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Clackamas County is committed to providing meaningful access and will make reasonable accommodations, modifications, or provide 
translation, interpretation or other services upon request. Please contact us at least three (3) business days before the meeting at 503-
742-4545 or DRenhard@clackamas.us. 
 
 ¿Traducción e interpretación? | Требуется ли вам устный или письменный перевод? | 翻译或口译？| Cấn Biên dịch hoặc 
Phiên dịch? | 번역 또는 통역?   
 

P L A N N I N G  &  Z O N I N G  

 
PLANNING COMMISSION AGENDA 

Monday, November 24, 2025 
6:30 p.m. 

Zoom: https://clackamascounty.zoom.us/j/87587965382 
 

Contact: Darcy Renhard Also published on the internet at: 
Email: drenhard@clackamas.us http://www.clackamas.us/planning/  
Phone: 503-742-4545  
   

 
1. CALL TO ORDER  
2. ROLL CALL  
3. PUBLIC COMMENT 

This is an opportunity for attendees to comment on an issue of concern to the Planning Commission, unless 
that item is on the agenda for public hearing. Public hearing items, if any, will include an opportunity for public 
testimony, which will be announced later in the agenda. 

4. PUBLIC HEARING: Z0247-25 & Z0248-25, 
Comprehensive Plan Map Amendment & Zone 
Change ‡ 

Martha Fritzie, Principal Planner 
MFritzie@clackamas.us 
 

5. MINUTES ‡ Jennifer Hughes 
6. SCHEDULE REVIEW Jennifer Hughes 
7. OTHER BUSINESS Jennifer Hughes 
8. ADJOURN  

‡  Attachments 
 

https://clackamascounty.zoom.us/j/87587965382
mailto:drenhard@clackamas.us
http://www.clackamas.us/planning/
mailto:MFritzie@clackamas.us


 

 

 
Planning Commission 
Meeting Dates 

Agenda Items / Notes 

January 13, 2025 (SS) ZDO-291: Floodplain Compliance Measures 
January 27, 2025 CANCELLED 
February 10, 2025 CANCELLED 
February 24, 2025 CANCELLED 
March 10, 2025 CANCELLED 
March 24, 2025 (SS) ZDO-292: Walk/Bike Clackamas Plan 
April 14, 2025 (PH) ZDO-292: CP Amendment adopting Walk/Bike 

Clackamas Plan 
April 28, 2025 Cancelled 
May 12, 2025 Cancelled 
May 26, 2025  (Memorial Day) Cancelled 
June 9, 2025 Cancelled 
June 23, 2025 (SS) TSP Update; (SS) ZDO-289-ZDO Diagnostic Report 
July 14, 2025 (PH) Z0109-25-CP/Z0110-25-ZAP, Election of Officers 
July 28, 2025 Cancelled 
August 11, 2025 Cancelled 
August 25, 2025 Cancelled 
September 8, 2025 (SS) ZDO-290: Clear & Objective Standards 
September 29, 2025 (PH) Z0169-25-CP/Z0170-25-ZAP 
October 13, 2025 5:30 PC/BCC dinner; (SS) State Land Use Changes 
October 27, 2025 5:30 PC/BCC dinner; (SS) State Land Use Changes 
November 10, 2025 (SS #2) ZDO-290: Clear & Objective Standards 
November 24, 2025 (PH) Comp Plan/Zone Change 
December 8, 2025 (SS #3) ZDO-290: Clear & Objective Standards 
December 22, 2025 CANCELLED 

 
NOTE: (PH)=public hearing, (SS)=study session, (PM)=public meeting 
 
 
 
 
 



 

 

 
P L A N N I N G  &  Z O N I N G  D I V I S I O N  

 
 
 
 
 
 
 

 
PLANNING STAFF REPORT AND RECOMMENDATION TO  

THE PLANNING COMMISSION 

 
REPORT DATE: November 17, 2025 
 
HEARING DATE: November 24, 2025 (Agenda Item Time: 6:30 pm) 
 
PLANNING FILE NOS.: Z0247-25 and Z0248-25 
 
PROPOSAL: A Comprehensive Plan map amendment to change the land use plan designation for the 
subject site from Low Density Residential (LDR) to High Density Residential (HDR), with a corresponding 
zone change from Urban Low Density Residential (R-10) to High Density Residential (HDR). The proposal 
also includes a request to remove a condition in file Z0148-09-D, which limits the ability for Rose Villa to 
develop on the east side of SE River Rd.  
 
This change is intended to facilitate the future expansion of the Rose Villa senior living community and 
accommodate additional senior-oriented housing. No development is proposed with this application. 
 
STAFF CONTACT(S):  Martha Fritzie, (503) 742-4529, mfritzie@clackamas.us  
    
LOCATION:  1802 SE Torbank Rd & 13614 SE River Rd; on the southeast corner of SE River Rd and 
SE Torbank Rd 
 
T2S, R1E, Section 02DA Tax Lots 03400 & 03500 
 
APPLICANT(S):  Thuy Cao; Harper Houf Peterson Righellis, Inc 
 
OWNER(S):  Rose Villa Inc 
 
SUBJECT PROPERTY AREA:  Approximately 1.15 acres 
 
CURRENT ZONING:  Urban Low Density Residential (R-10) 
 
COMPREHENSIVE PLAN DESIGNATION:  Low Density Residential (LDR) 
 
COMMUNITY PLANNING ORGANIZATION:  Clackamas CPO (inactive) 
 
NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER:  ORS Chapter 215 requires that 
if you receive this notice, it must be promptly forwarded to the purchaser. 
 
OPPORTUNITY TO REVIEW THE RECORD: The submitted application is available for review online 
at Accela Citizen Access. Select the Planning tab and enter the file number to search. Select ‘Record 

mailto:mfritzie@clackamas.us
https://aca-prod.accela.com/CLACKAMAS/Default.aspx
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Info’ and then select ‘Attachments’ from the dropdown list, where you will find the submitted 
application. The complete application file is available for inspection at no cost by contacting the 
Planner listed on the first page of this decision. Copies of all documents may be purchased at the rate 
of $2.00 per page for 8.5” x 11” or 11” x 14” documents, $2.50 per page for 11” x 17” documents, 
$3.50 per page for 18” x 24” documents, and $0.75 per square foot with a $5.00 minimum for large 
format documents.    
 
APPLICABLE APPROVAL CRITERIA:  Statewide Planning Goals; Clackamas County 
Comprehensive Plan; Metro Urban Growth Management Functional Plan; and Clackamas County 
Zoning and Development Ordinance (ZDO) Sections 202, 315, 1202, and 1307. 
 

I. STAFF RECOMMENDATION 
 

Staff recommends APPROVAL of the Comprehensive Plan map amendment and zone change in file 
nos. Z0247-25 and Z0248-25, subject to the following conditions of approval: 

 
1. Planning file Z0148-09-D is hereby amended and condition of approval #6 removed:  

The applicant shall meet or exceed the plans, goals, and time lines associated with the 
elimination of the East Property Operations, provided in the narrative on page eight of 
the June 2, 2009, submittal.  

 
2. The Clackamas County Comprehensive Plan Map 4-6, North Urban Area Land Use Plan, and 

all other maps of the Comprehensive Plan that include the subject properties (taxlot 
21E02DA03400, with situs address 1802 SE Torbank Rd and taxlot 21E02DA03400, with situs 
address 13614 SE River Rd) shall be amended to show the subject property as having a 
Comprehensive Plan land use designation of High Density Residential (HDR).  
 

3. The Clackamas County North Urban Area Zoning map shall be amended to show the subject 
property as being in the High Density Residential (HDR) zoning district.  

 

II. BACKGROUND 
 
This application requests that Clackamas County’s Comprehensive Plan land use plan designation, as 
identified in Comprehensive Plan maps, be changed from Low Density Residential (LDR) to High 
Density Residential (HDR), and for the zoning designation be changed concurrently from Low Density 
Residential (LDR) to High Density Residential (HDR) for the subject site. The application also requests 
the removal of a condition of approval in planning file # Z0148-09, which limits the ability for Rose Villa 
to develop on the east side of SE River Rd. 
 
The application does not itself propose, nor would its approval authorize, any new development. 
Zoning & Development Ordinance (ZDO) Subsection 1102.01(A) requires that new development in the 
high-density residential zoning district, receive design review approval, for which the applicant has not 
yet applied. The applicant has been advised by staff that, even if this Comprehensive Plan Map 
amendment and zone change application is approved, approval of any desired building(s) will require 
a separate design review application, with consideration of particular aspects such as building design, 
parking, and landscaping. Design review may also be required for the conversion of an existing 
building to a new use. 
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Subject property and surrounding area: The subject site is located at 1802 SE Torbank Rd & 13614 
SE River Rd, on the southeast corner of SE River Rd and SE Torbank Rd and directly adjacent to (and 
across SE River Rd) from the existing Rose Villa senior living campus.  The site consists of two lots of 
record (21E02DA, Tax Lots 03400 & 03500) which contain a total of approximately 1.15 acres. The 
site has approximately 261 feet of frontage on SE River Rd, a minor arterial, and 200 feet of frontage 
on SE Torbank Rd, a local street.  
 
The subject site is relatively flat, is outside of a mapped flood hazard area, and has no County-
regulated mass-movement or soil hazard areas, stream conservation areas, mapped wetlands, or 
historic landmarks.   
 
Although the application notes generally that the “properties are currently developed with residential 
structures and accessory buildings,” based on current aerial photography and permit history, Staff has 
identified the following improvements. Existing development is served with public water and sewer.  

• 1804 SE Torbank Rd (taxlot 3400) appears to contain a duplex, detached garage and a 
parking lot. In 1968, the county denied a conditional use application for three duplexes on this 
lot, but later in 1968 permitted one duplex (2 dwelling units). A large, detached garage was 
permitted in 1984.  
Staff notes that this site also contains a parking lot with at least 30 parking spaces and is 
unsure when this parking lot was established and what this lot is supporting. Per the county’s 
ZDO regulations, the only parking areas allowed on this property would be those accessory to 
the uses on the property itself. Uses, including parking, that are accessory to the senior living 
campus across SE River Rd are not allowed on this site. 

• 13614 SE River Rd (taxlot 3500) appears to be vacant. This lot had a structure in recent past, 
presumably a detached single-family dwelling. Based on recent aerial photos, that structure 
was recently demolished. 

 
The subject site is currently zoned R-10 (Low Density Residential), with a corresponding 
Comprehensive Plan designation of Low Density Residential. The site is located in an area zoned for 
and developed predominantly with residential uses, ranging from older single-family and multifamily 
housing, to newer middle housing development, and two large mixed-use senior living campuses 
directly west of the subject sites - Rose Villa and Willamette View.  

• Immediately west of the site, and across SE River Road, are properties owned by Rose Villa 
Inc. and zoned HDR (High Density Residential). These parcels are developed with the multi-
family residential and supporting commercial buildings of a continuing care retirement 
community. Properties on the west side to SE River Rd and north of the Rose Villa campus are 
also zoned HDR and developed with other senior housing as well as non-age-restricted 
multifamily housing. 

• Approximately 1/10th of a mile east along SE Torbank Rd is the Oak Grove elementary school; 
its play area/ball fields are located south and west of the school and abut the southeast corner 
of the subject sites. The school fields are zoned Open Space Management (OSM). 

• The remaining area to the north, east, and south subject site is zoned low density residential 
(R-10) and developed with a mix of single-family dwellings, middle housing or small multifamily 
developments. 
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Source: Clackamas County GIS, PlanMap 

Subject Property and Vicinity  

 

 

 

 SUBJECT 
PROPERTIES 

Subject properties 

Other properties owned 
by Rose Villa 
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Subject Properties in Current North Urban Area Zoning Map 

 

        

 

 

 

Subject properties 
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Land Use History 
Development of the current Rose Villa senior living campus has been approved through a series of 
land use actions, including design review applications and modifications over the two decades. 
Because this senior living campus has been focused on the west side of SE River Rd, only one of 
these past land use actions directly affects the subject site – planning file Z0148-09-D.   
 
Z0148-09-D: In 2009, the county approved a “master plan” for a multi-phased campus for Rose Villa 
on the west side of River Rd. This approval included the following finding:   

Access for the site, as illustrated and described in the master plan documents, is generally 
acceptable to Engineering staff. Staff has agreed to the proposed access scenario, which required 
a deviation from County standards for the multiple direct accesses to River Road, several of which 
also do not meet access spacing guidelines. This deviation was determined to be appropriate 
mainly due to the applicant's agreement to initially scale down and eventually eliminate operations 
on the easterly side of River Road. The anticipated safety improvement, resulting from fewer 
crossings of River Road by pedestrians and vehicles, is the principal reason additional accesses 
will be recommended for approval to River Road. 

 
And the following condition: 

6) The applicant shall meet or exceed the plans, goals, and time lines associated with the 
elimination of the East Property Operations, provided in the narrative on page eight of the June 
2, 2009, submittal.  

The “submittal” referenced in this condition specifically identifies the property on the corner of SE River 
and SE Torbank, one of the properties involved in this current application (see Exhibit 2). 

As part of this application, the applicant is requesting removal of the condition noted above 
(specifically condition #6, file Z0148-09-D), so that Rose Villa may develop the subject site with 
additional senior housing as part of the larger campus. The request is based on an analysis of the 
current safety of the transportation system and on access and pedestrian facility changes that have 
occurred in the immediate area since the imposition of the referenced condition. 
 
Service providers:  
1. Sewer: Oak Lodge Sanitary District 
2. Water: Oak Lodge Water District 
3. Fire Protection: Clackamas RFPD #1 

 
Noticing: This application has been processed consistent with the legal noticing requirements in 
Section 1307, Procedures, of the County’s Zoning and Development Ordinance (ZDO) and with state 
noticing requirements. Specifically, the County has provided notice to interested agencies, local 
governments and property owners within 300 feet of the subject property consistent with State law and 
Section 1307 of the ZDO. The notification to property owners, public notices and hearings ensures an 
opportunity for citizens to participate in the land use process.  
 
Responses received: To date, the only comment received has been from the county’s Engineering 
staff regarding the applicant traffic study and supplemental memorandum. County Engineering staff 
states that they have reviewed these documents and concur with its findings.  See Exhibit 3.  

The local Community Planning Organization, the Oak Grove Community Council CPO, has not 
submitted comments.    
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Public Hearings:  
Two public hearings on the current proposal are scheduled: one before the Planning Commission on 
November 24, 2025, and another before the Board of County Commissioners (Board) on December 9, 
2025. The Planning Commission makes a recommendation to the Board, who will ultimately decide 
whether the proposal is approved. 
 

III. FINDINGS 
 
This application is subject to the following provisions: 

 
A. Statewide Planning Goals;  
B. Metro Urban Growth Management Functional Plan; 
C. Clackamas County Comprehensive Plan; and 
D. Zoning and Development Ordinance (ZDO) Sections 202, 1202, and 1307. 
 
Staff have reviewed these provisions and the applicant’s preliminary findings in conjunction with this 
proposal.  Compliance with the applicable regulations found in each is discussed below. ZDO Sections 
202 and 1307 provide only definitions and procedural requirements that do not warrant separate 
written findings in this report. 
 

A. Statewide Planning Goals 
 

GOAL 1 – CITIZEN INVOLVEMENT 
Statewide Planning Goal 1 calls for “the opportunity for citizens to be involved in all phases of the 
planning process” and requires the County to have a citizen involvement program with certain 
features. 

This application only proposes to amend the County’s Comprehensive Plan maps and zoning map. 
Even if approved, the County’s existing, State-acknowledged citizen involvement program would 
not change. 
 
ZDO Section 1307, Procedures, contains acknowledged procedures for citizen involvement and 
public notice of quasi-judicial applications. This application has been processed consistent with 
those requirements, including providing notice to property owners within 300 feet of the subject 
property; the Department of Land Conservation and Development (DLCD); and other interested 
agencies. Notice of the application and its public hearings has also been published in the 
newspaper and on County websites. 
 
Before the Board of County Commissioners can decide on this application, there will have been at 
least two public hearings with opportunity for interested parties to testify. The public has also been 
given the opportunity to provide written comments, and all comments provided to date have been 
included in the record. 

The relevant requirements of Statewide Planning Goal 1 are satisfied. 
 
GOAL 2 – LAND USE PLANNING 
Goal 2 requires the County to have and to follow a comprehensive land use plan and implementing 
regulations. Comprehensive plan provisions and regulations must be consistent with Statewide 
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Planning Goals, but Goal 2 also provides a process by which exceptions can be made to certain 
Goals. 
 
This proposed amendment to the County’s Comprehensive Plan maps, including Map 4-06, would 
not change the County’s land use planning process. Even with this amendment, the County will 
continue to have a comprehensive plan and consistent implementing regulations. This report 
outlines how this amendment is consistent with applicable policies of the County’s acknowledged 
Comprehensive Plan. The applicant does not request an exception to any statewide planning goal, 
nor is an exception required for this amendment. 

The relevant requirements of Statewide Planning Goal 2 are satisfied. 
 

GOAL 3 – AGRICULTURAL LANDS 
Goal 3 requires the County to identify farmland, designate it as such on its Comprehensive Plan 
maps, and zone it Exclusive Farm Use (EFU).  

The County has already satisfied these requirements. This application does not propose to change 
the Comprehensive Plan or zoning designation of any farmland, nor does it propose a change in 
any allowed land use in the EFU zone. The subject property is currently zoned for residential 
development, not agriculture. 
 
Statewide Planning Goal 3 is not applicable. 

 
GOAL 4 – FOREST LANDS 
Goal 4 requires the County to identify forest lands, designate it as such on Comprehensive Plan 
maps, and zone it consistently with State rules.  
 
The County has already satisfied these requirements. This application does not propose to change 
the Comprehensive Plan or zoning designation of any forest land, nor does it propose a change in 
any allowed land use in the County’s forest zones (i.e., Ag/Forest and Timber). The subject 
property is currently zoned for residential development, not forest uses. 
 
Statewide Planning Goal 4 is not applicable. 

 
GOAL 5 – NATURAL RESOURCES, SCENIC AND HISTORIC AREAS, AND OPEN SPACES 
Goal 5 requires the County to adopt programs that will protect an area’s natural resources and will 
conserve scenic, historic, and open space resources for present and future generations. It requires 
an inventory of natural features, groundwater resources, energy sources, and cultural areas, and 
encourages the maintenance of inventories of historic resources.  
 
This proposal would not change the County’s acknowledged inventories or programs for the 
protection of such resources nor would it modify the mapping of any protected resource. As noted 
previously, the subject site does not contain any identified Goal 5 resources.  
 
Statewide Planning Goal 5 is not applicable. 
 
GOAL 6 – AIR, WATER, AND LAND RESOURCES QUALITY 
Goal 6 instructs the County to consider the protection of air, water, and land resources from 
pollution and pollutants when developing its Comprehensive Plan.  
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This proposal would not change the County’s acknowledged Comprehensive Plan policies or 
implementing regulations regarding Goal 6 resources, nor would it modify the mapping of any 
protected resource. 
 
The Oak Lodge Sanitary District is the surface water management authority for the subject 
property. The submitted application includes a Preliminary Statement of Feasibility in which Oak 
Lodge has determined that adequate surface water treatment and conveyance is already available 
to serve future residential development of the subject site, or could be made available through 
improvements completed by the developer or the system owner. The need for any specific 
stormwater management system improvements will be evaluated during the design review 
application process required ahead of any actual development of the subject site. 
 
The relevant requirements of Statewide Planning Goal 6 are satisfied. 

 
GOAL 7 – AREAS SUBJECT TO NATURAL HAZARDS 
Goal 7 requires the County to address Oregon’s natural hazards.  
 
This proposal would not change the County’s acknowledged Comprehensive Plan policies or 
implementing regulations regarding natural disasters and hazards, nor would it modify the mapping 
of any hazard. As noted previously, the subject sites are flat and do not contain any areas with 
identified Goal 7 hazards. 
 
Statewide Planning Goal 7 is not applicable.  

 
GOAL 8 – RECREATIONAL NEEDS 
Goal 8 requires the County to plan for the recreational needs of its residents and visitors.  
 
This proposal would not change the County’s acknowledged Comprehensive Plan policies or 
implementing regulations regarding recreational needs and would not modify the mapping of a 
recreational resource. The subject site does not contain any areas with identified Goal 8 resources.  
 
Statewide Planning Goal 8 is not applicable. 

 
GOAL 9 – ECONOMIC DEVELOPMENT 
The purpose of Goal 9 planning is to provide adequate opportunities throughout Oregon for a 
variety of economic activities vital to the health, welfare, and prosperity of Oregonians.  
 
Goal 9 is implemented by Oregon Administrative Rules (OAR) Chapter 660, Division 9. Pursuant to 
OAR 660-009-0010(1), the requirements of Division 9 are only applicable to areas within urban 
growth boundaries (UGBs). Goal 9 requires the County’s Comprehensive Plan for its urban areas 
to contain economic analyses and economic development policies. It also requires the 
Comprehensive Plan to provide “at least an adequate supply of sites of suitable sizes, types, 
locations, and service levels for a variety of industrial and commercial uses”. The County’s State-
acknowledged Comprehensive Plan already contains the required economic analyses and 
development policies, which this application does not propose to change.  
 
Statewide Planning Goal 9 is not applicable. 
 
GOAL 10 – HOUSING 
The purpose of Goal 10 is to meet housing needs.  
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Goal 10 recommends that the County’s Comprehensive Plan (including its land use designation 
maps) “should be developed in a manner that insures the provision of appropriate types and 
amounts of land” within UGBs for housing; it also advises that areas planned for residential 
development “be necessary and suitable for housing needs of households of all income levels”.  

 
Oregon Administrative Rules (OAR) Chapter 660, Division 7 (Metropolitan Housing) contains 
the administrative rules for compliance with Goal 10 within the Portland Metropolitan urban area, 
where the subject property is located. Specifically, subsection 2 of rule 60 states: 

“(2) For plan and land use regulation amendments which are subject to OAR 660, division 18, 
the local jurisdiction shall either: 

(a) Demonstrate through findings that the mix and density standards in this Division are 
met by the amendment; or 
(b) Make a commitment through the findings associated with the amendment that the 
jurisdiction will comply with provisions of this Division for mix or density through 
subsequent plan amendments.” 

 
Staff finds the information summarized below and included in the application narrative sufficiently 
satisfies Goal 10 requirements. The applicant notes, and staff concurs that the proposed zone 
change “directly supports Goal 10 by enabling a greater number of housing units on a site that is 
already served by urban services and located within the Metro Urban Growth Boundary” and that 
the proposal “represents a more efficient use of land that aligns with the intent of Goal 10 to 
maximize housing production within designated urban areas.” 

• Based on a site area of 1.15 acres, under its current zoning of R-10, up to five lots could be 
theoretically created from this site – each of which could be developed with a single-family 
dwelling or middle housing units. As noted in the application, this site, with HDR zoning may be 
allowed to develop up to 29 multifamily dwelling units.  

• Because this site would be developed as an extension of the Rose Villa campus, the housing 
built would be specifically designed for seniors, a fast-growing segment of the population.  

This proposal will further local and regional efforts to expand housing choice, density, and 
affordability, particularly for seniors, thus further Goal 10.  
 
This proposal is consistent with Statewide Planning Goal 10.  
 
GOAL 11 – PUBLIC FACILITIES AND SERVICES 
The purpose of Goal 11 is to ensure that local governments plan and develop a timely, orderly, and 
efficient arrangement of public facilities and services to serve as a framework for urban and rural 
development. Goal 11 is implemented by OAR Chapter 660, Division 11.  
 
The applicant has provided Statements of Feasibility from the subject site’s sewer, water, and 
stormwater service providers. The statements attest that there are already adequate services 
available to the properties to accommodate expected future development, or that adequate 
services could be made available concurrent with future development, if the proposal is approved.  
 
The relevant portions of Statewide Planning Goal 11 are satisfied. 
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GOAL 12 – TRANSPORTATION 
The purpose of Goal 12 is to provide and encourage a safe, convenient, and economic 
transportation system. It requires the County to create a transportation system plan (TSP) that 
takes into account all relevant modes of transportation.  
 
Goal 12 is implemented by OAR chapter 660, division 12, commonly referred to as the 
Transportation Planning Rule (TPR). When an amendment to the County’s Comprehensive Plan 
map or zoning map is proposed, OAR 660-012-0060 requires an analysis of whether the proposed 
amendment would “significantly affect” an existing or planned transportation facility, and whether it 
is necessary to update transportation facility plans to accommodate such effects. The TPR defines 
what it means to “significantly affect” a transportation facility. 
 
The applicant has provided a traffic study and supplemental information, prepared by a licensed 
engineering firm, Lancaster Mobley, and dated June 11, 2025 and September 12, 2025. The traffic 
analyses address TPR requirements and include a comparison of the reasonable worst-case traffic 
impacts caused by potential development of the subject property under the property’s current 
zoning.  
 
Key conclusions from this analysis include:  

• “… the proposed zone change is estimated to generate an additional 9 morning peak hour, 12 
evening peak hour trips, and 152 weekday trips compared with the existing zoning.” 

• “...the projected daily net increase in the traffic intensity of the site, which could potentially 
occur due to the proposed zone change, will be 152 weekday trips. This daily trip generation is 
within the 400-trip impact threshold that is considered a “small increase” in traffic; therefore, the 
zone change will not cause further degradation of the nearby transportation facilities.” 

• “Based on the most recent five years of available crash data, three (3) crashes were reported 
along the 1,000-foot segment of SE River Road near the project site. Three crashes are not 
excessive or indicative of a safety problem. Therefore, the proposed zone change is expected 
to have a minimal impact on the operability and safety of the surrounding transportation 
system.” 

• “Based on an analysis of the nearby transportation system, the existing transportation 
infrastructure is sufficient to accommodate impacts associated with the proposed zone change 
and potential redevelopment of the project site…Accordingly, the Transportation Planning Rule 
and Clackamas County general approval criteria are satisfied and no mitigation is necessary or 
recommended.” 

County Engineering staff has reviewed the traffic study and concurs with its assumptions and 
findings.  

The relevant requirements of Statewide Planning Goal 12 are satisfied.  

 
GOAL 13 – ENERGY CONSERVATION 
Goal 13 encourages land use plans to consider lot size, siting controls, building height, density, 
and other measures in order to help conserve energy.  
 
This proposal would not change the County’s acknowledged Comprehensive Plan policies or 
implementing regulations regarding energy conservation. 
 
Statewide Planning Goal 13 is not applicable. 
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GOAL 14 – URBANIZATION 
The purpose of Goal 14 is to provide for an orderly and efficient transition from rural to urban land 
use, to accommodate urban population and urban employment inside urban growth boundaries, to 
ensure efficient use of land, and to provide for livable communities. 
 
The application does not propose to expand or modify any UGB or to permit rural land uses inside 
the UGB. 
 
The subject site is already inside of a UGB and is already planned to accommodate urban uses. 
The applicant’s proposal would provide more opportunities for urban housing than could occur on 
the site under its current zoning configuration.  
 
The relevant requirements of Statewide Planning Goal 14 are satisfied. 

 
GOAL 15 – WILLAMETTE RIVER GREENWAY 
The purpose of Goal 15 is to “protect, conserve, enhance, and maintain the natural, scenic, 
historical, agricultural, economic, and recreational qualities of lands along the Willamette River as 
the Willamette River Greenway.”  

The subject property is approximately one-quarter mile from the Willamette River but is well 
outside the Willamette River Greenway. The applicant’s proposal would not change the County’s 
acknowledged Comprehensive Plan policies or implementing regulations regarding the Willamette 
River Greenway. 

Statewide Planning Goal 15 is not applicable.  
 

GOAL 16 – ESTUARINE RESOURCES; GOAL 17 – COASTAL SHORELANDS; GOAL 18 – 
BEACHES AND DUNES; GOAL 19 – OCEAN RESOURCES 
 
Statewide Planning Goals 16 through 19 are not applicable to Clackamas County. 

 
B. Metro Urban Growth Management Functional Plan (UGMFP) 

 
The Metro Urban Growth Functional Plan, adopted by the Metro Council in 1997, is a regional 
functional plan which contains requirements that are binding on cities and counties of the region, 
including Clackamas County. It also contains recommendations that are not binding. The 
requirements and recommendations include those for the County’s Comprehensive Plan and 
implementing ordinances.  

 
Staff reviewed the Applicant’s proposal for consistency with UGMFP policies and finds the 
following are relevant.  

 
Title 1 – Housing Capacity 

 
3.07.120(e) of Title 1 provides that the County may reduce the minimum zoned capacity of a single 
lot or parcel so long as the reduction has a “negligible effect” on the County’s overall minimum 
zoned residential capacity. The proposal does not include a reduction in zoned capacity, rather it 
proposes an increase in zoned capacity in the urban area. And, as noted by the applicant, it “will 
allow development of approximately 29 senior-oriented units, significantly expanding capacity in a 
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way that addresses the housing needs of an aging population” and thus “supports Metro’s Title 1 
goal by creating opportunities for infill development in a location with existing infrastructure and 
services.”  
 
The relevant requirements of Title 1 are satisfied. 
 
Title 8 – Compliance Procedures 
3.07.810 of Title 8 provides that an amendment to the county’s Comprhensive Plan or ZDO shall 
be deemed to comply with the Metro’s UGMFP only if the county has provided notice to Metro. The 
required notice of this proposal was sent to all affected agencies, including Metro, on October 20, 
2025. To date, no comments have been received from Metro.   
 
The relevant requirements of Title 8 are satisfied. 

 

C. Clackamas County Comprehensive Plan (Plan) 
 
The County’s Comprehensive Plan includes goals and policies that must be considered when 
evaluating a proposed change in Comprehensive Plan. Staff have reviewed each chapter of the 
Comprehensive Plan. This section of the report outlines whether the Applicant’s proposal is 
consistent with the applicable goals and policies. 

 
Chapter 2; Citizen Involvement: The purpose of this Chapter is to promote citizen involvement in 
the governmental process and in all phases of the planning process.  

 There is one policy in this Chapter applicable to this application: 

2.A.1 Require provisions for opportunities for citizen participation in preparing and revising 
local land use plans and ordinances. Insure opportunities for broad representation, not 
only of property owners and County wide special interests, but also of those within the 
neighborhood or areas in question. 

 
The Comprehensive Plan and ZDO include acknowledged procedures for citizen involvement. This 
application has been processed consistent with those procedures. Specifically, the County has 
provided notice to interested agencies, local governments, and nearby property owners, consistent 
with state law and ZDO Section 1307, which implements the public notice policies of Chapter 2. 
Notice to property owners, public notices, and hearings ensure an opportunity for citizens to 
participate in the land use process. 
 
This application is consistent with Chapter 2.  
 

Chapter 4 Land Use: This Section of the Comprehensive Plan includes the definitions for urban 
and rural land use categories, and outlines policies for determining the appropriate Comprehensive 
Plan land use designation for all lands within the County. 

This chapter contains sections addressing (1) Urbanization, (2) Urban Growth Concepts, and (3) 
land use policies for each designation. The land use policies for the proposed designations are 
addressed below. 

   
Policy 4.U.1 - The following areas may be designated High Density Residential when at least 
the first three criteria are met:  



Staff Report & Recommendation to Planning Commission – File Nos. Z0247-25 & Z0248-25 Page 14 

1) 4.U.1.1. Areas located either adjacent to or within proximity to major shopping centers, 
employment concentrations, and/or major transit centers.  

  
The Rose Villa-owned sites immediately west of the subject properties are already 
zoned HDR and therefore have already been determined to meet the required 
Comprehensive Plan criteria for such a designation.  The subject properties in this 
application would be developed as an extension of the larger Rose Villa retirement 
facility, which has varying residential densities and retail, commercial opportunities 
throughout the entire development.      
 
In addition, as noted by the applicant, “[t]he subject site is directly adjacent to the Rose 
Villa Senior Living campus, an established and expanding senior residential and care 
facility that functions as a local employment center. Rose Villa offers a wide range of 
jobs in healthcare, administration, and operations, making it a suitable anchor for 
increased residential density. The site is also within walking distance of transit service 
along SE River Road, with connections to commercial and employment centers in 
Milwaukie and along the McLoughlin Boulevard corridor” 

2) 4.U.1.2. Areas with access to a street designated as a major or minor arterial or 
collector. Siting should not result in significant traffic increase on local streets serving 
low density residential areas.  
 
The subject site has frontage on and direct access to both SE River Rd, a minor 
arterial, and to SE Torbank, a local street. As noted in the applicant’s traffic analysis, 
the proposed zone change would have negligible impact to the capacity of the 
transportation system, including the local streets in the vicinity that also serve adjacent 
low density residential areas. 

 
3) 4.U.1.3. Areas free from known geologic hazards, flooding, or soils subject to slippage.  
 

The subject site contains no wetlands, streams, creeks or other significant natural 
features. The site is relatively flat and is not located in any known hazard areas. 
 

4) 4.U.1.4. Areas adjacent to permanently protected open space or bodies of water as 
long as the above criteria apply.  
 
Although this criterion is not necessary for High Density Residential designation, staff 
notes that the southeast corner of the site is adjacent to school open space (ball fields 
and play areas) that are currently protected through open space zoning.  

 
This policy is met. 

 
This application is consistent with Chapter 4.   

 
Chapter 5 Transportation: This Chapter outlines policies addressing all modes of transportation 
and contains eight Sections including 1) Foundation and Framework; 2) Land Use and 
Transportation; 3) Active Transportation; 4) Roadways; 5) Transit; 6) Freight, Rail, Air, Pipelines 
and Water Transportation; 7) Finance and Funding; and 8) Transportation Projects and Plans.  

There is only one policy in this chapter applicable to this application: 
 



Staff Report & Recommendation to Planning Commission – File Nos. Z0247-25 & Z0248-25 Page 15 

5.F.6 Require changes in land use plan designation and zoning designation to comply with 
the Transportation Planning Rule [Oregon Administrative Rules (OAR) 660-012-0060]. 

 
The applicant’s submitted traffic analysis, which was completed by a licensed engineer, finds 
that with this proposal, the TPR criteria outlined in OAR 660-012-0060 and Policy 5.F.6 are 
satisfied; the existing transportation infrastructure is considered sufficient to accommodate the 
proposed zone change; and no mitigation is required or recommended. Staff from County 
Engineering concur with the findings from the traffic analysis (see Exhibit 3).   
 

This application is consistent with Chapter 5. 
 
Chapter 6 Housing: This Chapter outlines policies addressing housing policies related to meeting 
the needs of all the county’s populations.  

Because this proposal would allow for wider variety of housing formats and affordability levels, 
including independent or assisted senior housing, apartments, or other attached housing types that 
are not feasible under the current R-10 zoning, it directly supports the following goals and policies 
in Chapter 6:  

• Housing Goal 2 – Encourage development that will provide a range of choices in housing type, 
density, and price throughout the County 

• Policy 6.B.6 - Provide for increased capacity for multifamily development in the urban area. 

• Policy 6.D.1 - Encourage growth in areas where public services can be economically provided, 
 
This application is consistent with Comprehensive Plan Chapter 6. 
 
Chapter 11 The Planning Process: The purpose of this Chapter is to establish a framework for 
land use decisions that will meet the needs of Clackamas County residents, recognize the 
County's interrelationships with its cities, surrounding counties, the region, and the state, and 
insure that changing priorities and circumstances can be met.  

There is only one policy in this chapter applicable to this application: 
 

11.A.1 Participate in interagency coordination efforts with federal, state, Metro, special purpose 
districts and cities. The County will maintain an updated list of federal, state and 
regional agencies, cities and special districts and will invite their participation in plan 
revisions, ordinance adoptions, and land use actions which affect their jurisdiction or 
policies. 

 
Notice of this application has been provided to all appropriate agencies and parties, and advertised 
public hearings before the Planning Commission and the Board of County Commissioners provide 
an adequate opportunity for interagency coordination of this proposed Comprehensive Plan map 
amendment and demonstrates compliance with this policy.  

This application is consistent with Chapter 11. 
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D. Zoning & Development Ordinance (ZDO)  
 
Section 1202, Zone Changes, provides standards, criteria, and procedures under which a change 
to the County’s zoning map may be approved. Staff has reviewed the subsections of Section 1202 
relevant to this application and makes the following findings. 
 
Section 1202.02, Submittal Requirements 
Section 1202.02 lists the information that must be included in a complete application for a zone 
change. 

 
The application was initially submitted on June 23, 2025, and deemed incomplete. The applicant 
submitted additional materials on September 17, 2025, and the application was deemed complete 
that same day.   

 
Section 1202.03, General Approval Criteria 
Section 1202.01 states that a zone change may be allowed, after a hearing conducted pursuant to 
Section 1307, if the applicants provide evidence substantiating the following criteria found in 
Subsection 1202.03 are met. 

 
Subsection 1202.03(A): The proposed zone change is consistent with the applicable goals and 
policies of the Comprehensive Plan. 
 

Findings against the relevant Comprehensive Plan policies are detailed in Section III.C of this 
Staff Report (pages 13 to 15). Based on those findings and the findings provided by the 
applicant, staff finds that the proposed zone change is compliant with all relevant goals and 
policies in the Comprehensive Plan. 
 
This application is consistent with Subsection 1202.03(A). 

 
Subsection 1202.03(B): If development under the proposed zoning district designation has a 
need for any of the following public services, the need can be accommodated with the 
implementation of the applicable service provider’s existing capital improvement plan: sanitary 
sewer, surface water management, and water. The cumulative impact of the proposed zone 
change and development of other properties under existing zoning designations shall be 
considered. 
 
Development that could occur on the subject site under this proposal will need sanitary sewer, 
surface water management, and water services. The subject site is located in the Oak Lodge 
Sanitary and Water District which provides sewer, water, and surface water facilities and services 
in the area. The applicant has submitted a Preliminary Statement of Feasibility signed by a 
representative of Oak Lodge indicating that adequate sewer, water, and surface water facilities 
are available or can be made available through improvements completed by the district or 
developer. 
 
This application is consistent with 1202.03(B). 

Subsection 1202.03(C): The transportation system is adequate and will remain adequate with 
approval of the proposed zone change. For purposes of this criterion: 

1. Adequate means a maximum volume-to-capacity ratio (v/c), or a minimum level of 
service (LOS), as established by Comprehensive Plan Tables 5-2a, Motor Vehicle 
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Capacity Evaluation Standards for the Urban Area, and 5-2b, Motor Vehicle Capacity 
Evaluation Standards for the Rural Area. 
 

2. The evaluation of transportation system adequacy shall be conducted pursuant to the 
Transportation Planning Rule (Oregon Administrative Rules 660-012- 0060). 
 

3. It shall be assumed that the subject property is developed with the primary use, allowed 
in the proposed zoning district, with the highest motor vehicle trip generation rate. 
 

4. The methods of calculating v/c and LOS are established by the Clackamas County 
Roadway Standards. 
 

5. The adequacy standards shall apply to all roadways and intersections within the impact 
area of the proposed zone change. The impact area shall be identified pursuant to the 
Clackamas County Roadway Standards. 
 

6. A determination regarding whether submittal of a transportation impact study is required 
shall be made based on the Clackamas County Roadway Standards, which also 
establish the minimum standards to which a transportation impact study shall adhere. 
 

7. Notwithstanding Subsections 1202.03(C)(4) through (6), motor vehicle capacity 
calculation methodology, impact area identification, and transportation impact study 
requirements are established by the ODOT Transportation Analysis Procedures Manual 
for roadways and intersections under the jurisdiction of the State of Oregon. 
 

Subsections 1202.03(C)(1) to (7) define what is meant by an “adequate” transportation system. 
The applicant’s traffic study, which was completed by a licensed engineer,  
 
The applicant’s submitted traffic analysis, which was completed by a licensed engineer, finds that 
with this proposal, the TPR criteria outlined in OAR 660-012-0060 are satisfied; the existing 
transportation infrastructure is considered sufficient to accommodate the proposed zone change; 
and no mitigation is required or recommended. Staff from County Engineering concur with the 
findings from the traffic analysis (see Exhibit 3).  
 

 This application can be consistent with 1202.03(C). 

Subsection 1202.03(D): Safety of the transportation system is adequate to serve the level of 
development anticipated by the proposed zone change. 

   
The applicant’s traffic study included a crash history review for the segment of SE River Road 
near the site and for the intersection at SE River Road and SE Torbank Road. The analysis 
covered the most recent five-year period (2019–2023) using data from the Oregon Department of 
Transportation’s Crash Data System. Three crashes were reported within this study area, all of 
which were identified as isolated incidents that do not indicate a pattern of concern or systemic 
safety deficiency. There were no fatal crashes, and no crash clusters or repeat conflict types were 
identified. The crash frequency and types are consistent with what would be expected on similar 
minor arterial corridors with mixed uses residential and institutional uses.  

The applicant also provided a supplemental analysis, dated Sept 12, 2025, to address the safety 
of the system, specifically as it related to the condition of approval in Planning File Z0148-09-D. 
As noted previously, in 2009, the county approved a “master plan” for a multi-phased campus for 
Rose Villa, which limited the campus development to the west side of SE River Rd. due primarily 
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to access and pedestrian safety concerns. File Z0148-09-D included the following condition that 
references one of the subject properties in this application:  

6) The applicant shall meet or exceed the plans, goals, and time lines associated with 
the elimination of the East Property Operations, provided in the narrative on page eight 
of the June 2, 2009, submittal.  

 
In this supplemental analysis, applicant’s traffic engineer noted the following:  

“Conditions along River Road have changed considerably since 2009 when the master plan was 
approved. Below is a summary and timeline of the relevant changed:  

1. Rose Villa development on the west side of River Troad reduced direct driveway access to only 
two locations, with meet applicable access spacing standards. Frontage improvements were 
constructed in 2015 that established the current configuration. 

2. The marked pedestrian crossing on River Road at the Torbank Road intersection was 
upgraded with a rectangular rapid flashing beacon (RRFB) in 2015. 

3. Beginning in 2015 and then completed in 2020, access control was established on the 
southeast corner of the intersection of River Road and Torbank Toad with construction of a 
new curb and sidewalk. 

4. The speed zone on River Road from the north end of the site south to Courtney Avenue was 
reduced from 35 mph to 30 mph by an ODOT speed zone order in 2021. 

5. The intersection of Courtney Avenue at River Road south of the site was converted to an all-
way stop control in 2024. This improvement has helped control speed in the neighborhood and 
also serves to meter northbound traffic along the Rose Villa frontage.” 

 
The transportation engineer concludes: “as summarized above, the changes along River Road 
since the approval of the master plan and the adoption of condition #6 above have significantly 
improved transportation safety and operations in the neighborhood that support the removal of 
condition #6.” And “because River Road now meets current design and safety standards, it is no 
longer necessary to move all Rose Villa operations to the west side of River Road.” Staff concurs 
and finds that the removal of condition # 6 in planning file Z0148-09-D is warranted.  

 This application is consistent with 1202.03(D). 
 
 
 
 
 
 
 
 

 
 
 

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

503-742-4545: ¿Traducción e interpretación? |Требуется ли вам устный или письменный 
перевод? |翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역? 
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NOTICE OF PUBLIC HEARINGS BEFORE THE PLANNING COMMISSION AND THE 
BOARD OF COUNTY COMMISSIONERS ON A PROPOSAL IN YOUR AREA 

Date of Mailing of this Notice: October 20, 2025 
Notice Sent to: Applicant; property owners within 300 feet of the subject property; and applicable cities, Community Planning Organizations 
(CPOs), special districts, and government agencies 

Please note that the Planning Commission is holding land use public hearings virtually using the Zoom platform, and that the Board of 
County Commissioners is holding land use public hearings both in person and virtually using the Zoom platform.  

PLANNING COMMISSION HEARING: 

     Hearing Date & Time:  
     Monday, November 24, 2025, 
     at 6:30pm 

How to Attend via Zoom:  
One week prior to the hearing, a Zoom link to the public hearing and details on how to 
observe and testify online or by telephone will be available on our website:  
https://www.clackamas.us/planning/planning-commission 

BOARD OF COUNTY COMMISSIONERS HEARING: 

     Hearing Date & Time:  
     Tuesday, December 9, 2025, 
     at 11:00am 

In-Person Hearing Location: 
BCC Hearing Room (4th Floor), 2051 Kaen Rd, Oregon City, 97045 

How to Attend via Zoom: 
One week prior to the hearing, a Zoom link to the public hearing and details on how to 
observe and testify online or by telephone will be available on our website:  
www.clackamas.us/meetings/bcc/landuse 

Planning File Numbers:  Z0247-25 and Z0248-25 

Applicant(s): Thuy Cao; Harper Houf Peterson Righellis, Inc 

Property Owner(s): Rose Villa Inc 

Proposal:  A Comprehensive Plan map amendment to change the land use plan designation for the subject properties from Low Density 
Residential (LDR) to High Density Residential (HDR), with a corresponding zone change from Urban Low Density Residential (R-10) to 
High Density Residential (HDR). Proposal includes a request to remove a condition in file Z0148-09, which limits the ability for Rose Villa 
to develop on the east side of SE River Rd. No development is proposed with this application. 

Subject Tax Lot:  T2S, R1E, Section 02DA Tax Lots 03400 & 03500 

Situs Address:  1802 SE Torbank Rd & 13614 SE River Rd  

Location of Subject Property:  On the southeast corner of SE River Rd and SE Torbank Rd. 

Area of Subject Property: Approximately 1.15 acres 

Current Zoning:  Urban Low Density Residential (R-10) 

Approval Criteria: Statewide Planning Goals; Clackamas County Comprehensive Plan; Metro Urban Growth Management 
Functional Plan; and Clackamas County Zoning and Development Ordinance (ZDO) Sections 202, 315, 1202, and 1307. 

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: 
ORS CHAPTER 215 REQUIRES THAT IF YOU RECEIVE THIS NOTICE, IT MUST PROMPTLY BE FORWARDED TO THE 

PURCHASER. 

Clackamas County Planning and Zoning Division 
Department of Transportation and Development 
Development Services Building 
150 Beavercreek Road  |  Oregon City, OR 97045 
503-742-4500  |  zoninginfo@clackamas.us
www.clackamas.us/planning
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HOW TO OBTAIN ADDITIONAL INFORMATION 

Staff Contact:  Martha Fritzie, Principal Planner (Tel: 503-742-4529, Email: mfritzie@clackamas.us) 

A copy of the entire application, all documents and evidence submitted by or on behalf of the applicant, and applicable criteria are 
available for inspection at no cost. In addition, a staff report on the application will be available for inspection at no cost at least seven 
days prior to the Planning Commission hearing. Hard copies of documents will be provided at reasonable cost. You may inspect or 
obtain these materials by: 

1. Emailing or calling the staff contact, Martha Fritzie (see above);
2. Visiting the Planning & Zoning Division, at the address shown at the top of the first page of this notice, during regular business hours,

which are Monday-Thursday, 8:00am to 4:00pm; or
3. Online at https://aca-prod.accela.com/CLACKAMAS.  After selecting the “Planning” tab, enter the File Number to search.  Select

Record Info and then select “Attachments” from the dropdown list, where you will find the submitted application.

Community Planning Organization for Your Area:   
The following recognized Community Planning Organization (CPO) has been notified of this application and may develop a 
recommendation. You are welcome to contact the CPO and attend their meeting on this matter, if one is planned. If this CPO currently is 
inactive and you are interested in becoming involved in land use planning in your area, please contact the Community Involvement Office 
at 503-655-8552. CPO: Oak Grove Community Council, Valerie Chapman, contact@oakgrovecpo.com 

HOW TO SUBMIT TESTIMONY ON THIS APPLICATION 

▪ All interested parties are invited to attend the Zoom hearings remotely online or by telephone, and to attend the Board of
County Commissioners’ hearing in person. They will be provided with an opportunity to testify orally, if they so choose. One
week prior to each hearing, additional instructions will be available online as explained on the first page of this notice.

▪ Written testimony received by November 11, 2025, will be considered by staff prior to the issuance of the staff report and
recommendation on this application. However, written testimony will continue to be accepted until the record closes, which may occur
as soon as the conclusion of the Board of County Commissioners’ hearing.

▪ Written testimony may be submitted by email, fax, regular mail, or hand delivery. Please include the case file numbers (Z0247-25 &
Z0248-25) on all correspondence and address written testimony to the staff contact who is handling this matter (Martha Fritzie).

▪ Testimony, arguments, and evidence must be directed toward the approval criteria identified on the first page of this notice. Failure to
raise an issue at the hearing or by letter prior to the close of the record, or failure to provide statements or evidence sufficient to
afford the Board of County Commissioners and the parties involved an opportunity to respond to the issue, precludes an appeal to
the Oregon Land Use Board of Appeals based on that issue.

▪ Written notice of the Board of County Commissioners’ decision will be mailed to you if you submit a written request and provide a
valid mailing address.

PROCEDURE FOR THE CONDUCT OF THE HEARINGS 

The following procedural rules have been established to allow orderly public hearings: 

1. The length of time given to individuals speaking for or against an item will be determined by the Chair presiding over the hearing prior
to the item being considered.

2. A spokesperson representing each side of an issue is encouraged.

3. Prior to the conclusion of the evidentiary hearing, any participant may request an opportunity to present additional evidence,
arguments, or testimony regarding the application. The Planning Commission or the Board of County Commissioners may either
continue the hearing or leave the record open for additional written evidence, arguments, or testimony.

4. The Planning Commission will make a recommendation to the Board of County Commissioners on the application. The Board of
County Commissioners is the final decision-maker for Clackamas County on this matter

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

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

翻译或口译？| Cấn Biên dịch hoặc Phiên dịch? | 번역 또는 통역?
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HHPR JOB NUMBER – RVI-01 

Rose Villa Senior Living Comp Plan/Rezone 
Land Use Application Narrative 

Type III Review – Comprehensive Plan Map Amendment and Zone Change 

Property Owner: RoseVilla Senior Living (Attn: Jim Willeford) 
13505 SE River Road 
Portland, OR 97222 
JWilleford@rosevilla.org 
(971) 707-8510

Applicant: Thuy Cao, AICP 
Harper Houf Peterson Righellis, Inc. 
205 SE Spokane Street, Suite 200 
Portland, OR 97202 
thuyc@hhpr.com 
(503) 221-1131 ext. 154

Site Address: 1802 SE Torbank Road and 13614 SE River Road 

Tax Lots: Tax Map 21E02DA Tax Lot 3400 and 3500 

Site Size: 1.19 acres 

Zoning: R-10

Summary of Request: Proposal to rezone two properties adjacent to the existing Rose Villa 
Senior Living campus from R-10 to HDR for future redevelopment, 
including the request to remove Condition #6 in Z0148-09. 

Date: August 29, 2025 
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ATTACHMENTS 
 

1. Land Use Application 

2. Site Plan 

3. Tax Map 

4. Preliminary Statement of Feasibility 

5. Transportation Impact Study   
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I. BACKGROUND 

SUMMARY 

The owners are requesting a comprehensive map amendment and zone change for two properties adjacent 
to the existing Rose Villa Senior Living campus from Low Density Residential (R-10) to High Density 
Residential (HDR). The project site is approximately 1.19 acres in size and consists of two properties located 
at 1802 SE Torbank Road and 13614 SE River Road (Tax lots 3400 and 3500). 
 

PLANNING CONTEXT 

The project site is located at 1802 SE Torbank Road and 13614 SE River Road in unincorporated Clackamas 
County, directly adjacent to the existing Rose Villa Senior Living campus. The two properties—Tax Lots 3400 
and 3500—total approximately 1.19 acres and are currently zoned R-10 (Low Density Residential), with a 
corresponding Comprehensive Plan designation of Low Density Residential. The site is bound to the west 
by SE River Road, a minor arterial roadway, and to the north by SE Torbank Road, classified as a local street. 
The existing built context includes the Rose Villa campus to the west, and additional single-family lots 
surrounding the two properties. The properties are currently developed with residential structures and 
accessory buildings. 
 
The applicants are seeking a Comprehensive Plan Map Amendment and Zone Change to re-designate the 
properties from Low Density Residential to High Density Residential (HDR). This change is intended to 
facilitate the future expansion of the Rose Villa Senior Living community and accommodate additional 
senior-oriented housing. The subject site meets multiple policy criteria outlined in the Clackamas County 
Comprehensive Plan for HDR designation, including proximity to a minor arterial (SE River Road), adjacency 
to an established employment and services center (Rose Villa), and the absence of mapped natural hazards. 
The zone change proposal is also supported by a comparative trip generation analysis demonstrating that 
the projected increase in vehicle trips falls below the threshold considered a significant effect under the 
Oregon Highway Plan and Transportation Planning Rule (OAR 660-012-0060). 
 
Vicinity Map 

  

Subject properties 
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II. RESPONSE TO APPROVAL CRITERIA 

STATEWIDE PLANNING GOALS 

Goal 1. Citizen Involvement 
Local governments must provide opportunities for meaningful public involvement in land use planning, 
including notice, access to information, and the ability to participate in public hearings. 
 

Response: This proposal is being processed as a Type III land use application by Clackamas County and is 
therefore subject to public notice and hearings before the Planning Commission and Board of County 
Commissioners. The applicants have already participated in a pre-application conference and will respond 
to public and agency comments throughout the process. This ensures compliance with Goal 1 by providing 
multiple opportunities for public input. 
 
 
Goal 2. Land Use Planning 
Land use decisions must be based on coordinated planning and an adequate factual base. Comprehensive 
Plan amendments and zone changes must be justified with supporting evidence and coordination with 
affected agencies. 
 

Response: The proposed zone change and Comprehensive Plan amendment are supported by a 
coordinated and fact-based land use application. This includes utility feasibility statements, a 
Transportation Planning Rule (TPR) analysis, and compliance findings with the County’s Comprehensive 
Plan and Metro Functional Plan. Service providers and County staff have been engaged through the pre-
application process, ensuring inter-agency coordination. Therefore, the application satisfies the procedural 
and substantive requirements of Goal 2. 
 
 
Goal 10. Housing 
This goal requires local jurisdictions to provide for an adequate number of housing units and to encourage 
the efficient use of buildable land within urban growth boundaries. OAR 660-007 and 660-008 define the 
standards for determining compliance with Goal 10. 
 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) directly supports Goal 10 by enabling a greater number 
of housing units on a site that is already served by urban services and located within the Metro Urban 
Growth Boundary. The subject site is 1.19 acres and could accommodate approximately 29 units under the 
proposed HDR zoning, compared to a maximum of 6 units under the existing R-10 zoning. This represents 
a more efficient use of land that aligns with the intent of Goal 10 to maximize housing production within 
designated urban areas. 
 
Furthermore, the proposed HDR designation is consistent with local and regional efforts to expand housing 
choice, density, and affordability, particularly for seniors. As an extension of the Rose Villa Senior Living 
campus, the project will likely offer housing types specifically designed for the aging population, 
contributing to a balanced and inclusive housing supply that meets the needs of diverse household types 
and income levels. The proposal does not reduce housing capacity and instead supports Clackamas 
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County's obligation under Goal 10 to ensure adequate buildable land for housing development across the 
full range of needed housing types. 
 
 
Goal 11. Public Facilities and Services 
Development must be served by adequate public facilities and services (e.g., sewer, water, storm drainage), 
and those services must be planned and coordinated in an efficient, cost-effective manner. 
 

Response: A Preliminary Statement of Feasibility from the Oak Lodge Water Services District (OLWSD) 
confirms that sanitary sewer, potable water, and surface water management systems have capacity to 
serve the proposed HDR development. The site is within an existing service area and no extraordinary 
improvements are required. The project complies with Goal 11 by demonstrating the availability and 
efficiency of public facilities consistent with adopted service provider plans. 
 
 
Goal 12. Transportation 
The applicant will be required to submit a traffic study or similar evidence to demonstrate compliance with 
requirements of the Transportation Planning Rule (TPR), found in Oregon Administrative Rules 660-012-
0060, as well as the requirements of ZDO Section 1202.03 and Chapter 5 of the Comprehensive Plan. 
 

Response: The applicant has prepared a Transportation Planning Rule (TPR) analysis evaluating the 
potential impact of the proposed zone change from Low Density Residential (R-10) to High Density 
Residential (HDR) on the surrounding transportation network. The analysis compares a reasonable worst-
case development scenario under both zoning designations and concludes that the proposed HDR zoning 
would generate a net increase of 152 weekday trips, which falls below the 400-trip threshold used by the 
Oregon Highway Plan to define a “significant effect.” The report also includes a crash history review for the 
SE River Road and SE Torbank Road intersection and surrounding segment. Only three crashes were 
reported over a five-year period, none of which indicate a pattern of safety concerns. Based on this data, 
the report finds that the proposed zone change will not degrade transportation performance or safety and 
that no mitigation is required. Therefore, the application complies with Goal 12, the Transportation 
Planning Rule, ZDO Section 1202.03(C) and (D), and relevant policies in Chapter 5 of the Clackamas County 
Comprehensive Plan. The existing transportation infrastructure is adequate to support the modest increase 
in traffic associated with the proposed residential density. 
 
(Goals 3–9 and Goals 13–19 are not applicable to this proposal as the site is within the UGB, not designated 
for agricultural, forest, or natural resource protection, and does not involve coastal, recreational, or energy 
planning.) 
 

OREGON REVISED STATUES (ORSs) 

Response: This application is consistent with the relevant provisions of ORS Chapter 197 (Comprehensive 
Land Use Planning Coordination), including: 
 

• ORS 197.175(2)(a), which requires local governments to carry out their duties under the Statewide 
Planning Goals through comprehensive plans and implementing regulations. 
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• The proposed map amendment and zone change are supported by findings that demonstrate 
consistency with both the Statewide Goals and the County’s acknowledged Comprehensive Plan 
and Development Ordinance. 

 
 

OREGON ADMNISTRATIVE RULES (OARs) 

Response: The application complies with the following from the OARs: 
 

• OAR 660-012-0060 (Transportation Planning Rule). A formal TPR analysis was completed and 
demonstrates that the proposed zone change will not significantly affect the transportation system 
as defined under the rule. The projected net increase in daily trips falls well below the 400-trip 
threshold that would require mitigation, and all studied intersections continue to meet 
performance standards. The County, Metro, and ODOT policies are fully addressed in the 
accompanying analysis. 

 

• OAR 660-007 and 660-008 (related to Goal 10 implementation). These rules guide housing planning 
and coordination within the Portland Metropolitan Urban Growth Boundary. The proposed HDR 
designation increases residential capacity on underutilized land and supports the provision of age-
friendly and special needs housing, consistent with these administrative rules. 

 
 

METRO URBAN GROWTH MANAGEMENT FUNCTION PLAN (UGMFP) 

Title 1: Housing Capacity 
To ensure local jurisdictions maintain or increase housing capacity sufficient to accommodate projected 
regional population growth and housing needs. 
 
Response: The proposed zone change from R-10 to HDR on the 1.19-acre subject site is consistent with 
Title 1 because it increases overall residential capacity within the existing Urban Growth Boundary (UGB). 
The current R-10 zoning permits only approximately four to five housing units across both parcels. The HDR 
designation will allow development of approximately 29 senior-oriented units, significantly expanding 
capacity in a way that addresses the housing needs of an aging population. 
 
The site is adjacent to the Rose Villa Senior Living campus, a long-established community serving a broad 
spectrum of senior residents. This proposal supports Metro’s Title 1 goal by creating opportunities for infill 
development in a location with existing infrastructure and services. The proposed units will not displace 
existing households and are located on parcels already developed with low-intensity, aging residential 
structures. Therefore, the proposed amendment not only maintains but enhances the region’s ability to 
meet future housing demand, particularly for age-friendly and accessible housing. 
 
Title 12: Protection of Residential Neighborhoods 
To protect the livability and stability of existing residential neighborhoods, with special attention to 
preventing displacement, increasing equitable access to housing, and preserving neighborhood character. 
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Response: The proposed HDR designation supports the objectives of Title 12 by providing new senior 
housing options without displacing existing households. The two subject properties are directly adjacent to 
Rose Villa and are currently underutilized, containing one single-family home and accessory structures. The 
proposed development will introduce compatible residential uses designed for aging residents and 
integrated into the existing senior community. 
 
The zone change does not compromise the character or livability of the surrounding area. The project site 
fronts SE River Road, a minor arterial capable of supporting moderate increases in traffic, and avoids 
burdening local residential streets. Senior housing is a low-impact use, with trip generation rates and noise 
levels lower than typical market-rate multifamily developments. In addition, the expanded housing options 
for older adults within an established senior community directly align with Metro’s goals for equitable and 
inclusive neighborhoods. The proposed amendment also enhances neighborhood stability by providing 
long-term housing options for aging residents who may otherwise need to relocate outside the community. 
By supporting aging in place and co-location of services, this proposal contributes to a more resilient, 
inclusive residential neighborhood. 
 
 

COMPREHENSIVE PLAN (COMP PLAN) 

CHAPTER 2 – CITIZEN INVOLVEMENT 
 
Policy 2.A.1 
Require provisions for opportunities for citizen participation in preparing and revising local land use plans 
and ordinances. Insure opportunities for broad representations, not only of property owners and Countywide 
special interests, but also of those persons within the neighborhood or areas in question. 
 
Finding: The applicant has met citizen involvement requirements by engaging in the County’s public land 
use process, including participation in a pre-application conference and preparation of a Type III application 
that will be subject to public notice and hearing procedures. Nearby residents and Community Planning 
Organizations (CPOs) will be notified and given the opportunity to comment on the proposed zone change, 
consistent with Clackamas County’s citizen involvement policies. 
 

CHAPTER 3 – NATURAL RESOURCES AND HAZARDS 
 
Policy 3.A.1 
Maintain rivers and streams in their natural state to the maximum practicable extent through sound water 
and land management practices. Consideration shall be given to natural, scenic, historic, economic, cultural, 
and recreational qualities of the rivers and adjacent lands. 
 
Policy 3.A.3 
Apply erosion and sediment reduction practices in all river basins to assist in maintaining water quality. 
Existing riparian vegetation along streams and river banks should be retained to provide fisheries and 
wildlife habitat, minimize erosion and scouring, retard water velocities, and suppress water temperatures. 
 
Finding: There are no mapped water quality resource areas or protected natural features on the subject 
site. The proposed rezone does not conflict with policies intended to protect riparian buffers, water quality, 
or significant natural resources  
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CHAPTER 4 – LAND USE 
 
Policy 4.U.1 
The following areas may be designated High Density Residential when at least the first three criteria are 
met: 
 4.U.1.1 – Areas located either adjacent to or within proximity to major shopping centers,   

employment concentrations, and/or major transit centers. 
 

4.U.1.2 – Areas with access to a street designated as a major or minor arterial or collector. Siting 
should not result in significant traffic increase on local streets serving low density residential areas. 

 
4.U.1.3 – Areas free from known geologic hazards, flooding, or soils subject to slippage. 

 
4.U.1.4 – Areas adjacent to permanently protected open space or bodies of water as long as the 
above criteria are applicable. 

 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) for two properties located at 1802 SE Torbank Road 
and 13614 SE River Road (Tax Lots 3400 and 3500) is consistent with Clackamas County Comprehensive 
Plan Chapter 4, Policy 4.U.1. This policy permits HDR designations where at least the first three criteria are 
met: 
 
4.U.1.1 – Proximity to Employment Concentrations or Major Transit Centers 
The subject site is directly adjacent to the Rose Villa Senior Living campus, an established and expanding 
senior residential and care facility that functions as a local employment center. Rose Villa offers a wide 
range of jobs in healthcare, administration, and operations, making it a suitable anchor for increased 
residential density. The site is also within walking distance of transit service along SE River Road, with 
connections to commercial and employment centers in Milwaukie and along the McLoughlin Boulevard 
corridor. 
 
4.U.1.2 – Access to a Major or Minor Arterial or Collector 
The site has direct access to SE River Road, which is classified as a minor arterial. While SE Torbank Road, 
located along the northern edge of the site, is a local street, the project does not propose new access from 
SE Torbank. Access and circulation are expected to rely on SE River Road, thereby avoiding additional traffic 
burden on local residential streets. A Transportation Planning Rule (TPR) compliance analysis was prepared 
for this proposal and confirms that the zone change would result in a projected increase of only 152 daily 
trips—well below the 400-trip threshold used by the Oregon Highway Plan to define a “significant effect.” 
Therefore, the proposed designation is not expected to create significant traffic impacts on surrounding 
local streets. 
 
4.U.1.3 – Free from Known Hazards or Constraints 
The site is not located within a mapped floodplain or wetland and is not subject to known geologic hazards 
or soils prone to slippage, as confirmed by the Oregon State Wetland Inventory and DOGAMI hazard 
mapping. The site is considered free from natural development constraints and suitable for higher density 
residential development. 
 
4.U.1.4 – Adjacent to Permanently Protected Open Space or Water Bodies 
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While not adjacent to protected open space or water bodies, this criterion is not mandatory. The proposal 
meets the first three criteria and is therefore eligible for High Density Residential designation under Policy 
4.U.1. 
 
The proposed amendment is consistent with Policy 4.U.1 of the Comprehensive Plan, which allows HDR 
designations in areas that are well-served by transportation infrastructure, proximate to employment and 
services, and free from natural hazards. The zone change supports the County’s broader housing and land 
use goals by facilitating a logical extension of the Rose Villa Senior Living campus. 
 
 

CHAPTER 5 – TRANSPORTATION SYSTEM PLAN 
 
Policy 5.F.6 
Require changes in land us plan designation and zoning designation to comply with the Transportation 
Planning Rule “TPR” (Oregon Administrative Rules (OAR) 660- 012-0060). 

 
Response: A Transportation Planning Rule (TPR) compliance analysis has been prepared for this application 
to evaluate the potential impacts of the proposed zone change on the surrounding transportation system. 
The analysis compares the reasonable worst-case development scenario under the current R-10 zoning (6 
residential units) with that of the proposed High Density Residential (HDR) zoning (29 residential units). The 
study estimates that full build-out under the HDR designation would generate a net increase of 
approximately 152 weekday trips, including 9 AM peak hour and 12 PM peak hour trips. This increase falls 
well below the 400 daily trip threshold identified in the Oregon Highway Plan (OHP) as constituting a “small 
increase” in traffic that does not trigger a significant effect under the TPR. Additionally, the proposed zone 
change will not alter the functional classification of any transportation facilities, degrade performance 
below adopted mobility targets, or create inconsistencies with existing transportation system plans. 
 
Based on this analysis, the proposed amendment complies with the Transportation Planning Rule and 
satisfies Policy 5.F.6. No mitigation is required or recommended, and the existing transportation 
infrastructure is considered sufficient to accommodate the proposed zone change. 
 
Prior approvals for the Rose Villa Master Plan (Z0148-09-D, 2009) included Condition #6 requiring the 
eventual elimination of operations on the east side of River Road. This condition was tied to transportation 
safety concerns related to multiple direct access points and pedestrian crossings of SE River Road. Since 
that time, significant infrastructure and safety improvements have occurred, including consolidation of 
campus driveways to two access points meeting spacing standards, installation of a rectangular rapid 
flashing beacon at the Torbank crossing, new curb and sidewalk treatments, a speed reduction from 35 
mph to 30 mph, and an all-way stop at River Road/Courtney Avenue. Collectively, these changes address 
the original safety concerns that gave rise to Condition #6. A Transportation Planning Rule (TPR) addendum 
prepared by Lancaster Mobley (August 19, 2025) concludes that the transportation system is now adequate 
and safe to support future development, and that Condition #6 is no longer warranted. This application 
therefore requests removal of Condition #6 as part of the proposed amendment. 
 
 

CHAPTER 6 -- HOUSING 
 
Policy 6.A.1 
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Encourage development that will provide a range of choices in housing type, design, and price and rent level 
throughout the urban areas of the County.  
 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) directly supports this policy by enabling a more efficient 
use of a 1.19-acre site adjacent to existing infrastructure and services. The HDR designation allows for 
increased residential density, which can support a wider variety of housing formats and affordability 
levels—including independent or assisted senior housing, apartments, or other attached housing types. 
These forms of development are not feasible under the current R-10 zoning. This proposal also advances 
housing choice for older adults and individuals with fixed or moderate incomes, in alignment with the 
ongoing evolution of the Rose Villa Senior Living campus. By facilitating additional housing units in a location 
already served by transit and services, the amendment helps meet County goals for equitable and diverse 
housing opportunities in an urban context. 
 

Policy 6.A.7 
Encourage a wide range of housing alternatives for the elderly or handicapped. 
 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) directly supports this policy by enabling the expansion 
of the Rose Villa Senior Living campus. Rose Villa is an established residential and care community for older 
adults, offering a continuum of housing and supportive services that accommodate a wide range of 
physical, cognitive, and lifestyle needs. Rezoning the adjacent properties will allow for the creation of 
additional age-friendly housing options, including independent living, assisted living, and accessible 
residential units—housing types that are critical to addressing the evolving needs of Clackamas County’s 
aging population. The proposal promotes inclusive, senior-oriented development in a walkable, transit-
accessible location, and contributes to a diverse and adaptable housing stock for vulnerable populations. 
Therefore, the proposed amendment is consistent with and advances the objectives of Policy 6.A.7 by 
encouraging intentional and context-sensitive expansion of housing alternatives for elderly and disabled 
residents. 
 
 

CHAPTER 7 – PUBLIC FACILITIES AND SERVICES 
 
Policy 7.A.1 
Recognize County responsibility for operating, planning and regulating wastewater systems as designated 
in the approved Sewerage Facilities Master Plan. 
 
Policy 7.A.2 
Recognize that Clackamas County Service District No. 1, Tri-City Service District, Oak Lodge Sanitary District, 
the Unified Sewerage Agency and the City of Portland have responsibility for operating, planning, and 
regulating wastewater systems as designated in the approved Sewerage Facilities Master Plan. 
 
Finding: The subject site is located within the service area of Oak Lodge Water Services District (OLWSD), 
the entity responsible for the planning, regulation, and operation of wastewater services for this portion of 
unincorporated Clackamas County. This structure is recognized in the County’s Sewerage Facilities Master 
Plan, which designates specific service providers for defined geographies within the Urban Growth 
Boundary. A Preliminary Statement of Feasibility from OLWSD confirms that sufficient wastewater capacity 
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exists to support development under the proposed High Density Residential (HDR) zoning. As such, the 
proposed zone change is consistent with Policies 7.A.1 and 7.A.2, ensuring wastewater needs will be met 
through a coordinated and approved service structure.  
 
 

CHAPTER 8 – ECONOMIC DEVELOPMENT 
 
Policy 8.A.3 
Facilitate the efficient operation of existing firms in the urban area by giving high priority to equality in public 
services including law enforcement, water service and fire protection, storm drainage, sewer, transit, 
pedestrian and bike access, road maintenance, and traffic access and circulation. 
 
Finding: The Rose Villa campus is a well-established institution and employer in the Oak Grove area. The 
proposed zone change will facilitate campus expansion and operational efficiency by co-locating new 
senior housing adjacent to existing facilities. The site is fully served by sewer, water, and transportation 
infrastructure, aligning with the intent of Policy 8.A.3. 
 
 

ZONING AND DEVELOPMENT ORDINANCE (ZDO) 

ZDO SECTION 1202 (ZONE CHANGES) 
 
1202.03 General Approval Criteria 
 

A zone change requires review as a Type III or IV application pursuant to Section 1307, Procedures, and shall 
be subject to the following standards and criteria: 
 

A. The proposed zone change is consistent with the applicable goals and policies of the 
Comprehensive Plan. 

Response: The proposed zone change from Low Density Residential (R-10) to High Density Residential (HDR) 
is consistent with the applicable goals and policies of the Clackamas County Comprehensive Plan, as 
required under ZDO Section 1202.03(A). The proposed amendment supports Chapter 4, Policy 4.U.1, which 
establishes criteria for areas eligible for HDR designation. The subject site meets the required criteria by 
being adjacent to an employment concentration (Rose Villa Senior Living campus), having direct access to 
a minor arterial (SE River Road), and being free from mapped environmental hazards such as floodplains or 
unstable soils. 
 
The proposal also aligns with Chapter 5, Policy 5.F.6, and satisfies the Transportation Planning Rule (OAR 
660-012-0060), as demonstrated by a submitted traffic analysis showing a projected net increase of only 
152 daily vehicle trips—well below the threshold for a significant effect. 
 
Additionally, the proposal supports housing goals in Chapter 6, including Policy 6.A.1, which encourages a 
diverse range of housing types and densities, and Policy 6.A.7, which promotes housing alternatives for the 
elderly and persons with disabilities. The proposed HDR zoning will facilitate senior-oriented housing 
options as part of Rose Villa’s expansion, helping meet community needs for accessible and age-friendly 
housing. 
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Finally, the proposed amendment is consistent with Statewide Planning Goals 10 (Housing) and 12 
(Transportation), both of which are mirrored in the Comprehensive Plan and are further supported by the 
project’s location, density potential, and minimal transportation impact. Therefore, the proposed zone 
change is consistent with the County’s Comprehensive Plan as required by ZDO Section 1202.03(A). 

 
B. If development under the proposed zoning district designation has a need for any of the 

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

Response: The subject properties are located within the service boundaries of Oak Lodge Water Services 
District (OLWSD), which provides sanitary sewer, water, and surface water management services. A 
completed Preliminary Statement of Feasibility has been submitted with this application to demonstrate 
the availability of these services for future development under the proposed High Density Residential (HDR) 
zoning. The Statement confirms that: 

• Adequate sanitary sewer capacity is available in both the treatment system and collection 
infrastructure to serve the proposed development. 

• Water service, including fire flows, is available or can be made available through developer-initiated 
improvements, if necessary. 

• Surface water management, treatment, and conveyance can also be provided to serve the site. 
 

There are no conditions of approval or service limitations noted by the provider, indicating that the zone 
change will not require upgrades outside of what is anticipated in the District’s existing Capital 
Improvement Plan (CIP). Furthermore, the proposed increase in density—up to 29 units—is relatively 
modest and located within a fully urbanized service area, minimizing the risk of cumulative impacts to 
system capacity. Accordingly, the proposed zone change meets the public service adequacy requirements 
outlined in ZDO Section 1202.03(B). 
 
 

C. The transportation system is adequate and will remain adequate with approval of the proposed 
zone change. For the purpose of this criterion: 

1. Adequate means a maximum volume-to-capacity ratio (v/c), or a minimum level of service 
(LOS), as established by Comprehensive Plan Tables 5-2a, Motor Vehicle Capacity 
Evaluation Standards for the Urban Area, and 5-2b, Motor Vehicle Capacity Evaluation 
Standards for the Rural Area. 

2. The evaluation of transportation system adequacy shall be conducted pursuant to the 
Transportation Planning Rule (Oregon Administrative Rules 660-012- 0060). 

3. It shall be assumed that the subject property is developed with the primary use, allowed in 
the proposed zoning district, with the highest motor vehicle trip generation rate. 

4. The methods of calculating v/c and LOS are established by the Clackamas County Roadway 
Standards. 
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5. The adequacy standards shall apply to all roadways and intersections within the impact 
area of the proposed zone change. The impact area shall be identified pursuant to the 
Clackamas County Roadway Standards. 

6. A determination regarding whether submittal of a transportation impact study is required 
shall be made based on the Clackamas County Roadway Standards, which also establish 
the minimum standards to which a transportation impact study shall adhere. 

7. Notwithstanding Subsections 1202.03(C)(4) through (6), motor vehicle capacity calculation 
methodology, impact area identification, and transportation impact study requirements 
are established by the ODOT Transportation Analysis Procedures Manual for roadways and 
intersections under the jurisdiction of the State of Oregon. 

Response: The proposed zone change complies with ZDO Section 1202.03(C). This criterion requires a 
demonstration that the transportation system is and will remain adequate following the zone change, as 
defined by the volume-to-capacity (v/c) ratio and level of service (LOS) standards adopted in the Clackamas 
County Comprehensive Plan and implemented through the Transportation Planning Rule (OAR 660-012-
0060). A Transportation Planning Rule (TPR) compliance analysis was prepared by a qualified transportation 
engineer and submitted with this application. The analysis evaluated a reasonable worst-case development 
scenario, assuming the site is developed with the highest trip-generating land use permitted outright under 
HDR zoning. The study compared anticipated trip generation under both the existing R-10 zoning (6 single-
family units) and the proposed HDR zoning (29 multifamily units). 
 
The results indicate that the proposed HDR zoning would generate a net increase of approximately 152 
weekday vehicle trips, including 9 AM peak hour and 12 PM peak hour trips. This increase is well within the 
400 daily trip threshold set by the Oregon Highway Plan (OHP) and OAR 660-012-0060 for determining a 
“significant effect” on transportation facilities. As such, the project qualifies as generating a “small increase” 
in traffic, and no degradation of v/c ratios or LOS is anticipated. Crash history was also evaluated for the 
nearby intersection at SE River Road and SE Torbank Road. Only three crashes were recorded within a 
1,000-foot segment over a five-year period, with no systemic safety concerns identified. This further 
supports the conclusion that the transportation system is capable of safely accommodating the proposed 
zone change. 
 
No mitigation measures or capacity improvements are required. Therefore, the transportation system is 
adequate and will remain adequate, consistent with the criteria and procedures outlined in ZDO 
1202.03(C), the Clackamas County Roadway Standards, and the ODOT Transportation Analysis Procedures 
Manual for state facilities. 
 

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

Response: The proposed zone change meets the requirements of ZDO Section 1202.03(D), which requires 
that the safety of the transportation system is adequate to serve the level of development allowed under 
the proposed zoning. A Transportation Planning Rule (TPR) compliance memo, prepared by a licensed 
transportation engineer, included a crash history review for the segment of SE River Road near the site as 
well as the intersection at SE River Road and SE Torbank Road. The analysis covered the most recent five-
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year period (2019–2023) using data from the Oregon Department of Transportation’s Crash Data System. 
Three crashes were reported within the study area: 

• One pedestrian-involved crash (Injury B), caused by a fatigued driver. 

• One fixed-object crash (property damage only). 

• One improper backing crash at the SE River Rd/SE Torbank Rd intersection (property damage only). 
 
These isolated incidents do not indicate a pattern of concern or systemic safety deficiency. There were no 
fatal crashes, and no crash clusters or repeat conflict types were identified. The crash frequency and types 
are consistent with what would be expected on similar minor arterial corridors with mixed residential and 
institutional uses. The TPR analysis concludes that the projected net increase of 152 daily vehicle trips 
associated with the proposed HDR zoning constitutes a small increase in traffic, per Oregon Highway Plan 
thresholds, and does not degrade safety. Therefore, the transportation system is considered safe and 
adequate to accommodate the anticipated level of development, and the proposal meets the requirements 
of ZDO Section 1202.03(D). 
In addition to the crash history analysis, this application directly addresses Condition #6 from Z0148-09-D. 
The improvements noted above, combined with a lack of systemic crash patterns, demonstrate that safety 
of the transportation system is adequate without requiring elimination of east-side operations. Therefore, 
the proposed amendment satisfies ZDO 1202.03(D) and provides a basis for removal of Condition #6.  
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III. APPLICATION SUBMITTAL NARRATIVE RESPONSES 

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

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from R-10 to HDR is 
consistent with applicable Statewide Planning Goals. It aligns with Goal 1 (Citizen Involvement) by utilizing 
Clackamas County’s public land use process, including a Type III review with public notice and hearings. It 
complies with Goal 2 (Land Use Planning) through a fact-based application supported by coordinated 
service provider input and transportation analysis. Most critically, it advances Goal 10 (Housing) by 
increasing housing capacity within the UGB and supporting senior housing. The proposal meets Goal 11 
(Public Facilities and Services) by providing documentation from OLWSD confirming adequate utility 
capacity, and Goal 12 (Transportation) by submitting a Transportation Planning Rule (TPR) analysis showing 
no significant impact to system performance or safety. 
 

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

Response: This proposal supports multiple goals and policies in Clackamas County’s Comprehensive Plan. 
In Chapter 4, it meets Policy 4.U.1 by proposing HDR near employment and services, with access to a minor 
arterial and no natural hazard constraints. It supports Chapter 6 housing policies by enabling senior-focused 
development that diversifies housing choices and increases density on underutilized land. Public facilities 
policies in Chapter 7 are addressed through OLWSD's feasibility confirmation, and transportation policies 
in Chapter 5 are satisfied through a TPR-compliant analysis. The proposal also aligns with Chapter 2’s citizen 
involvement requirements by following the County’s public review process. Collectively, these findings 
demonstrate consistency with the Comprehensive Plan. 
 

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

Response: The proposal complies with Metro’s Urban Growth Management Functional Plan Titles 1 and 
12. Under Title 1, it increases housing capacity within the UGB, from a maximum of 6 units to approximately 
29, aligning with Metro’s regional housing targets without displacing existing households. The HDR 
designation supports infill development near services, transit, and employment. Under Title 12, the 
proposal protects neighborhood character by locating low-impact senior housing next to the Rose Villa 
campus and minimizing new traffic on local streets. It expands housing options for seniors in a way that 
promotes stability and equitable access, consistent with Metro’s livability goals. 
 

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

Response: Yes, proposal is supported by a Preliminary Statement of Feasibility from the Oak Lodge Water 
Services District (OLWSD), which confirms that sanitary sewer, stormwater, and potable water services are 
available to support HDR development on the 1.19-acre site. The proposed 29 units represent a modest 
increase in demand and do not require infrastructure upgrades beyond what is anticipated in OLWSD’s 
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Capital Improvement Plan. The site is within a fully urbanized service area, and there are no cumulative 
impacts expected from this or other nearby developments that would compromise utility service delivery. 
 

5. Explain how the transportation system is adequate and will remain adequate with approval of the 
proposed zone change. This explanation should take into consideration the following: 
a. “Adequate” means a maximum volume-to-capacity ratio (v/c), or a minimum level of service (LOS), 

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

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

c. Assume that the subject property is developed with the primary use, allowed in the proposed 
zoning district, with the highest motor vehicle trip generation rate. 

d. The methods of calculating v/c and LOS are established by the Clackamas County Roadway 
Standards. 

e. The adequacy standards apply to all roadways and intersections within the impact area of the 
proposed zone change. The impact area is identified based on the Clackamas County Roadway 
Standards. 

f. A determination of whether submittal of the transportation impact study is required is made based 
on the Clackamas County Roadway Standards, which also establish the minimum standards to 
which a transportation impact study shall adhere. 

g. (d) through (f) above do not apply to roadways and intersections under the jurisdiction of the State 
of Oregon. Instead, motor vehicle capacity calculation methodology, impact area identification, 
and transportation impact study requirements are established by the ODOT Transportation 
Analysis Procedures Manual for such roadways and intersections. 

Response: The proposed zone change from Low Density Residential (R-10) to High Density Residential (HDR) 
has been evaluated for transportation system adequacy pursuant to the Transportation Planning Rule 
(TPR), OAR 660-012-0060, and the standards set forth in Clackamas County’s Comprehensive Plan Tables 
5-2a (Urban Area Motor Vehicle Capacity Evaluation Standards) and County Roadway Standards. 
 
A Transportation Planning Rule Memo prepared by a licensed traffic engineer evaluates the impact of the 
proposed zoning under a reasonable worst-case development scenario—29 senior housing units, based on 
the highest trip-generating allowed residential use under HDR zoning. The trip generation analysis follows 
Institute of Transportation Engineers (ITE) Trip Generation Manual standards and assumes maximum 
development potential, as required. The TPR memo concludes that the proposed zone change would result 
in a net increase of 152 average daily trips and 10 weekday PM peak hour trips, which is well below the 400 
daily trip threshold considered a “significant effect” under OAR 660-012-0060(2). Therefore, the proposal 
does not require mitigation or trigger improvements to the transportation system. All roadways and 
intersections within the impact area—identified pursuant to Clackamas County Roadway Standards and the 
ODOT Transportation Analysis Procedures Manual for River Road (a minor arterial under ODOT 
jurisdiction)—are projected to operate within acceptable volume-to-capacity (v/c) ratios and Level of 
Service (LOS) thresholds. Because the net increase in trips is minor and the affected facilities will continue 
to meet adopted performance measures, the transportation system is considered adequate and will remain 
adequate following approval of the proposed zone change, consistent with ZDO Section 1202.03(C) and 
applicable state and local transportation planning rules. 
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6. Explain how the safety of the transportation system is adequate to serve the level of development 
anticipated by the proposed zone change. 

Response: The safety of the transportation system is adequate to support the level of development 
anticipated under the proposed zone change from Low Density Residential (R-10) to High Density 
Residential (HDR). The Transportation Planning Rule (TPR) Memo prepared by a licensed traffic engineer 
includes a review of crash data provided by ODOT’s Crash Analysis and Reporting Unit for SE River Road, 
the primary access route to the site. The analysis did not identify any systemic safety concerns, such as high 
crash frequencies or collision patterns, at intersections or segments within the project’s impact area. Access 
to the site is proposed via SE Torbank Road, a local street intersecting with SE River Road, which is a minor 
arterial. The proposed senior-oriented residential use is expected to generate lower vehicle speeds and 
volumes than typical multifamily developments, thereby contributing minimally to potential conflicts at 
access points. The intersection of SE Torbank Road and SE River Road provides adequate sight distance and 
turning movement capacity, and no safety mitigation measures were identified as necessary. 
 
Overall, the transportation system provides safe vehicular and pedestrian access to and from the site and 
will continue to operate safely under the proposed HDR zoning. This satisfies ZDO Section 1202.03(D) by 
demonstrating that the existing system is sufficient to serve the expected development without 
compromising safety for all travel modes. 
 
The applicant has conferred with County Engineering staff to ensure the traffic study and addendum 
adequately address safety and access management concerns. If further refinement of the analysis is 
recommended, the applicant will provide supplemental documentation as needed to support this request 
for removal of Condition #6. 
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IV. CONCLUSION

This summary of request and attachments demonstrates compliance with applicable approval criteria. The 
applicant respectfully requests that the County approve this application. 
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HHPR JOB NUMBER – RVI-01 

 

 
Rose Villa Senior Living Comp Plan/Rezone 

Land Use Application Narrative 
Type III Review – Comprehensive Plan Map Amendment and Zone Change 

 
Property Owner:  RoseVilla Senior Living (Attn: Jim Willeford) 
    13505 SE River Road 
    Portland, OR 97222 
    JWilleford@rosevilla.org 
    (971) 707-8510 
 
Applicant:   Thuy Cao, AICP 

Harper Houf Peterson Righellis, Inc. 
    205 SE Spokane Street, Suite 200 
    Portland, OR 97202 
    thuyc@hhpr.com 

(503) 221-1131 ext. 154 
 

Site Address: 1802 SE Torbank Road and 13614 SE River Road 
      
Tax Lots: Tax Map 21E02DA Tax Lot 3400 and 3500 
 
Site Size:   1.19 acres 
 
Zoning: R-10 
  
Summary of Request: Proposal to rezone two properties adjacent to the existing Rose Villa 

Senior Living campus from R-10 to HDR for future redevelopment. 
 
Date: June 16, 2025  
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I. BACKGROUND 

SUMMARY 

The owners are requesting a comprehensive map amendment and zone change for two properties adjacent 
to the existing Rose Villa Senior Living campus from Low Density Residential (R-10) to High Density 
Residential (HDR). The project site is approximately 1.19 acres in size and consists of two properties located 
at 1802 SE Torbank Road and 13614 SE River Road (Tax lots 3400 and 3500). 
 

PLANNING CONTEXT 

The project site is located at 1802 SE Torbank Road and 13614 SE River Road in unincorporated Clackamas 
County, directly adjacent to the existing Rose Villa Senior Living campus. The two properties—Tax Lots 3400 
and 3500—total approximately 1.19 acres and are currently zoned R-10 (Low Density Residential), with a 
corresponding Comprehensive Plan designation of Low Density Residential. The site is bound to the west 
by SE River Road, a minor arterial roadway, and to the north by SE Torbank Road, classified as a local street. 
The existing built context includes the Rose Villa campus to the west, and additional single-family lots 
surrounding the two properties. The properties are currently developed with residential structures and 
accessory buildings. 
 
The applicants are seeking a Comprehensive Plan Map Amendment and Zone Change to re-designate the 
properties from Low Density Residential to High Density Residential (HDR). This change is intended to 
facilitate the future expansion of the Rose Villa Senior Living community and accommodate additional 
senior-oriented housing. The subject site meets multiple policy criteria outlined in the Clackamas County 
Comprehensive Plan for HDR designation, including proximity to a minor arterial (SE River Road), adjacency 
to an established employment and services center (Rose Villa), and the absence of mapped natural hazards. 
The zone change proposal is also supported by a comparative trip generation analysis demonstrating that 
the projected increase in vehicle trips falls below the threshold considered a significant effect under the 
Oregon Highway Plan and Transportation Planning Rule (OAR 660-012-0060). 
 
Vicinity Map 

  

Subject properties 
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II. RESPONSE TO APPROVAL CRITERIA 

STATEWIDE PLANNING GOALS 

Goal 1. Citizen Involvement 
Local governments must provide opportunities for meaningful public involvement in land use planning, 
including notice, access to information, and the ability to participate in public hearings. 
 

Response: This proposal is being processed as a Type III land use application by Clackamas County and is 
therefore subject to public notice and hearings before the Planning Commission and Board of County 
Commissioners. The applicants have already participated in a pre-application conference and will respond 
to public and agency comments throughout the process. This ensures compliance with Goal 1 by providing 
multiple opportunities for public input. 
 
 
Goal 2. Land Use Planning 
Land use decisions must be based on coordinated planning and an adequate factual base. Comprehensive 
Plan amendments and zone changes must be justified with supporting evidence and coordination with 
affected agencies. 
 

Response: The proposed zone change and Comprehensive Plan amendment are supported by a 
coordinated and fact-based land use application. This includes utility feasibility statements, a 
Transportation Planning Rule (TPR) analysis, and compliance findings with the County’s Comprehensive 
Plan and Metro Functional Plan. Service providers and County staff have been engaged through the pre-
application process, ensuring inter-agency coordination. Therefore, the application satisfies the procedural 
and substantive requirements of Goal 2. 
 
 
Goal 10. Housing 
This goal requires local jurisdictions to provide for an adequate number of housing units and to encourage 
the efficient use of buildable land within urban growth boundaries. OAR 660-007 and 660-008 define the 
standards for determining compliance with Goal 10. 
 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) directly supports Goal 10 by enabling a greater number 
of housing units on a site that is already served by urban services and located within the Metro Urban 
Growth Boundary. The subject site is 1.19 acres and could accommodate approximately 29 units under the 
proposed HDR zoning, compared to a maximum of 6 units under the existing R-10 zoning. This represents 
a more efficient use of land that aligns with the intent of Goal 10 to maximize housing production within 
designated urban areas. 
 
Furthermore, the proposed HDR designation is consistent with local and regional efforts to expand housing 
choice, density, and affordability, particularly for seniors. As an extension of the Rose Villa Senior Living 
campus, the project will likely offer housing types specifically designed for the aging population, 
contributing to a balanced and inclusive housing supply that meets the needs of diverse household types 
and income levels. The proposal does not reduce housing capacity and instead supports Clackamas 

EXHIBIT 1 
Z0247-25 & Z0248-25 

Page 43 of 72



Rose Villa Senior Living Comp Plan/Rezone         Page 6 of 18 
Land Use Narrative   June 16, 2025 

 

County's obligation under Goal 10 to ensure adequate buildable land for housing development across the 
full range of needed housing types. 
 
 
Goal 11. Public Facilities and Services 
Development must be served by adequate public facilities and services (e.g., sewer, water, storm drainage), 
and those services must be planned and coordinated in an efficient, cost-effective manner. 
 

Response: A Preliminary Statement of Feasibility from the Oak Lodge Water Services District (OLWSD) 
confirms that sanitary sewer, potable water, and surface water management systems have capacity to 
serve the proposed HDR development. The site is within an existing service area and no extraordinary 
improvements are required. The project complies with Goal 11 by demonstrating the availability and 
efficiency of public facilities consistent with adopted service provider plans. 
 
 
Goal 12. Transportation 
The applicant will be required to submit a traffic study or similar evidence to demonstrate compliance with 
requirements of the Transportation Planning Rule (TPR), found in Oregon Administrative Rules 660-012-
0060, as well as the requirements of ZDO Section 1202.03 and Chapter 5 of the Comprehensive Plan. 
 

Response: The applicant has prepared a Transportation Planning Rule (TPR) analysis evaluating the 
potential impact of the proposed zone change from Low Density Residential (R-10) to High Density 
Residential (HDR) on the surrounding transportation network. The analysis compares a reasonable worst-
case development scenario under both zoning designations and concludes that the proposed HDR zoning 
would generate a net increase of 152 weekday trips, which falls below the 400-trip threshold used by the 
Oregon Highway Plan to define a “significant effect.” The report also includes a crash history review for the 
SE River Road and SE Torbank Road intersection and surrounding segment. Only three crashes were 
reported over a five-year period, none of which indicate a pattern of safety concerns. Based on this data, 
the report finds that the proposed zone change will not degrade transportation performance or safety and 
that no mitigation is required. Therefore, the application complies with Goal 12, the Transportation 
Planning Rule, ZDO Section 1202.03(C) and (D), and relevant policies in Chapter 5 of the Clackamas County 
Comprehensive Plan. The existing transportation infrastructure is adequate to support the modest increase 
in traffic associated with the proposed residential density. 
 
(Goals 3–9 and Goals 13–19 are not applicable to this proposal as the site is within the UGB, not designated 
for agricultural, forest, or natural resource protection, and does not involve coastal, recreational, or energy 
planning.) 
 

OREGON REVISED STATUES (ORSs) 

Response: This application is consistent with the relevant provisions of ORS Chapter 197 (Comprehensive 
Land Use Planning Coordination), including: 
 

• ORS 197.175(2)(a), which requires local governments to carry out their duties under the Statewide 
Planning Goals through comprehensive plans and implementing regulations. 
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• The proposed map amendment and zone change are supported by findings that demonstrate 
consistency with both the Statewide Goals and the County’s acknowledged Comprehensive Plan 
and Development Ordinance. 

 
 

OREGON ADMNISTRATIVE RULES (OARs) 

Response: The application complies with the following from the OARs: 
 

• OAR 660-012-0060 (Transportation Planning Rule). A formal TPR analysis was completed and 
demonstrates that the proposed zone change will not significantly affect the transportation system 
as defined under the rule. The projected net increase in daily trips falls well below the 400-trip 
threshold that would require mitigation, and all studied intersections continue to meet 
performance standards. The County, Metro, and ODOT policies are fully addressed in the 
accompanying analysis. 

 

• OAR 660-007 and 660-008 (related to Goal 10 implementation). These rules guide housing planning 
and coordination within the Portland Metropolitan Urban Growth Boundary. The proposed HDR 
designation increases residential capacity on underutilized land and supports the provision of age-
friendly and special needs housing, consistent with these administrative rules. 

 
 

METRO URBAN GROWTH MANAGEMENT FUNCTION PLAN (UGMFP) 

Title 1: Housing Capacity 
To ensure local jurisdictions maintain or increase housing capacity sufficient to accommodate projected 
regional population growth and housing needs. 
 
Response: The proposed zone change from R-10 to HDR on the 1.19-acre subject site is consistent with 
Title 1 because it increases overall residential capacity within the existing Urban Growth Boundary (UGB). 
The current R-10 zoning permits only approximately four to five housing units across both parcels. The HDR 
designation will allow development of approximately 29 senior-oriented units, significantly expanding 
capacity in a way that addresses the housing needs of an aging population. 
 
The site is adjacent to the Rose Villa Senior Living campus, a long-established community serving a broad 
spectrum of senior residents. This proposal supports Metro’s Title 1 goal by creating opportunities for infill 
development in a location with existing infrastructure and services. The proposed units will not displace 
existing households and are located on parcels already developed with low-intensity, aging residential 
structures. Therefore, the proposed amendment not only maintains but enhances the region’s ability to 
meet future housing demand, particularly for age-friendly and accessible housing. 
 
Title 12: Protection of Residential Neighborhoods 
To protect the livability and stability of existing residential neighborhoods, with special attention to 
preventing displacement, increasing equitable access to housing, and preserving neighborhood character. 
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Response: The proposed HDR designation supports the objectives of Title 12 by providing new senior 
housing options without displacing existing households. The two subject properties are directly adjacent to 
Rose Villa and are currently underutilized, containing one single-family home and accessory structures. The 
proposed development will introduce compatible residential uses designed for aging residents and 
integrated into the existing senior community. 
 
The zone change does not compromise the character or livability of the surrounding area. The project site 
fronts SE River Road, a minor arterial capable of supporting moderate increases in traffic, and avoids 
burdening local residential streets. Senior housing is a low-impact use, with trip generation rates and noise 
levels lower than typical market-rate multifamily developments. In addition, the expanded housing options 
for older adults within an established senior community directly align with Metro’s goals for equitable and 
inclusive neighborhoods. The proposed amendment also enhances neighborhood stability by providing 
long-term housing options for aging residents who may otherwise need to relocate outside the community. 
By supporting aging in place and co-location of services, this proposal contributes to a more resilient, 
inclusive residential neighborhood. 
 
 

COMPREHENSIVE PLAN (COMP PLAN) 

CHAPTER 2 – CITIZEN INVOLVEMENT 
 
Policy 2.A.1 
Require provisions for opportunities for citizen participation in preparing and revising local land use plans 
and ordinances. Insure opportunities for broad representations, not only of property owners and Countywide 
special interests, but also of those persons within the neighborhood or areas in question. 
 
Finding: The applicant has met citizen involvement requirements by engaging in the County’s public land 
use process, including participation in a pre-application conference and preparation of a Type III application 
that will be subject to public notice and hearing procedures. Nearby residents and Community Planning 
Organizations (CPOs) will be notified and given the opportunity to comment on the proposed zone change, 
consistent with Clackamas County’s citizen involvement policies. 
 

CHAPTER 3 – NATURAL RESOURCES AND HAZARDS 
 
Policy 3.A.1 
Maintain rivers and streams in their natural state to the maximum practicable extent through sound water 
and land management practices. Consideration shall be given to natural, scenic, historic, economic, cultural, 
and recreational qualities of the rivers and adjacent lands. 
 
Policy 3.A.3 
Apply erosion and sediment reduction practices in all river basins to assist in maintaining water quality. 
Existing riparian vegetation along streams and river banks should be retained to provide fisheries and 
wildlife habitat, minimize erosion and scouring, retard water velocities, and suppress water temperatures. 
 
Finding: There are no mapped water quality resource areas or protected natural features on the subject 
site. The proposed rezone does not conflict with policies intended to protect riparian buffers, water quality, 
or significant natural resources  
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CHAPTER 4 – LAND USE 
 
Policy 4.U.1 
The following areas may be designated High Density Residential when at least the first three criteria are 
met: 
 4.U.1.1 – Areas located either adjacent to or within proximity to major shopping centers,   

employment concentrations, and/or major transit centers. 
 

4.U.1.2 – Areas with access to a street designated as a major or minor arterial or collector. Siting 
should not result in significant traffic increase on local streets serving low density residential areas. 

 
4.U.1.3 – Areas free from known geologic hazards, flooding, or soils subject to slippage. 

 
4.U.1.4 – Areas adjacent to permanently protected open space or bodies of water as long as the 
above criteria are applicable. 

 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) for two properties located at 1802 SE Torbank Road 
and 13614 SE River Road (Tax Lots 3400 and 3500) is consistent with Clackamas County Comprehensive 
Plan Chapter 4, Policy 4.U.1. This policy permits HDR designations where at least the first three criteria are 
met: 
 
4.U.1.1 – Proximity to Employment Concentrations or Major Transit Centers 
The subject site is directly adjacent to the Rose Villa Senior Living campus, an established and expanding 
senior residential and care facility that functions as a local employment center. Rose Villa offers a wide 
range of jobs in healthcare, administration, and operations, making it a suitable anchor for increased 
residential density. The site is also within walking distance of transit service along SE River Road, with 
connections to commercial and employment centers in Milwaukie and along the McLoughlin Boulevard 
corridor. 
 
4.U.1.2 – Access to a Major or Minor Arterial or Collector 
The site has direct access to SE River Road, which is classified as a minor arterial. While SE Torbank Road, 
located along the northern edge of the site, is a local street, the project does not propose new access from 
SE Torbank. Access and circulation are expected to rely on SE River Road, thereby avoiding additional traffic 
burden on local residential streets. A Transportation Planning Rule (TPR) compliance analysis was prepared 
for this proposal and confirms that the zone change would result in a projected increase of only 152 daily 
trips—well below the 400-trip threshold used by the Oregon Highway Plan to define a “significant effect.” 
Therefore, the proposed designation is not expected to create significant traffic impacts on surrounding 
local streets. 
 
4.U.1.3 – Free from Known Hazards or Constraints 
The site is not located within a mapped floodplain or wetland and is not subject to known geologic hazards 
or soils prone to slippage, as confirmed by the Oregon State Wetland Inventory and DOGAMI hazard 
mapping. The site is considered free from natural development constraints and suitable for higher density 
residential development. 
 
4.U.1.4 – Adjacent to Permanently Protected Open Space or Water Bodies 
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While not adjacent to protected open space or water bodies, this criterion is not mandatory. The proposal 
meets the first three criteria and is therefore eligible for High Density Residential designation under Policy 
4.U.1. 
 
The proposed amendment is consistent with Policy 4.U.1 of the Comprehensive Plan, which allows HDR 
designations in areas that are well-served by transportation infrastructure, proximate to employment and 
services, and free from natural hazards. The zone change supports the County’s broader housing and land 
use goals by facilitating a logical extension of the Rose Villa Senior Living campus. 
 
 

CHAPTER 5 – TRANSPORTATION SYSTEM PLAN 
 
Policy 5.F.6 
Require changes in land us plan designation and zoning designation to comply with the Transportation 
Planning Rule “TPR” (Oregon Administrative Rules (OAR) 660- 012-0060). 

 
Response: A Transportation Planning Rule (TPR) compliance analysis has been prepared for this application 
to evaluate the potential impacts of the proposed zone change on the surrounding transportation system. 
The analysis compares the reasonable worst-case development scenario under the current R-10 zoning (6 
residential units) with that of the proposed High Density Residential (HDR) zoning (29 residential units). The 
study estimates that full build-out under the HDR designation would generate a net increase of 
approximately 152 weekday trips, including 9 AM peak hour and 12 PM peak hour trips. This increase falls 
well below the 400 daily trip threshold identified in the Oregon Highway Plan (OHP) as constituting a “small 
increase” in traffic that does not trigger a significant effect under the TPR. Additionally, the proposed zone 
change will not alter the functional classification of any transportation facilities, degrade performance 
below adopted mobility targets, or create inconsistencies with existing transportation system plans. 
 
Based on this analysis, the proposed amendment complies with the Transportation Planning Rule and 
satisfies Policy 5.F.6. No mitigation is required or recommended, and the existing transportation 
infrastructure is considered sufficient to accommodate the proposed zone change. 
 
 

CHAPTER 6 -- HOUSING 
 
Policy 6.A.1 
Encourage development that will provide a range of choices in housing type, design, and price and rent level 
throughout the urban areas of the County.  
 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) directly supports this policy by enabling a more efficient 
use of a 1.19-acre site adjacent to existing infrastructure and services. The HDR designation allows for 
increased residential density, which can support a wider variety of housing formats and affordability 
levels—including independent or assisted senior housing, apartments, or other attached housing types. 
These forms of development are not feasible under the current R-10 zoning. This proposal also advances 
housing choice for older adults and individuals with fixed or moderate incomes, in alignment with the 
ongoing evolution of the Rose Villa Senior Living campus. By facilitating additional housing units in a location 
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already served by transit and services, the amendment helps meet County goals for equitable and diverse 
housing opportunities in an urban context. 
 

Policy 6.A.7 
Encourage a wide range of housing alternatives for the elderly or handicapped. 
 

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from Low Density 
Residential (R-10) to High Density Residential (HDR) directly supports this policy by enabling the expansion 
of the Rose Villa Senior Living campus. Rose Villa is an established residential and care community for older 
adults, offering a continuum of housing and supportive services that accommodate a wide range of 
physical, cognitive, and lifestyle needs. Rezoning the adjacent properties will allow for the creation of 
additional age-friendly housing options, including independent living, assisted living, and accessible 
residential units—housing types that are critical to addressing the evolving needs of Clackamas County’s 
aging population. The proposal promotes inclusive, senior-oriented development in a walkable, transit-
accessible location, and contributes to a diverse and adaptable housing stock for vulnerable populations. 
Therefore, the proposed amendment is consistent with and advances the objectives of Policy 6.A.7 by 
encouraging intentional and context-sensitive expansion of housing alternatives for elderly and disabled 
residents. 
 
 

CHAPTER 7 – PUBLIC FACILITIES AND SERVICES 
 
Policy 7.A.1 
Recognize County responsibility for operating, planning and regulating wastewater systems as designated 
in the approved Sewerage Facilities Master Plan. 
 
Policy 7.A.2 
Recognize that Clackamas County Service District No. 1, Tri-City Service District, Oak Lodge Sanitary District, 
the Unified Sewerage Agency and the City of Portland have responsibility for operating, planning, and 
regulating wastewater systems as designated in the approved Sewerage Facilities Master Plan. 
 
Finding: The subject site is located within the service area of Oak Lodge Water Services District (OLWSD), 
the entity responsible for the planning, regulation, and operation of wastewater services for this portion of 
unincorporated Clackamas County. This structure is recognized in the County’s Sewerage Facilities Master 
Plan, which designates specific service providers for defined geographies within the Urban Growth 
Boundary. A Preliminary Statement of Feasibility from OLWSD confirms that sufficient wastewater capacity 
exists to support development under the proposed High Density Residential (HDR) zoning. As such, the 
proposed zone change is consistent with Policies 7.A.1 and 7.A.2, ensuring wastewater needs will be met 
through a coordinated and approved service structure.  
 
 

CHAPTER 8 – ECONOMIC DEVELOPMENT 
 
Policy 8.A.3 
Facilitate the efficient operation of existing firms in the urban area by giving high priority to equality in public 
services including law enforcement, water service and fire protection, storm drainage, sewer, transit, 
pedestrian and bike access, road maintenance, and traffic access and circulation. 
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Finding: The Rose Villa campus is a well-established institution and employer in the Oak Grove area. The 
proposed zone change will facilitate campus expansion and operational efficiency by co-locating new 
senior housing adjacent to existing facilities. The site is fully served by sewer, water, and transportation 
infrastructure, aligning with the intent of Policy 8.A.3. 
 
 

ZONING AND DEVELOPMENT ORDINANCE (ZDO) 

ZDO SECTION 1202 (ZONE CHANGES) 
 
1202.03 General Approval Criteria 
 

A zone change requires review as a Type III or IV application pursuant to Section 1307, Procedures, and shall 
be subject to the following standards and criteria: 
 

A. The proposed zone change is consistent with the applicable goals and policies of the 
Comprehensive Plan. 

Response: The proposed zone change from Low Density Residential (R-10) to High Density Residential (HDR) 
is consistent with the applicable goals and policies of the Clackamas County Comprehensive Plan, as 
required under ZDO Section 1202.03(A). The proposed amendment supports Chapter 4, Policy 4.U.1, which 
establishes criteria for areas eligible for HDR designation. The subject site meets the required criteria by 
being adjacent to an employment concentration (Rose Villa Senior Living campus), having direct access to 
a minor arterial (SE River Road), and being free from mapped environmental hazards such as floodplains or 
unstable soils. 
 
The proposal also aligns with Chapter 5, Policy 5.F.6, and satisfies the Transportation Planning Rule (OAR 
660-012-0060), as demonstrated by a submitted traffic analysis showing a projected net increase of only 
152 daily vehicle trips—well below the threshold for a significant effect. 
 
Additionally, the proposal supports housing goals in Chapter 6, including Policy 6.A.1, which encourages a 
diverse range of housing types and densities, and Policy 6.A.7, which promotes housing alternatives for the 
elderly and persons with disabilities. The proposed HDR zoning will facilitate senior-oriented housing 
options as part of Rose Villa’s expansion, helping meet community needs for accessible and age-friendly 
housing. 
 
Finally, the proposed amendment is consistent with Statewide Planning Goals 10 (Housing) and 12 
(Transportation), both of which are mirrored in the Comprehensive Plan and are further supported by the 
project’s location, density potential, and minimal transportation impact. Therefore, the proposed zone 
change is consistent with the County’s Comprehensive Plan as required by ZDO Section 1202.03(A). 

 
B. If development under the proposed zoning district designation has a need for any of the 

following public services, the need can be accommodated with the implementation of the 
applicable service provider’s existing capital improvement plan: sanitary sewer, surface water 
management, and water. The cumulative impact of the proposed zone change and 
development of other properties under existing zoning designations shall be considered. 
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Response: The subject properties are located within the service boundaries of Oak Lodge Water Services 
District (OLWSD), which provides sanitary sewer, water, and surface water management services. A 
completed Preliminary Statement of Feasibility has been submitted with this application to demonstrate 
the availability of these services for future development under the proposed High Density Residential (HDR) 
zoning. The Statement confirms that: 

• Adequate sanitary sewer capacity is available in both the treatment system and collection 
infrastructure to serve the proposed development. 

• Water service, including fire flows, is available or can be made available through developer-initiated 
improvements, if necessary. 

• Surface water management, treatment, and conveyance can also be provided to serve the site. 
 

There are no conditions of approval or service limitations noted by the provider, indicating that the zone 
change will not require upgrades outside of what is anticipated in the District’s existing Capital 
Improvement Plan (CIP). Furthermore, the proposed increase in density—up to 29 units—is relatively 
modest and located within a fully urbanized service area, minimizing the risk of cumulative impacts to 
system capacity. Accordingly, the proposed zone change meets the public service adequacy requirements 
outlined in ZDO Section 1202.03(B). 
 
 

C. The transportation system is adequate and will remain adequate with approval of the proposed 
zone change. For the purpose of this criterion: 

1. Adequate means a maximum volume-to-capacity ratio (v/c), or a minimum level of service 
(LOS), as established by Comprehensive Plan Tables 5-2a, Motor Vehicle Capacity 
Evaluation Standards for the Urban Area, and 5-2b, Motor Vehicle Capacity Evaluation 
Standards for the Rural Area. 

2. The evaluation of transportation system adequacy shall be conducted pursuant to the 
Transportation Planning Rule (Oregon Administrative Rules 660-012- 0060). 

3. It shall be assumed that the subject property is developed with the primary use, allowed in 
the proposed zoning district, with the highest motor vehicle trip generation rate. 

4. The methods of calculating v/c and LOS are established by the Clackamas County Roadway 
Standards. 

5. The adequacy standards shall apply to all roadways and intersections within the impact 
area of the proposed zone change. The impact area shall be identified pursuant to the 
Clackamas County Roadway Standards. 

6. A determination regarding whether submittal of a transportation impact study is required 
shall be made based on the Clackamas County Roadway Standards, which also establish 
the minimum standards to which a transportation impact study shall adhere. 

7. Notwithstanding Subsections 1202.03(C)(4) through (6), motor vehicle capacity calculation 
methodology, impact area identification, and transportation impact study requirements 
are established by the ODOT Transportation Analysis Procedures Manual for roadways and 
intersections under the jurisdiction of the State of Oregon. 
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Response: The proposed zone change complies with ZDO Section 1202.03(C). This criterion requires a 
demonstration that the transportation system is and will remain adequate following the zone change, as 
defined by the volume-to-capacity (v/c) ratio and level of service (LOS) standards adopted in the Clackamas 
County Comprehensive Plan and implemented through the Transportation Planning Rule (OAR 660-012-
0060). A Transportation Planning Rule (TPR) compliance analysis was prepared by a qualified transportation 
engineer and submitted with this application. The analysis evaluated a reasonable worst-case development 
scenario, assuming the site is developed with the highest trip-generating land use permitted outright under 
HDR zoning. The study compared anticipated trip generation under both the existing R-10 zoning (6 single-
family units) and the proposed HDR zoning (29 multifamily units). 
 
The results indicate that the proposed HDR zoning would generate a net increase of approximately 152 
weekday vehicle trips, including 9 AM peak hour and 12 PM peak hour trips. This increase is well within the 
400 daily trip threshold set by the Oregon Highway Plan (OHP) and OAR 660-012-0060 for determining a 
“significant effect” on transportation facilities. As such, the project qualifies as generating a “small increase” 
in traffic, and no degradation of v/c ratios or LOS is anticipated. Crash history was also evaluated for the 
nearby intersection at SE River Road and SE Torbank Road. Only three crashes were recorded within a 
1,000-foot segment over a five-year period, with no systemic safety concerns identified. This further 
supports the conclusion that the transportation system is capable of safely accommodating the proposed 
zone change. 
 
No mitigation measures or capacity improvements are required. Therefore, the transportation system is 
adequate and will remain adequate, consistent with the criteria and procedures outlined in ZDO 
1202.03(C), the Clackamas County Roadway Standards, and the ODOT Transportation Analysis Procedures 
Manual for state facilities. 
 

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

Response: The proposed zone change meets the requirements of ZDO Section 1202.03(D), which requires 
that the safety of the transportation system is adequate to serve the level of development allowed under 
the proposed zoning. A Transportation Planning Rule (TPR) compliance memo, prepared by a licensed 
transportation engineer, included a crash history review for the segment of SE River Road near the site as 
well as the intersection at SE River Road and SE Torbank Road. The analysis covered the most recent five-
year period (2019–2023) using data from the Oregon Department of Transportation’s Crash Data System. 
Three crashes were reported within the study area: 

• One pedestrian-involved crash (Injury B), caused by a fatigued driver. 

• One fixed-object crash (property damage only). 

• One improper backing crash at the SE River Rd/SE Torbank Rd intersection (property damage only). 
 
These isolated incidents do not indicate a pattern of concern or systemic safety deficiency. There were no 
fatal crashes, and no crash clusters or repeat conflict types were identified. The crash frequency and types 
are consistent with what would be expected on similar minor arterial corridors with mixed residential and 
institutional uses. The TPR analysis concludes that the projected net increase of 152 daily vehicle trips 
associated with the proposed HDR zoning constitutes a small increase in traffic, per Oregon Highway Plan 
thresholds, and does not degrade safety. Therefore, the transportation system is considered safe and 
adequate to accommodate the anticipated level of development, and the proposal meets the requirements 
of ZDO Section 1202.03(D).  
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III. APPLICATION SUBMITTAL NARRATIVE RESPONSES 

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

Response: The proposed Comprehensive Plan Map Amendment and Zone Change from R-10 to HDR is 
consistent with applicable Statewide Planning Goals. It aligns with Goal 1 (Citizen Involvement) by utilizing 
Clackamas County’s public land use process, including a Type III review with public notice and hearings. It 
complies with Goal 2 (Land Use Planning) through a fact-based application supported by coordinated 
service provider input and transportation analysis. Most critically, it advances Goal 10 (Housing) by 
increasing housing capacity within the UGB and supporting senior housing. The proposal meets Goal 11 
(Public Facilities and Services) by providing documentation from OLWSD confirming adequate utility 
capacity, and Goal 12 (Transportation) by submitting a Transportation Planning Rule (TPR) analysis showing 
no significant impact to system performance or safety. 
 

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

Response: This proposal supports multiple goals and policies in Clackamas County’s Comprehensive Plan. 
In Chapter 4, it meets Policy 4.U.1 by proposing HDR near employment and services, with access to a minor 
arterial and no natural hazard constraints. It supports Chapter 6 housing policies by enabling senior-focused 
development that diversifies housing choices and increases density on underutilized land. Public facilities 
policies in Chapter 7 are addressed through OLWSD's feasibility confirmation, and transportation policies 
in Chapter 5 are satisfied through a TPR-compliant analysis. The proposal also aligns with Chapter 2’s citizen 
involvement requirements by following the County’s public review process. Collectively, these findings 
demonstrate consistency with the Comprehensive Plan. 
 

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

Response: The proposal complies with Metro’s Urban Growth Management Functional Plan Titles 1 and 
12. Under Title 1, it increases housing capacity within the UGB, from a maximum of 6 units to approximately 
29, aligning with Metro’s regional housing targets without displacing existing households. The HDR 
designation supports infill development near services, transit, and employment. Under Title 12, the 
proposal protects neighborhood character by locating low-impact senior housing next to the Rose Villa 
campus and minimizing new traffic on local streets. It expands housing options for seniors in a way that 
promotes stability and equitable access, consistent with Metro’s livability goals. 
 

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

Response: Yes, proposal is supported by a Preliminary Statement of Feasibility from the Oak Lodge Water 
Services District (OLWSD), which confirms that sanitary sewer, stormwater, and potable water services are 
available to support HDR development on the 1.19-acre site. The proposed 29 units represent a modest 
increase in demand and do not require infrastructure upgrades beyond what is anticipated in OLWSD’s 
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Capital Improvement Plan. The site is within a fully urbanized service area, and there are no cumulative 
impacts expected from this or other nearby developments that would compromise utility service delivery. 
 

5. Explain how the transportation system is adequate and will remain adequate with approval of the 
proposed zone change. This explanation should take into consideration the following: 
a. “Adequate” means a maximum volume-to-capacity ratio (v/c), or a minimum level of service (LOS), 

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

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

c. Assume that the subject property is developed with the primary use, allowed in the proposed 
zoning district, with the highest motor vehicle trip generation rate. 

d. The methods of calculating v/c and LOS are established by the Clackamas County Roadway 
Standards. 

e. The adequacy standards apply to all roadways and intersections within the impact area of the 
proposed zone change. The impact area is identified based on the Clackamas County Roadway 
Standards. 

f. A determination of whether submittal of the transportation impact study is required is made based 
on the Clackamas County Roadway Standards, which also establish the minimum standards to 
which a transportation impact study shall adhere. 

g. (d) through (f) above do not apply to roadways and intersections under the jurisdiction of the State 
of Oregon. Instead, motor vehicle capacity calculation methodology, impact area identification, 
and transportation impact study requirements are established by the ODOT Transportation 
Analysis Procedures Manual for such roadways and intersections. 

Response: The proposed zone change from Low Density Residential (R-10) to High Density Residential (HDR) 
has been evaluated for transportation system adequacy pursuant to the Transportation Planning Rule 
(TPR), OAR 660-012-0060, and the standards set forth in Clackamas County’s Comprehensive Plan Tables 
5-2a (Urban Area Motor Vehicle Capacity Evaluation Standards) and County Roadway Standards. 
 
A Transportation Planning Rule Memo prepared by a licensed traffic engineer evaluates the impact of the 
proposed zoning under a reasonable worst-case development scenario—29 senior housing units, based on 
the highest trip-generating allowed residential use under HDR zoning. The trip generation analysis follows 
Institute of Transportation Engineers (ITE) Trip Generation Manual standards and assumes maximum 
development potential, as required. The TPR memo concludes that the proposed zone change would result 
in a net increase of 152 average daily trips and 10 weekday PM peak hour trips, which is well below the 400 
daily trip threshold considered a “significant effect” under OAR 660-012-0060(2). Therefore, the proposal 
does not require mitigation or trigger improvements to the transportation system. All roadways and 
intersections within the impact area—identified pursuant to Clackamas County Roadway Standards and the 
ODOT Transportation Analysis Procedures Manual for River Road (a minor arterial under ODOT 
jurisdiction)—are projected to operate within acceptable volume-to-capacity (v/c) ratios and Level of 
Service (LOS) thresholds. Because the net increase in trips is minor and the affected facilities will continue 
to meet adopted performance measures, the transportation system is considered adequate and will remain 
adequate following approval of the proposed zone change, consistent with ZDO Section 1202.03(C) and 
applicable state and local transportation planning rules. 
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6. Explain how the safety of the transportation system is adequate to serve the level of development 
anticipated by the proposed zone change. 

Response: The safety of the transportation system is adequate to support the level of development 
anticipated under the proposed zone change from Low Density Residential (R-10) to High Density 
Residential (HDR). The Transportation Planning Rule (TPR) Memo prepared by a licensed traffic engineer 
includes a review of crash data provided by ODOT’s Crash Analysis and Reporting Unit for SE River Road, 
the primary access route to the site. The analysis did not identify any systemic safety concerns, such as high 
crash frequencies or collision patterns, at intersections or segments within the project’s impact area. Access 
to the site is proposed via SE Torbank Road, a local street intersecting with SE River Road, which is a minor 
arterial. The proposed senior-oriented residential use is expected to generate lower vehicle speeds and 
volumes than typical multifamily developments, thereby contributing minimally to potential conflicts at 
access points. The intersection of SE Torbank Road and SE River Road provides adequate sight distance and 
turning movement capacity, and no safety mitigation measures were identified as necessary. 
 
Overall, the transportation system provides safe vehicular and pedestrian access to and from the site and 
will continue to operate safely under the proposed HDR zoning. This satisfies ZDO Section 1202.03(D) by 
demonstrating that the existing system is sufficient to serve the expected development without 
compromising safety for all travel modes. 
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IV. CONCLUSION

This summary of request and attachments demonstrates compliance with applicable approval criteria. The 
applicant respectfully requests that the County approve this application. 
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Clackamas County  Updated 01/01/2021 

Planning and Zoning 
Department of Transportation and Development 
 
 

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

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

 
 
 
 

Instructions to Applicant: 
 
The attached Preliminary Statement of Feasibility form is to be completed by the applicable sanitary sewer 
service provider, surface water management authority, and water service provider. Where there is no surface 
water management service district for the subject property, this form is to be provided to the Clackamas County 
Department of Transportation and Development, Transportation Engineering Division. Preliminary Statements 
of Feasibility are not required for onsite wastewater treatment facilities (e.g., septic tanks) or water service by 
private well. 
  
Completed Preliminary Statement of Feasibility forms must be submitted with a land use application for design 
review, a partition, a subdivision, conditional use permit, or zone change.  
 
It is the responsibility of the applicant for a land use application to provide a copy of this form to each service 
provider for the subject property. A service provider may require the submission of detailed plans and/or 
engineering data prior to determining whether a Preliminary Statement of Feasibility will be issued. Contact the 
service providers for details. 
 
The forms must be dated no more than one year prior to submittal of a complete land use application. 
 
 
Instructions to Reviewing Service Provider or Surface Water Management Authority: 
 
A development is proposed within your service area. Please complete the attached Preliminary Statement of 
Feasibility to indicate whether adequate service can be provided to this development. 
 
If adequate service can be provided only with the implementation of certain conditions of approval, you may 
attach such conditions to the completed form. Completion of the Preliminary Statement of Feasibility does not 
imply that additional requirements (e.g., plan submittals) may not be imposed by your agency once a land use 
application for the prospective development is filed. 
 
Clackamas County Planning & Zoning will continue to provide notice to you of land use applications for property 
within your service area. This will allow you to determine whether the submitted development proposal differs 
from the plans reviewed by your agency in conjunction with the completion of this statement. This will also allow 
you to provide additional comments as necessary. 
 
 

  

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

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

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

 

 
Instructions for 

PRELIMINARY STATEMENTS OF FEASIBILITY 
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Clackamas County  Updated 01/01/2021 

Planning and Zoning 
Department of Transportation and Development 
 
 

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

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

 
TO BE COMPLETED BY APPLICANT 

Applicant name: Applicant email: Applicant phone: 

Project engineer: Project engineer email: Project engineer phone: 

Site address: 

Map and tax lot #: 
 

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

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

 
 

TO BE COMPLETED BY SERVICE PROVIDER / SURFACE WATER MANAGEMENT AUTHORITY 
Name of service provider / surface water management authority: Name and title of authorized representative: 

Representative email: Representative phone: 

Check all that apply: 
 
         Water Service 

☐ Water service, including fire flows, is available in levels appropriate for the development and adequate water system 
capacity is available in source, supply, treatment, transmission, storage, and distribution, or such levels and capacity can 
be made available through improvements completed by the developer or the system owner. 

☐ Water service is adequate with the exception of fire flows. The applicant shall provide a statement from the fire district 
serving the subject property that states that an alternate method of fire protection, such as an on-site water source or 
sprinkler system, is acceptable. 

☐ Adequate water service cannot be provided. 
 
         Sanitary Sewer Service 

☐ Sanitary sewer capacity in the wastewater treatment system and the sanitary sewage collection system is available to 
serve the development or can be made available through improvements completed by the developer or the system owner. 

☐ Adequate sanitary sewer service cannot be provided. 
 
         Surface Water Management, Treatment, and Conveyance 

☐ Adequate surface water management, treatment, and conveyance is available to serve the development or can be made 
available through improvements completed by the developer or the system owner. 

☐ Adequate surface water management, treatment, and conveyance cannot be provided. 
 

Is this statement issued subject to any conditions of approval?  

 

☐ YES, and those conditions are attached. 
☐ NO 

 
Signature of authorized representative: 
 

Date of signature: 

 

 

PRELIMINARY STATEMENT OF FEASIBILITY 
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Conditions For Statement of Feasibility 1802 SE Torbank Rd and 13614 SE River Rd 

 

1. The property owner is responsible for managing stormwater runoff for all new impervious 

surface area. Stormwater management facilities will be reviewed and approved under an Oak 

Lodge permit following Land Use application approval. These facilities must be designed and 

constructed in accordance with Oak Lodge Water Services Design and Construction Standards 

a. For new impervious surface area between 1,000 and 10,000 square feet, a completed 

Simplified Approach and Simplified Storm Facility Sizing form is required. These forms 

include a sizing chart for standardized methods of managing stormwater based on soil 

type infiltration rate, and total impervious surface area. A site plan showing where/how 

the stormwater will be managed is also required. 

b. For new impervious surface area in excess of 10,000 square feet, a preliminary 

stormwater report is required. The report must also include a site plan showing 

where/how the stormwater will be managed. 

2. Oak Lodge Water Services does not own the stormwater conveyance system and cannot 

authorize connections to that system. The owner of the system reconciles existing capacity to 

proposed impacts with Clackamas County DTD and may include downstream analysis. 
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Web AppBuilder for ArcGIS
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Comparative Trip Generation Analysis 

Because the proposed land use action involves a change in zoning, it is necessary to address the TPR1, which is 

in place to ensure that the transportation system can support possible increases in traffic intensity that could 

result from changes to adopted plans and land-use regulations. It requires an analysis of a reasonable worst-

case development scenario of the site under existing and proposed zoning. The assumptions and potential 

development scenarios are described below. 

Existing Zoning 

To determine the maximum development potential of the property under its existing zoning, the base density 

(BD) must be calculated from the property’s gross site area (GSA). The subject properties are located on tax lot 

21E02DA03400 and 21E02DA03500 and has a GSA of approximately 1.19 acres, all zoned as R-10.  

Per Section 1012.05.B(1)(b) of the Clackamas County Zoning and Development Ordinance, no reductions to the 

GSA due to new county, public, or private roads (NR) are necessary. Therefore, the property’s net site area 

(NSA) is equal to its GSA. 

The general density (GD) of the property is calculated by dividing its NSA by the district land area (DLA). The 

DLA within the R-10 zone is equivalent to the minimum lot size. The County establishes a minimum lot size of 

8,000 square feet for properties within the R-102. Given an NSA of approximately 1.19 acres (51,836 square feet), 

the general density of the property is 6 units. Therefore, the reasonable maximum buildout development 

scenario for the site under R-10 zoning is 6 units.  

Proposed Zoning  

The subject property is proposed to be rezoned to from R-10 zoning to HDR zoning. Using the same 

methodology for calculating the base density of the existing zoning and using the DLA of 1,742 square feet 

under HDR zoning3, the maximum buildout development scenario for the site under the proposed HDR zoning 

is 29 units. 

Trip Generation  

To estimate the trips generated by the reasonable full build-out development scenario of the property under 

existing and proposed zoning, trip rates from the Trip Generation Manual4 were used. Specifically, data from 

land use code 215, Single Family Attached Housing, and land use code 220, Multifamily Housing (Low-Rise) were 

used based on the number of units within the existing R-10 zoning as opposed to the proposed HDR zoning.  

The trip generation calculations show that the proposed zone change is projected to generate a net increase of 

9 morning peak hour, 12 evening peak hour, and 152 daily trips. Table 1 below summarizes the trip generation 

of both zoning scenarios. Detailed trip generation calculations are included in the appendix to this 

memorandum. 

 
1 Oregon Administrative Rule (OAR) Section 660, Division 12, also known as the Transportation Planning Rule (TPR) requires consistency 

between land use and transportation system plans. Specifically, OAR 660-012-0060 requires that if “an amendment to a functional plan, 

an acknowledged comprehensive plan, or a land use regulation (including a zoning map) would significantly affect an existing or 

planned transportation facility,” then measures must be put in place to remedy the impacts. 
2 Table 315-2, Clackamas County Zoning and Development Ordinance Section 315. 9/9/24. 
3 Table 315-4, Clackamas County Zoning and Development Ordinance Section 315. 9/9/24. 
4 Institute of Transportation Engineers (ITE), Trip Generation Manual, 11th Edition. 2021 
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Table 1: Trip Generation Summary 

Scenario 
ITE 

Code 
Size 

Morning Peak Hour Evening Peak Hour Weekday 

Total Enter Exit Total Enter Exit Total 

Existing Zoning 215 6 units 1 2 3 2 1 3 44 

Proposed Zoning  220 29 units 3 9 12 9 6 15 196 

Net Difference 2 7 9 7 5 12 152 

Crash History Review 

Using data obtained from ODOT’s Crash Data System, a review of approximately five years of the most recent 

available crash history (January 2019 through December 2023) was performed at the intersection of 

SE River Road & SE Torbank Road, in addition to the roadway segment of SE River Road and SE Torbank Road. 

The crash data was evaluated based on the number of crashes, the type of collisions, and the severity of the 

collisions. Crash severity is based on injuries sustained by people involved in the crash, and includes five 

categories: 

• PDO – Property Damage Only 

• Injury C – Possible Injury 

• Injury B – Suspected Minor Injury 

• Injury A – Suspected Serious Injury 

• Fatality 

Table 2 provides a summary of crash types and crash severities.  

 

Table 2: Segment Collision Summary 

Crash Location Crash Type Crash Severity 

260 feet north of SE Torbank Road along SE River Road Fixed Object PDO 

At the intersection of SE River Road & SE Torbank Road Improper Backing PDO 

115 feet south of SE Torbank Road along SE River Road Pedestrian Injury B 

Total Crashes = 3 

 

Three (3) crashes were reported along the 1,000-foot segment of SE River Road near the project site during the 

five-year analysis period. One of the crashes was a fixed object crash, one was caused by an improper backing, 

and one was a pedestrian-related crash. No other crashes were reported along SE Torbank Road. 

A pedestrian-related crash occurred when the driver of a northbound vehicle was fatigued/sleepy and struck a 

pedestrian working in roadway or along shoulder. The pedestrian sustained injuries classified as Injury B while 

the driver of the striking vehicle sustained no injuries. The collision occurred under cloudy, dry, and daytime 

(12:00 pm, 04/25/2022) conditions. 
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At the intersection of SE River Road and SE Torbank Road, one crash was reported and classified as a PDO. A 

improper backing vehicle struck a vehicle waiting on SE Torbank Road to make a turn into SE River Road. The 

collision occurred under clear, dry, and daytime (1:00 pm, 07/16/2019) conditions. 

The last crash near Main Street was a fixed-object collision with the cause reported as inattention. The crash 

classified as a PDO. The collision occurred under rainy, wet, and nighttime (3:00 am, 11/23/2021) conditions.  

Based on the most recent five years of available crash data, three (3) crashes were reported along the 1,000-foot 

segment of SE River Road near the project site. Three crashes are not excessive or indicative of a safety 

problem. Eventual redevelopment of the properties under the proposed zone could result in increased 

pedestrian crossings on River Road. At the time this redevelopment is proposed, the safety of the current 

marked crossing on River Road at Torbank Road should be evaluated. 

Transportation Planning Rule Compliance 

Zone changes in the State of Oregon must adhere to the Transportation Planning Rule (TPR), which aims to 

ensure that the transportation system can support possible increases in traffic intensity that could result from 

changes to adopted plans and land use regulations. The applicable section of the TPR is quoted directly in italics 

below, with a response directly following. 

660-012-0060 

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, or a land use regulation 

(including a zoning map) would significantly affect an existing or planned transportation facility, then the local 

government must put in place measures as provided in section (2) of this rule, unless the amendment is 

allowed under section (3), (9) or (10) of this rule. A plan or land use regulation amendment significantly affects 

a transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation facility (exclusive of 

correction of map errors in an adopted plan); 

(b) Change standards implementing a functional classification system; or 

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

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

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

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

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

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

amendment. 

(A) Types or levels of travel or access that are inconsistent with the functional classification of an 

existing or planned transportation facility; 

(B) Degrade the performance of an existing or planned transportation facility such that it would not 

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

(C) Degrade the performance of an existing or planned transportation facility that is otherwise 

projected to not meet the performance standards identified in the TSP or comprehensive plan. 
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Subsections (a) and (b) will not triggered because the proposed zone change will not alter the functional 

classification of any existing or planned facility and the proposal does not include a change to any functional 

classification standards.  

Regarding subsection (c), the proposed zone change is estimated to generate an additional 9 morning peak 

hour, 12 evening peak hour trips, and 152 weekday trips compared with the existing zoning. The Oregon 

Department of Transportation (ODOT) defines a threshold at which a project would “significantly affect” a 

transportation facility. This threshold is detailed in the Oregon Highway Plan (OHP) Action 1F.5, with the relevant 

sections quoted below:  

If an amendment subject to OAR 660-012-0060 increases the volume to capacity ratio further, or 

degrades the performance of a facility so that it does not meet an adopted mobility target at the 

planning horizon, it will significantly affect the facility unless it falls within the thresholds listed below for a 

small increase in traffic.  

…  

The threshold for a small increase in traffic between the existing plan and the proposed amendment is 

defined in terms of the increase in total average daily trip volumes as follows:  

• Any proposed amendment that does not increase the average daily trips by more than 400. 

As described in the Trip Generation section, the projected daily net increase in the traffic intensity of the site, 

which could potentially occur due to the proposed zone change, will be 152 weekday trips. This daily trip 

generation is within the 400-trip impact threshold that is considered a “small increase” in traffic; therefore, the 

zone change will not cause further degradation of the nearby transportation facilities. 

Clackamas County Approval Criteria  

Section 1202.03 of the Clackamas County Zoning and Development Ordinance lists the general approval criteria 

for zone changes. Subsections 1202.03(C) and 1202.03(D) require the surrounding transportation system is 

adequate and will remain adequate to support the proposed zone change in regards to the system’s operability 

and safety.  

As discussed in the Trip Generation section, the proposed zone change is projected to generate a net increase 

of 9 morning peak hour, 12 evening peak hour, and 152 daily trips. These projections come from the highest 

motor vehicle trip generation rate of the proposed zone change. Per the OHP, this level of trip generation may 

be considered a “small increase” in traffic that will not cause further degradation of the nearby transportation 

facilities. Based on the most recent five years of available crash data, three (3) crashes were reported along the 

1,000-foot segment of SE River Road near the project site. Three crashes are not excessive or indicative of a 

safety problem. Therefore, the proposed zone change is expected to have a minimal impact on the operability 

and safety of the surrounding transportation system.  

Conclusion 

Based on an analysis of the nearby transportation system, the existing transportation infrastructure is sufficient 

to accommodate impacts associated with the proposed zone change and potential redevelopment of the 

project site. The small amount of traffic projected to be generated by the proposed use is not expected to 
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significantly affect the design or functionality of the local streets within the site vicinity. Accordingly, the 

Transportation Planning Rule and Clackamas County general approval criteria are satisfied and no mitigation is 

necessary or recommended. 
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Land Use:
Land Use Code:

Land Use Subcategory:
Setting/Location

Variable:
Trip Type:

Formula Type:
Variable Quantity:

5

Trip Rate: 0.4 Trip Rate: 0.51

Enter Exit Total Enter Exit Total
Directional Split 24% 76% Directional Split 63% 37%

Trip Ends 3 9 12 Trip Ends 9 6 15

Trip Rate: 6.74

Enter Exit Total
Directional Split 50% 50%

Trip Ends 98 98 196

Source: Trip Generation Manual, 11th Edition

WEEKDAY

Dwelling Units
Vehicle
Rate
29

AM PEAK HOUR PM PEAK HOUR

General Urban/Suburban

TRIP GENERATION CALCULATIONS
Source: Trip Generation Manual, 11th Edition

Multifamily Housing (Low-Rise)
220
Not Close to Rail Transit
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Land Use:
Land Use Code:

Land Use Subcategory:
Setting/Location

Variable:
Trip Type:

Formula Type:
Variable Quantity:

3

Trip Rate: 0.48 Trip Rate: 0.57

Enter Exit Total Enter Exit Total
Directional Split 25% 75% Directional Split 59% 41%

Trip Ends 1 2 3 Trip Ends 2 1 3

Trip Rate: 7.2 Trip Rate: 8.76

Enter Exit Total Enter Exit Total
Directional Split 50% 50% Directional Split 50% 50%

Trip Ends 22 22 44 Trip Ends 26 26 52

Source: Trip Generation Manual, 11th Edition

WEEKDAY SATURDAY

Dwelling Units
Vehicle
Rate
6

WARNING: Variable Quantity is less than Minimum Survey Size for Peak Hours

AM PEAK HOUR PM PEAK HOUR

General Urban/Suburban

TRIP GENERATION CALCULATIONS
Source: Trip Generation Manual, 11th Edition

Single-Family Attached Housing
215
All Sites
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S D M

SER# P R J S W DATE MILEPNT COUNTY ROADS INT-TYPE SPCL USE

INVEST E A U I C O DAY DIST FROM FIRST STREET RD CHAR (MEDIAN) INT-REL OFFRD WTHR CRASH TRLR QTY MOVE A S

RD DPT E L G N H R TIME INTERSECT SECOND STREET DIRECT LEGS TRAF- RNDBT SURF COLL OWNER FROM PRTC INJ G E LICNS PED

UNLOC? D C S V L K LAT LONG LRS LOCTN (#LANES) CONTL DRVWY LIGHT SVRTY V# TYPE TO P# TYPE SVRTY E X RES LOC ERROR ACT EVENT CAUSE

01209 N N N N N Y 04/25/2022 3.78 SE RIVER RD           
      

STRGHT  N N CLD PED       01 NONE  0 STRGHT 103 16

COUNTY MO UN (NONE) OFCR/FLAG N DRY PED     PRVTE S -N 000 00

N 12P 02 N DAY INJ PSNGR CAR 01 DRVR NONE 19 F OR-Y 000 025 16

N 45 25 28.53 -122 38 
43.75

(02) OR<25

-

STRGHT 01 PED INJB 51 M SHLDR  
  

000 045 103 00

N S 

03593 N N N N Y N 11/23/2021 3.85 SE RIVER RD           
      

STRGHT  N Y RAIN FIX OBJ   01 NONE  9 STRGHT 040,053 27

COUNTY TU UN (NONE) UNKNOWN   N WET FIX     N/A  N -S 000 00

Y 3A 01 N DLIT PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

N 45 25 32.36 -122 38 
43.7

(02) UNK  

Disclaimer: The information contained in this report is compiled from individual driver and police crash reports submitted to the Oregon Department of Transportation as required in ORS 811.720. The Crash Analysis and Reporting Unit is committed to providing the highest quality crash data to customers. However, because submittal of crash report forms is 
the responsibility of the individual driver, the Crash Analysis and Reporting Unit can not guarantee that all qualifying crashes are represented nor can assurances be made that all details pertaining to a single crash are accurate. Note: Legislative changes to DMV's vehicle crash reporting requirement, effective 01/01/2004, may result in fewer property 
damage only crashes being eligible for inclusion in the Statewide Crash Data File.

OREGON.. DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION

TRANSPORTATION DATA SECTION - CRASH ANAYLYSIS AND REPORTING UNIT

COUNTY ROAD CRASH LISTING

SE RIVER RD, MP 3.75 to 3.85, ALL Crashes Severity, ALL Crashes Circumstance, 01/01/2019 to 12/31/2023

04/22/2025

CDS380 Page: 1

CLACKAMAS COUNTY

1 - 2 of   2 Crash records shown.
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S D M

SER# P R J S W DATE MILEPNT COUNTY ROADS INT-TYPE SPCL USE

INVEST E A U I C O DAY DIST FROM FIRST STREET RD CHAR (MEDIAN) INT-REL OFFRD WTHR CRASH TRLR QTY MOVE A S

RD DPT E L G N H R TIME INTERSECT SECOND STREET DIRECT LEGS TRAF- RNDBT SURF COLL OWNER FROM PRTC INJ G E LICNS PED

UNLOC? D C S V L K LAT LONG LRS LOCTN (#LANES) CONTL DRVWY LIGHT SVRTY V# TYPE TO P# TYPE SVRTY E X RES LOC ERROR ACT EVENT CAUSE

02429 N N N N Y 07/16/2019 0.00 SE TORBANK RD INTER   3-LEG N N CLR ANGL-STP  01 NONE  9 BACK  10

NONE  TU E STOP SIGN N DRY BACK    N/A  S -N 000 00

N 1P 06 0 N DAY PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

N 45 25 29.64 -122 38 
43.74

UNK  

02 NONE  9 STOP  

N/A  E -W 011 00

PSNGR CAR 01 DRVR NONE 00 Unk UNK  000 000 00

UNK  

Disclaimer: The information contained in this report is compiled from individual driver and police crash reports submitted to the Oregon Department of Transportation as required in ORS 811.720. The Crash Analysis and Reporting Unit is committed to providing the highest quality crash data to customers. However, because submittal of crash report forms is 
the responsibility of the individual driver, the Crash Analysis and Reporting Unit can not guarantee that all qualifying crashes are represented nor can assurances be made that all details pertaining to a single crash are accurate. Note: Legislative changes to DMV's vehicle crash reporting requirement, effective 01/01/2004, may result in fewer property 
damage only crashes being eligible for inclusion in the Statewide Crash Data File.

OREGON.. DEPARTMENT OF TRANSPORTATION - TRANSPORTATION DEVELOPMENT DIVISION

TRANSPORTATION DATA SECTION - CRASH ANAYLYSIS AND REPORTING UNIT

COUNTY ROAD CRASH LISTING

SE TORBANK RD, MP 0 to 999.99, ALL Crashes Severity, ALL Crashes Circumstance, 01/01/2019 to 12/31/2023

04/22/2025

CDS380 Page: 1

CLACKAMAS COUNTY

1 - 1 of   1 Crash records shown.
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1

Fritzie, Martha

From: Snuffin, Christian
Sent: Tuesday, November 4, 2025 3:16 PM
To: Fritzie, Martha
Cc: Campi, Taylor
Subject: Rose Villa (Z0247-25 & Z0248-25)

Hi Martha, 

I reviewed the applicant’s submittal for the Comp Plan/zone change application from Rose Villa (Z027-25 & Z0248-
25) – in particular, the technical memorandum prepared by Lancaster Mobley and dated June 11, 2025.

Based on my review, I believe the memo provides suƯicient information to address the TPR (OAR 660-012-0060), 
as well as Clackamas County ZDO 1202.03(C) and 1202.03(D). Please let me know if you have any questions.    

Christian SnuƯin, PE 
503.680.5623 

From: Fritzie, Martha <MFritzie@clackamas.us>  
Sent: Thursday, October 23, 2025 9:10 AM 
To: Snuffin, Christian <CSnuffin@clackamas.us> 
Cc: Campi, Taylor <TCampi@clackamas.us> 
Subject: Z0437-25 & Z0438-25: another new Comp Plan/zone change application! 

Hi Christian. The new Comprehensive Plan/zone change application (and associated traffic analysis) 
that I was referencing yesterday is saved here: S:\Planning\1.APPLICATIONS\2025 Land Use 
Applications\Applications\Z0437-25\02.ApplicationPackage\01.SubmittedApplication 

I will be reviewing the application for completeness next week, but would like you to review the traffic 
study. For this purpose, I have two questions for you:   

(1) Is this traffic study sufficient to address the TPR (whether or not you agree with the
conclusion); and

(2) Is there sufficient information in here to address the safety of the system (per ZDO
1202.03(D))?

Please take a look and let me know your thoughts on the completeness by the end of next week 
(10/31), if possible.  

Also – I wanted to make sure that  you received the hearing notice for the Comp Plan/zone change 
application from Rose Villa (Z0247-25 & Z0248-25). I think you worked with them on the additional 
information they needed to provide related to the prior condition of approval that limited the use of 
properties on the east side of River Rd. I don’t need comments for that for a couple of weeks – did 
want to make sure you got the notice and it is on your radar though. 

Let me know if you have any questions. 

Thanks, 
Martha 
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2

----------------------------------------------------------------------------- 
Martha Fritzie, Principal Planner 
Clackamas County DTD | Planning & Zoning 
150 Beavercreek Road | Oregon City, OR 97045 
mfritzie@clackamas.us 
(503) 742-4529

Working hours 7:30am to 6:00pm | Monday – Thursday 
----------------------------------------------------------------------------- 
Please visit our webpage for updates on Planning services 
available online, service hours and other related issues.  

Follow Clackamas County: Facebook | Twitter | YouTube | Nextdoor 

Any opinion or advice provided herein is informational only, and is based on any information specifically provided or 
reasonably available, as well as any applicable regulations in effect on the date the research was conducted. Any opinion 
or advice provided herein may be revised, particularly where new or contrary information becomes available, or in 
response to changes to state law or administrative rule, future legislative amendments of the Zoning and Development 
Ordinance, decisions of courts or administrative tribunals, or quasi-judicial land use decisions.   

This is not a land use decision as defined by Oregon Revised Statutes 197.015(10). 
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	Site address: 1802 SE Torbank Rd. and 13614 SE River Rd.
	Township: 2S
	Range: 1E
	Section: 02DA
	Tax Lot: 3400
	Township-0: 2S
	Range-0: 1E
	Section-0: 02DA
	Tax Lot-0: 3500
	Township-1: 
	Range-1: 
	Section-1: 
	Tax Lot-1: 
	Water service including fire flows is available in: On
	Water service is adequate with the exception of fi: Off
	Adequate water service cannot be provided: Off
	Sanitary sewer capacity in the wastewater treatmen: On
	Adequate sanitary sewer service cannot be provided: Off
	Adequate surface water management treatment and co: On
	Adequate surface water management treatment and co-0: Off
	Is this statement issued subject to any conditions: Off
	Applicant name: HHPR, Inc. (Attn: Thuy Cao, AICP)
	Applicant email: thuyc@hhpr.com
	Applicant phone: (503)221-1131 ext. 154
	Project engineer: 
	Project engineer phone: 
	Project engineer email: 
	Name of service provider  surface water management: Oak Lodge Water Services
	Name and title of authorized representative: Jennifer Backhaus, Dev. Review Specialist
	Representative email: Permits@olws.org
	Representative phone: 503-353-4205


