7,940 13,298 14,466 15,582 16,924 18,687 20,969 23,520 25,617 

Net Migration 

Estimates for 2000-2003 are based on PRC, PSU's estimates and data from Oregon Center for Health Statistics, DHS. 
Estimate FORECAST 

Area Name 
2000-
2003 

2000-
2005 

2005-
2010 

2010-
2015 

2015-
2020 

2020-
2025 

2025-
2030 

2030-
2035 

2035-
2040 

OREGON 58,773 103,767 143,442 161,847 171,677 179,044 186,502 196,057 207,240 
Clackamas 9,093 15,800 19,609 22,165 23,507 25,851 27,736 30,348 33,709 
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Other Data from Cities 

City Forecast Capacity  
Canby  Canby TSP Dec 2010 
 

Table 4-1: Canby UGB Land Use Summary  

Land Use  Existing 2009 
Land Use  

Projected Growth 
from 2009 to 2030  

Projected 2030 
Land Use  

Households     

Total Households  6,127  4,403 (+72%)  10,530  
Employees     

Retail Employees  624  715 (+115%)  1,339  
Service Employees  1,004  644 (+64%)  1,648  
Educational Employees  409  257 (+63%)  666  
Other Employees  
 
Total Employees  

1,928  
 

3,965  

3,007 (+156%)  
 

4,623 (+117%)  

4,935  
 

8,588  

The Future Forecasting Memorandum (see Appendix G)  
 
From - Canby TSP Dec 2010 

An existing 2009 land use inventory and a future 2030 land use projection were performed for 
every parcel within the Canby UGB and aggregated into each of the 72 transportation analysis 
zones (TAZs), which represent the sources of vehicle trip generation within the city. A map of the 
Canby TAZs is provided in the Future Forecasting Memorandum (see Appendix G). 
 
The existing 2009 land use inventory approximated the number of households and the amount of 
retail employment, service employment, educational employment, and other employment that 
currently exist in each TAZ. These land uses correspond to a population of approximately 15,165 
residents. 
 
The future 2030 land use projection is an estimate of the amount of development each parcel 
could accommodate at expected build-out of vacant or underdeveloped lands assuming 
Comprehensive Plan zoning (shown in Figure 4-1). The one exception is within the Northeast 
Canby Concept Plan area, which is located in northeast Canby between OR 99E, Territorial 
Road, Haines Road, and SE 1st Avenue, where land uses consistent with the Northeast Canby 
Concept Plan22 were assumed. 
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City of Sandy  Urbanization Study, 2009 
Sandy has an estimate surplus of capacity of 1,952 Dwelling Units (beyond their safe harbor forecast) or a 
total residential capacity inside their UGB of 3,114 Units  

Table S- 1. Population and employment forecasts Sandy UGB, 2009-2029, 
Year Population Employment Pop/Emp 

2009 8,034 4,394 1.83 

2014 8,718 4,757 1.83 

2019 9,451 5,150 1.84 

2024 10,228 5,575 1.83 

2029 11,023 6,036 1.83 

Change 2007-2027 2,989 1,642  
Percent Change 37% 37%  

AAGR 1.6% 1.6%  
Source: City of Sandy; ECONorthwest 
 

Table S- 4. Residential capacity for needed dwelling units by plan 
designation, Sandy UGB, 2009-2029 

  Capacity  Surplus Gross Acres 
Plan  (Dwelling Needed (Deficit) Surplus 

Designation Title Units) Units DU (Deficit) 
LDR Low Density Residential 1,311 416 895 179.7 
MDR Medium Density 

Residential 
316 220 96 16.6 

HDR High Density Residential 388 196 192 19.1 
V Village 1,099 324   
 Village - R-1 889 167 722 144.9 
 Village - R-2 143 39 104 18.0 
 Village - R-3 61 118 (57) (5.7) 

Total  3,114 1,156 1,952 372.6 
Source: ECONorthwest     

 
Table S-5. Forecast of land needed for employment, 

Sandy UGB, 2009-2029 (gross acres) Land Supply Surplus 
Plan Designation Demand 2007 Supply Surplus or (deficit) 

Village Commercial 9.4 10.4 1.0 
Commercial 84.6 134.2 49.6 

Industrial 14.4 83.6 69.2 

Total 108.4 228.2 119.8 
Source: ECONorthwest 

 
  



APPENDIX E: 
SUPPORTING DATA AND ADDITIONAL DEMOGRAPHIC TABLES 

Molalla -- Buildable Lands Inventory  2008  
 
Residential Lots Total 

Acres 
Developed 

Acres 
Nat 

Constraints 
Acres 

Vacant 
Acres 

Infill 
Acres 
Acres 

Gross 
Buildable 

Acres 
R-1 1387 436 361 22 20 34 53 
R-2 264 66 58 2 3 2 5 
R-3 648 187 171 4 4 9 13 

Total 2299 690 590 28 26 45 71 
        

Commercial Lots Total 
Acres 

Developed 
Acres 

Nat 
Constraints 

Acres 

Vacant 
Acres 

Infill 
Acres 
Acres 

Gross 
Buildable 

Acres 
C-1 196 55 52 0 2 1 3 
C-2 75 127 74 5 27 21 48 

Total 271 182 126 5 29 23 52 
        

Industrial Lots Total 
Acres 

Developed 
Acres 

Nat 
Constraints 

Acres 

Vacant 
Acres 

Infill 
Acres 
Acres 

Gross 
Buildable 

Acres 
M-1 45 159 104 5 22 29 51 
M-2 87 329 147 73 79 30 109 
Total 132 488 251 78 101 59 160 

 
 
  



APPENDIX E: 
SUPPORTING DATA AND ADDITIONAL DEMOGRAPHIC TABLES 

Estacada  Economic Opportunities Analysis - 2009 
 
 

Safe Harbor POPULATION PROJECTIONS Through 2029   
 City of Estacada and Clackamas County   
 2007 Est. 

Population  
2020 Est. 

Population  
2029 Est. 

Population 
Average Annual 

Growth Rate 

City of Estacada 2,695 3,332 3,826 1.91% 

Clackamas County 372,270 460,323 528,484 1.91% 
Estacada Share of Clackamas 0.72% 0.72% 0.72%  

Source: PSU Population Research Center; Oregon Office of Economic Analysis  

 
Estimated at 450 new households  however this is substantially less that the estimated capacity  per city 
staff  
 

Table 13 
Adjusted Gross Inventory of Buildable Industrial and Commercial Lands in Estacada 

 

 
 
 
 

 Industrial Commercial Total 
 

 Parcels Acres Parcels Acres Parcels Acres 
Vacant 54 211.14 38 59.81 92 270.95 

Potential lnfill 14 62.67 24 26.43 38 89.10 
Potentially Redevelopable 18 55.56 57 29.98 75 85.54 

Total 86 329.36 119 116.23 205 445.59 
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EXCERPTS FROM STATEWIDE ECONOMIC & DEMOGRAPHIC REPORTS 

 















































STAFF REPORT  

To: Clackamas County Planning Commission 

From: Martha Fritzie, Senior Planner; Planning & Zoning Division 

Date: February 14, 2013 

RE: File ZDO-242; Proposed Comprehensive Plan Text Amendment:  Adoption 
of 20-year Coordinated Population Forecasts for the cities of Barlow, Canby, 
Estacada, Molalla and Sandy 

 

PROPOSAL 

ZDO-242 includes proposed text amendments to the County  Comprehensive Plan for 
consideration by the County Planning Commission (PC) and Board of County 
Commissioners (BCC).   

The proposed Comprehensive Plan text amendments would: 

1. Adopt into Chapter 4 (Land Use), the following 20-year population forecasts for 
the cities of Barlow, Canby, Estacada, Molalla and Sandy.   

 

City 
2012 

population 
2032 

population 
Net growth 
2012-2032 

AAGR 
2012-2013 

Barlow 136 146 10 0.4% 
Canby 16,820 26,730 9,910 2.3% 
Estacada 2,845 4,345 1,500 2.1% 
Molalla 8,532 12,760 4,228 2.0% 
Sandy 10,411 17,970 7,559 2.8% 

 
These forecasts were completed to be consistent with OAR 660-024-0030 
[citation corrected 3/12/13] and meet the statutory requirements of ORS 195.025 
and ORS 195.036, which require all the coordinating bodies within the state to 
establish and maintain 20-year coordinated forecasts for their cities.   
 

2. Add Clackamas County Rural Cities Population Coordination Background Report 
and Forecasts, Final Draft: February 14, 2013, to Appendix B, which lists 
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additional supporting documents.  This report will replace two previously-cited 
population forecast reports in Appendix B. 

The complete text of the Comprehensive Plan amendments proposed by County staff for 
adoption can be found in ATTACHMENT A to this staff report.   
 
The complete text of the Clackamas County Rural Cities Population Coordination 
Background Report and Forecasts, Final Draft: February 14, 2013, can be found in 
ATTACHMENT B to this staff report. 
 
BACKGROUND 
Local governments in Oregon have developed and adopted population forecasts for 
planning purposes since the inception of the statewide planning program in the late 

(UGBs), guide capital improvement planning, and meet other planning requirements.  
 
State law requires that population , which 
is to establish and maintain a 20-year population forecast for the entire area within its 
boundary (ORS 195.036).  Metro is the coordinating body for the urban areas of 
Clackamas County, Washington County, and Multnomah County within the Metro 
boundary.  Clackamas County is the coordinating body for the rural area of the county 
(the area outside the Metro boundary), including the five rural cities of Barlow, Canby, 
Estacada, Molalla, Sandy. To date, the County has not coordinated forecasts for its rural 
cities.  Because Metro is currently coordinating regional households forecasts that include 
planning areas beyond the Metro boundary in its model, Clackamas County had the 

population coordination.  

 from the 
Department of Land Conservation and Development (DLCD) to complete a coordinated 
population forecast for its rural cities in compliance with OAR 660-024-0030 [citation 
corrected 3/12/13] and ORS 195.025 and ORS 195.036.  Over the last year, county staff 
has worked with staff for the various cities and Metro to assess long-term household 
forecasts generated by Metro for the county as well as sub-regions within the county.  
Metro released forecasts in increments and asked local jurisdictions to review the 
forecasts and recommend adj
County staff worked with city staff to complete these reviews
2035 forecast for the rural cities was analyzed and, in some cases, revised based on this 
local knowledge; past and expected future growth trends; and the assumption that most 
growth expected in the general vicinity of a rural city would actually occur within the 
city, rather than on surrounding rural lands, because of more restrictive zoning outside 
cities.  
 
Population forecasts for the 2012-2032 period (as is required by the grant) were 
extrapolated from the 2035 forecasts generated by Metro and were coordinated with each 
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of the cities.  For more detail about the analysis and the results, please see 
ATTACHMENT B to this staff report for the complete text of the population report.    

PUBLIC NOTICE 

Notice of this proposal was sent to the following parties, agencies and departments:  
 
a.  DLCD, ODOT, Metro 
b.  Cities of Barlow, Canby, Estacada, Molalla, and Sandy  
c.  County Community Planning Organizations, Hamlets and Villages 
d.  County Planning Commission members 
e.  Local Newspaper (Oregonian) 
 
The cities of Canby and Sandy have responded with letters of support for this proposal 
(attached as Exhibits 2 & 3).  To date, no other parties from this list have responded.   
 
ANALYSIS AND FINDINGS 
 
This proposal is subject to the relevant County Comprehensive Plan (Plan) policies and 
Zoning & Development Ordinance (ZDO) regulations; Statewide Planning Goals; and 
Oregon Revised Statutes (ORS) and Administrative Rules (OARs).  
 
a. County Comprehensive Plan (Plan) policies and Zoning & Development 

Ordinance (ZDO) 
 
1. Legislative text amendment.  The proposed ZDO amendments are legislative.  

Section 1400 of the Clackamas County ZDO establishes procedural requirements 
for legislative amendments, which have been or are being followed in this case.  
The ZDO contains no review criteria that must be applied when considering an 
amendment to the text of the ZDO or the Plan. 

 
2. Required coordination.  Chapter 11 of the Plan contains a section entitled City, 

Special District and Agency Coordination.  This project was completed through a 
coordinated effort between the county and the five rural cities.  Coordination was 
completed through meetings, phone calls and email. Each of the cities has 
indicated support of this proposal, either verbally or in writing. Written comments 
are included in the Exhibits for this staff report.  Documentation of coordination 
efforts is included in the Clackamas County Rural Cities Population Coordination 
Background Report and Forecasts, Final Draft: February 14, 2013. 

 
3. The cities of Barlow, Canby, Estacada, Molalla and Sandy, service districts and 

Metro were notified of the proposed ZDO amendments 35 days before the 
scheduled public hearing. This level of notification furthers the goals and policies 
of this section of the Plan.  

 



ZDO-242; PC Staff Report & Recommendation 4 

4. Procedural Standards for Plan Amendments.  Chapter 11 of the Plan also contains 
a section entitled Amendments and Implementation, which lays out procedural 
standards for Plan amendments, requires the Plan and the ZDO to be consistent 

Management Functional Plan, and requires the ZDO to be consistent with the 
Plan.  Policy 3.0 establishes procedural standards.  The process followed for 
ZDO-242 is compliant with these standards.  Specifically, notice was mailed to all 
recognized Community Planning Organizations at least 35 days before the 
scheduled public hearing, and the Department of Land Conservation and 
Development (DLCD) and Metro were provided with an opportunity to review 
and comment on the proposed amendments in accordance with state law.  An 
advertised public hearing is being held before the Planning Commission to 
consider the proposed amendment.   

 
This proposal is consistent with all relevant County Comprehensive Plan (Plan) 
policies and Zoning & Development Ordinance (ZDO) regulations.  

 
The Statewide Planning Goals and Guidelines and relevant State Statutes and 
Administrative Rules are addressed below.  
Functional Plan is not addressed because the cities involved in this project are outside the 
Metro boundary. 
 
b. Statewide Planning Goals and Guidelines 
 

1. Goal 1 - Citizen Involvement. The proposed Comprehensive Plan amendments do 

Notice of the proposed amendment was provided to the five rural cities, 
Community Planning Organizations and a list of interested parties.  Also, notice 
of the Planning Commission and Board of County Commissioners hearings was 
published in the Oregonian newspaper. 

 
2. Goal 2. Land Use Planning. The proposed Comprehensive Plan amendments do 

not propose to change the county  
 
3. Goal 3. Agricultural Lands. The proposed Comprehensive Plan amendments do 

lands.   
 
4. Goal 4. Forest Lands.  The proposed Comprehensive Plan amendments do not 

 
 
5. Goal 5. Open Spaces, Scenic and Historic Areas, and Natural Resources. The 

proposed Comprehensive Plan 
implementing regulations for natural resource lands.   
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6. Goal 6. Air, Water & Land Resources Quality.  The proposed Comprehensive 
Plan 
regulations regarding air quality.   

 
7. Goal 7. Areas Subject to Natural Disasters & Hazards.  The proposed 

Comprehensive Plan 
implementing regulations for areas subject to natural disasters or hazards.   

 
8. Goal 8. Recreational Needs.  The proposed Comprehensive Plan amendments do 

not  
 
9. Goal 9. Economy of the State.  The proposed Comprehensive Plan amendments 

are consistent with Goal 9 because they do not propose to alter the supply of land 
designated for employment.    

 
10. Goal 10. Housing.  The proposed Comprehensive Plan amendments are consistent 

with Goal 10 because they do not propose to alter the supply of land designated 
for housing.   

 
11. Goal 11. Public Facilities & Services.  The proposed Comprehensive Plan 

amendments do 
regulations regarding public facilities and services. 

 
12. Goal 12: Transportation:  The proposed Comprehensive Plan amendments do not 

gulations regarding 
transportation systems.   
 

13. Goal 13. Energy Conservation The proposed Comprehensive Plan amendments 
do 
energy conservation. 

 
14. Goal 14. Urbanization.  The proposed Comprehensive Plan amendments do not 

propose to 
areas.  
rural cities with a reasonable basis for which to plan for future urbanization. 

 
15. Goal 15. Willamette River Greenway.  The proposed Comprehensive Plan 

amendments do 
the Willamette River Greenway.   

 
This proposal is consistent with all applicable Statewide Planning Goals.  
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c. State Statutes and Administrative Rules 
  
a. ORS 195.025 Regional coordination of planning activities. This project was 

completed through a coordinated effort between the county and the five rural 
cities, as required by this statute.  Coordination was completed through meetings, 
phone calls and email. Each of the cities has indicated support of this proposal, 
either verbally or in writing. Written comments are included in the Exhibits for 
this staff report.  Documentation of coordination efforts are include in the 
Clackamas County Rural Cities Population Coordination Background Report and 
Forecasts, Final Draft: February 14, 2013. 
 

b. ORS 195.036 Area population forecast; coordination.  This purpose of this 
proposal is to comply with this Statute by adopting a coordinated 20-year 

 
 

c. OAR 660-024-0030Population Forecasts  
a. OAR 660-024-0030(1). Counties must adopt and maintain a coordinated 

20-year population forecast for the county and for each urban area within 
the county consistent with statutory requirements for such forecasts under 
ORS 195.025 and 195.036. Cities must adopt a 20-year population 
forecast for the urban area consistent with the coordinated county 
forecast, except that a metropolitan service district must adopt and 
maintain a 20-year population forecast for the area within its jurisdiction. 
In adopting the coordinated forecast, local governments must follow 
applicable procedures and requirements in ORS 197.610 to 197.650 and 
must provide notice to all other local governments in the county. The 
adopted forecast must be included in the comprehensive plan or in a 
document referenced by the plan.  
 
This purpose of this proposal is to adopt a coordinated 20-year 

procedures outlined in ORS.610 and 197.650 were followed and the 
appropriate notice was given for the adoption of the proposal.  The 
adopted 
document referenced by the Plan. 

 
b. OAR 660-024-0030(2). The forecast must be developed using commonly 

accepted practices and standards for population forecasting used by 
professional practitioners in the field of demography or economics, and 
must be based on current, reliable and objective sources and verifiable 
factual information, such as the most recent long-range forecast for the 
county published by the Oregon Office of Economic Analysis (OEA). The 
forecast must take into account documented long-term demographic 
trends as well as recent events that have a reasonable likelihood of 
changing historical trends. The population forecast is an estimate which, 
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although based on the best available information and methodology, should 
not be held to an unreasonably high level of precision.  
 
The forecasts in this proposal were developed using commonly accepted 
practices and standards. The basis for the coordinated forecasts was 

scope model, a widely recognized and 
respected economic and demographic model used for regional land use 
and transportation planning.   These forecasts were analyzed against local 
trends, zoning, and recent events identified in each individual city.  Some 
revisions were made to the Metro 

 
  
The forecasts in this proposal are consistent with county-wide forecasts 
produced by both Metro and the Oregon Office of Economic Analysis 
(OEA).  As noted in the Clackamas County Rural Cities Population 
Coordination Background Report and Forecasts, Final Draft: February 
14, 2013, the Metro and OEA county-wide forecasts are consistent with 
each other and the latest review draft OEA forecast is only nominally 
different that the Metro forecast being used in this proposal.  

 
This proposal is consistent with all applicable State Statutes and Administrative 
Rules. 

 
SUMMARY AND RECOMMENDATION  
 
Based upon the findings in this report, the proposed Comprehensive Plan text 
amendments satisfy all applicable Statewide Planning Goals, state statutes and 
administrative rules, and all applicable policies 
Plan.  
 
Based upon the Findings in this report, staff from the Planning & Zoning Division 
recommends approval of the Comprehensive Plan amendments to adopt the 2012  2032 
population forecasts for , as proposed in ATTACHMENT A.   
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ATTACHMENTS 
 
A. Proposed Clackamas County Comprehensive Plan amendments 

1. Chapter 4 (Land Use) text amendments 

2. Appendix B 

B. Clackamas County Rural Cities Population Coordination Background Report and 
Forecasts, Final Draft: February 14, 2013    

 
EXHIBIT LIST 
 
Exhibit 1.  Email from S. Hansen 
 
Exhibit 2.  Letter from city of Sandy 
 
Exhibit 3.  Letter from city of Canby 
 
Exhibit 4.  Notices and list of noticed parties  
 



PLANNING AND ZONING DIVISION 
150 Beavercreek Road   

Oregon City, OR  97045 
  Phone: (503) 742-4500

1 

PLANNING COMMISSION 
MINUTES 

 
February 25, 2013 

6:30 p.m. 
 

 
Commissioners present:  Norman Andreen, Barbara Coles, John Drentlaw, Mark Meek, Brian Pasko, 
James Perrault, Thomas Peterson, Tammy Stevens and Michael Wagner 
Staff present:  Mike McCallister, Martha Fritzie, Darcy Renhard  

 
1. Commission Chair Andreen called the meeting to order at 6:30 p.m.  

 
2. Commission Chair Andreen asked if there was any member of the audience who wished to provide 

comment on an item not on the agenda. There were no public comments. 
 

3. The agenda includes a public hearing on ZDO-242, which is a legislative text amendment to the 
Comprehensive Plan, Chapter 4 to adopt population coordination for rural cities (Barlow, Canby, 
Estacada, Molalla, and Sandy). 
 
Martha Fritzie explained that the County is the coordinating body for the rural cities, which is why this 
project is being done.  It allows these rural cities to better plan for future growth and more accurately 
determine urban growth boundaries.  She explained the methodology used as the basis for determining the 
projections, directing the Commissioners’ attention to the transportation area zones and where growth was 
projected within each of these zones.  Four out of the five cities have tended toward becoming “bedroom 
communities” and have responded by increasing their focus on economic growth.  She reminded the 
Planning Commission that we are not recommending adoption of the countywide Metro forecasts today, 
or the Metro UGB forecasts—only the forecasts for the five cities discussed. 
 
The project work began about a year ago through a grant from the DLCD. 
 
Since the Portland Metro UGB has been kept fairly tight (because of multiple factors), approximately 
25% of recent growth within the county has taken place in three of these rural cities (Canby, Estacada, 
and Molalla).  Martha explained the growth trends for each of the five cities and how this accounts for the 
projected future growth numbers.   
 
Barlow is a small city which does not expect to grow very much, mainly due to space limitations and 
because everything in the city is on septic.  They are projected to grow at a fairly flat rate, from 136 
people currently to 146 people in 2032.   
 
The City of Canby has experienced strong growth over the past decade and has been very proactively 
seeking opportunities for economic development. Their 2032 population projection is 26,730, which is 
9,900 more people than what they have now. 
 
Estacada’s population growth rate has gone up and down quite a bit, which is typical of smaller 
jurisdictions.  Their population projection for 2032 is 4,345, which reflects a growth of about 1,500 
people.  Interestingly, they were the only city with more building permits issued at the end of the last 
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decade than prior to the housing boom.  They are also trying to encourage more housing and employment 
development within the city. 
 
Molalla is projected to grow to 12,760 people in 2032, which is an increase of just over 4,200.  One 
reason that adjustments were made to the Metro numbers for Molalla is because Metro restricted their 
model based on limited available residential land.  We made the assumption that Molalla can expand its 
urban growth boundary if there is a need.   
 
The City of Sandy is very proactive in trying to draw new residents, and has been successful because it is 
a very attractive area.  The numbers for Sandy were adjusted to project a population of 17,960 in 2032.  
The original projection was 17,970, but staff found that this number was based on the 2010 figure from 
PSU rather than the US Census figure.  The report should reflect the correct 2032 forecast number of 
17,960.  
 
Martha provided an explanation of which Comprehensive Plan goals and policies, state statues, statewide 
planning goals, and administrative rules apply to population forecasting.  In assessing the proposal, staff 
has determined that it is consistent with and is in compliance with all of the various rules, standards, and 
requirements. 
 
Staff is recommending that the Planning Commission recommend to the BCC approval of ZDO-242, with 
the noted change to the numbers for the City of Sandy. 
 
Commissioner Coles asked if the 20-year projection requirement indicates which year you have to project 
from.  Martha responded that it does not, but the grant that we received from DLCD specifies projecting 
from 2012-2032.   
 
Commissioner Andreen asked if the Villages at Government Camp and Welches were included in the 
growth projections for Sandy.  Martha replied that the actual numbers were not included in Sandy’s 
growth projection, but that a reasonable assumption had been made that some of the growth projected in 
those areas would in reality take place Sandy. 
 
The Planning Commission commended Martha on a very well-written, clear and concise report. 
 
Commissioner Wagner moved to recommend approval of ZDO-242: Rural Cities Population 
Coordination to the BCC with the requested change to the numbers for Sandy.  Commissioner Meek 
seconded the motion.  Ayes=9, Nays=0.  Motion passes. 

 
4. Other business:   

a. Mike McCallister reminded the Commissioners that we are in the midst of recruiting for the two 
positions whose term expires at the end of April.  Commissioner Pasko confirmed that he will be 
reapplying.  Commissioner Coles stated that she will not be reapplying. 
 

5. Minutes:  Commissioner Wagner moved to approve the minutes from the November 26th meeting as 
submitted.  Commissioner Stevens seconded the motion.  Ayes=9, Nays=0.  Motion passes. 

 
6. Schedule Review:  Mike McCallister provided an overview of the schedule for the next few months.  

Commissioner Wagner will not be available on the 11th of March as he has a conflicting TSP meeting.  
Staff will discuss possibly shifting the PC meetings for March and let the Commissioners know what the 
results are.   
 

7. There being no further business, the meeting was adjourned at approximately 7:50 p.m. 
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 1   DLCD Notice of Proposed Amendment or                      
  Periodic Review work Task Proposed Hearing or 
       Urban Growth Boundary or Urban Reserve Area 

 

THIS COMPLETED FORM, including the text of the amendment and any supplemental information, must be submitted to 
Salem office at least 35 DAYS PRIOR TO THE FIRST EVIDENTIARY HEARING ORS 197.610, OAR 660-018-0020 and  
OAR 660-025-0080 

 
Jurisdiction: Clackamas County  Date of First Evidentiary Hearing: 02/25/2013 
Local File Number: ZDO-242 Date of Final Hearing: 03/21/2013 
Is this a REVISION to a previously submitted proposal?     No        Yes    Original submittal date:       

  Comprehensive Plan Text Amendment(s)   Comprehensive Plan Map Amendment(s) 
  Land Use Regulation Amendment(s)     Zoning Map Amendment(s) 
  Transportation System Plan Amendment(s)    Urban Growth Boundary Amendment(s) 
  Periodic Review Work Task Number          Urban Reserve Area Amendment(s)   
  Other (please describe):          

 
Briefly Summarize Proposal in plain language IN THIS SPACE (maximum 500 characters): 

 
Has sufficient information been included to advise DLCD of the effect of proposal?   Yes, text is included 
Are Map changes included: minimum color maps of Current and Proposed designations.   Yes, Maps included 
Plan map change from:       To:       
Zone map change from:      To:        
Location of property (Site address and TRS):              
Previous density range:      New density range:        Acres involved:         
Applicable statewide planning goals:  
  
                     
  
 

Is an exception to a statewide planning goal proposed?  YES   NO    Goal(s):       
fy these agencies.  

 
Local Contact person (name and title):  Martha Fritzie, Senior Planner  
Phone:  503-742-4529 Extension:       
Address: 150 Beavercreek Rd City: Oregon City   Zip: 97045- 
Fax Number:  503-742-4550 E-mail Address:  mfritzie@clackamas.us 

 
- FOR DLCD internal use only -  

DLCD File No ___________________________ 

Legislative Comprehensive Plan text amendment to adopt 20-year coordinated population forecasts for Clackamas 
County's five rural cities: Barlow, Canby, Estacada, Molalla, and Sandy.  These forecasts are consistent with the 
applicable statutory requirements of ORS 195.025 and 195.036.  

Cities of Barlow, Canby, Estacada, Molalla, and Sandy; DLCD; ODOT; Metro 

 



SUBMITTAL INSTRUCTIONS 
 

This form must be submitted to DLCD at least 35 days prior to the first evidentiary hearing. 
per ORS 197.610, OAR Chapter 660, Division 18 and OAR Chapter 660, Division 25 

 
1. This Form 1 must be submitted by a local jurisdiction. Individuals and organizations may not submit 

a comprehensive plan amendment for review or acknowledgment. 
 
2. When submitting a plan amendment proposal, please print a completed copy of Form 1 on light 

green paper if available. 
 
3. Text:  Submittal of a proposed amendment to the text of a comprehensive plan or land use regulation 

must include the text of the amendment and any other information necessary to advise DLCD of the 
effect of the proposal. Text  means the specific language proposed to be amended, added to or 
deleted from the currently acknowledged plan or land use regulation. A general description of the 
proposal is not adequate.  Please submit Form 1 with ALL supporting documentation. 

 
4. Maps:  Submittal of a proposed map amendment must also include a map of the affected area 

showing existing and proposed plan and zone designations.  The map must be legible, in color if 
applicable and printed on paper no smaller than 8½ x 11 inches.  Please provide the specific location 
of property: include the site address (es) and Township/Range/Section/tax lot number. Include text 
regarding background, justification for the change, and the application if there was one accepted by 
the local government. 

 
5. Exceptions:  Submittal of proposed amendments that involve a goal exception must include the 

proposed language of the exception. 
 

6. Unless exempt by ORS 197.610(2), proposed amendments must be submitted to  
office at least 35 days before the first evidentiary hearing on the proposal. The 35 days begins the day 
of the postmark, or, if submitted by means other than US Postal Service, on the day DLCD receives 
the proposal in the Salem Office. The first evidentiary hearing is typically the first public hearing 

 
 

7. Submit one paper copy of the proposed amendment including the text of the amendment and any 
supplemental information and maps (for maps see # 4 above).  

 
8. Please mail the proposed amendment packet to: 

 
ATTENTION: PLAN AMENDMENT SPECIALIST 

DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 
635 CAPITOL STREET NE, SUITE 150 

SALEM, OREGON 97301-2540 
 

9. Need More Copies?  Please print forms on 8½ x11 green paper if available. If you have any questions or 
would like assistance, please contact your DLCD regional representative or contact the DLCD Salem Office 
at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us. 

 
 
 

               Updated February 14, 2012 
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MEMORANDUM 
 

TO: Community Planning Organizations, Hamlets, Villages and Other Interested Parties 
 
FROM: Martha Fritzie, Senior Planner; Planning and Zoning Division 
 
DATE: January 22, 2013 
 
SUBJECT: File ZDO-242; Proposed Comprehensive Plan Text Amendment:  Adoption of 20-year 

Coordinated Population Forecasts for the cities of Barlow, Canby, Estacada, Molalla and 
Sandy 

 
Clackamas County is proposing amendments to the text of the Clackamas County Comprehensive 
Plan.  Since these amendments may affect your community or area of interest, we want to give you 
and your organization the opportunity to review and comment on the proposed changes before or 
at public hearings scheduled in front of the Planning Commission on February 25, 2013, and in 
front of the Board of County Commissioners on March 20, 2013.   
 
The proposed Comprehensive Plan text amendments would adopt 20-year population forecasts for the 
cities of Barlow, Canby, Estacada, Molalla and Sandy.  The coordinated forecasts were completed to 
comply with ORS 195.036, which requires the all coordinating bodies within the state to establish and 
maintain 20-year coordinated forecasts for their cities.  Clackamas County currently does not have such 
a forecast for its rural cities.  Population forecasts for the County’s urban cities are currently being 
coordinated by Metro.     

These forecasts should have a significant effect on these cities’ ability to plan for the future, including 
enabling them to:    

 Better plan for future growth and maintain an appropriately-sized urban growth boundary;  

 Make more efficient investments in their infrastructure;  

 Make the process for a city to expand its UGB more efficient; and  

 Be in compliance with state law.  
 
Population forecasts for the 2012-2032 period were extrapolated from the 2035 forecasts generated for 
the County by Metro and were coordinated with each of the cities.  The following forecasts are proposed 
for adoption into the Chapter 4 (Land Use) of the county’s Comprehensive Plan: 
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City 
2012 

population 
2032 

population 
Net growth 
2012-2032 

AAGR 
2012-2013 

Barlow 136 146 10 0.4% 
Canby 16,820 26,730 9,910 2.3% 
Estacada 2,845 4,345 1,500 2.1% 
Molalla 8,532 12,760 4,228 2.0% 
Sandy 10,411 17,970 7,559 2.8% 

 
The Planning Commission public hearing will begin at 6:30 p.m., Monday, February 25, 2013, at the 
Development Services Building Auditorium, Rm. 115, 150 Beavercreek Rd., Oregon City, to consider 
these amendments.  You are invited to attend the hearing and present oral comments to the 
Planning Commission.  Typically, written correspondence received at least one week prior to the 
hearing will be included in the Planning Commission packets.  Written testimony received after 
that time will be emailed to the Planning Commission, or provided to the Planning Commission on 
the evening of the hearing. 
 
The Board of County Commissioners will consider the Planning Commission’s recommendations on the 
proposed amendments beginning at 9:30 a.m., Wednesday, March 20, 2013, at the Public Services 
Building, Board of County Commissioners Hearing Room, 2051 Kaen Rd., Oregon City.  Once again, 
you are invited to attend the hearing and present oral comments to the Commissioners.  The 
Board will consider all written testimony submitted to the Planning Commission and will accept 
additional written testimony up to, and on the day of, the hearing.   
 
For additional information regarding these proposed amendments, please contact Martha Fritzie at  
(503) 742-4529 or mfritzie@clackamas.us.   The draft amendments are also available for review on the 
County web site at http://www.clackamas.us/transportation/planning/zdoproposed.jsp. 



NOTICE OF PUBLIC HEARINGS  
SCHEDULED ON PROPOSED COMPREHENSIVE PLAN AMENDMENTS  

 
The Clackamas County Planning Commission and Board of Commissioners will hold public hearings 
to consider proposed amendments to Chapter 4 of the County   The proposed 
amendments would adopt 20-year coordinated population forecasts for the cities of Barlow, Canby, 
Estacada, Molalla and Sandy.  
 
The amendments, File ZDO-242, are available at .  
The public may review and comment on the proposed amendments before and/or at the public 
hearings. 
 

Planning Commission Public Hearing 
6:30 p.m., February 25, 2013 

Development Services Bldg Auditorium, Rm. 115, 150 Beavercreek Rd., Oregon City 
 

Board of Commissioners Public Hearing 
9:30 a.m., March 20, 2013 

Board Hearing Room, Public Services Bldg, 2051 Kaen Rd., Oregon City  
 

For more information: Martha Fritzie, 503-742-4529 or mfritzie@clackamas.us 

































































































  
Transportation 

Safety Action 
Plan 

Adopted November 2012 
 



  TSC Role 
Served as Public Advisory 
Committee 

Additional participants from Bike/Ped 
Committee staff 
Transportation Maintenance Division 

Provided critical review and 
perspective 

 
 



  Clackamas County Crashes 
Clackamas County  4th out of 36 counties in Oregon 
for number of fatal and serious injury crashes (2010) 
 3rd highest in population at 380,000 

What does that mean in terms of crashes 
2005  2009 (5 years) 

All roads within County  160 fatalities, 909 serious injury 
County roads  61 fatalities, 593 serious injury 

What does all this cost? 
Based on National Safety Council  Comprehensive Costs (2009) 

All roads  Fatal: $688 million; Serious Injury: $197 million; Total: $885 million 
County  Fatal: $262.3 million; Serious Injury: $128.6 million; Total: $390.9 million 

 
 



   
Education 

Improve Skills and Awareness 
Repeated Exposure  

Enforcement 
Targeted 
High-Visibility 

Engineering  
Design, Construction, 
Operation, and Maintenance 

Emergency Services 
Last Opportunity to Improve 
Health Outcomes 

Evaluation 
Are Solutions Effective? 

 



  Goal 
Goal: 

Reduce Fatal 
and Severe 
Injury Crashes 
by 50% in 10 
Years 



  
 

Clackamas County Crash Trends 

Fatal & Severe Injury Contributing Circumstances 

Top 3 
contributing 
circumstances 
analyzed further 



  Summary 
Transportation Safety Action 

 
Comprehensively and Proactively 
Addressing Safety 
Coordinating Efforts among Stakeholders 
and Safety Interest Groups 
Nurturing and Growing a Holistic Safety 
Culture 
Integrating Safety in Planning, Design, 
Operations, and Maintenance 
Reaching Safety Goals (e.g., Zero 
Transportation Fatalities)  

 



  Building a Safety Culture 
 

We know that the main contributing factor is 
the human! 
Many collaboration partners needed - 

Office of Children and Families 
Juvenile Department 
Traditional safety partners 
Social Services Department 
Housing Authority 

 
Cities within the County 

 
 
 

 






























