PLANNING & ZONING DIVISION

CLACKAMAS

COUNTY DEPARTMENT OF TRANSPORTATION AND DEVELOPMENT

DEVELOPMENT SERVICES BUuILDING
150 BEAVERCREEK ROAD OrecoN CiTy, OR 97045

PLANNING STAFF REPORT AND RECOMMENDATION TO
THE PLANNING COMMISSION

REPORT DATE: July 7, 2025

HEARING DATE: July 14, 2025 (Agenda ltem Time: 6:30 pm)

PLANNING FILE NOS.: Z0109-25 and Z0110-25

PROPOSAL: A Comprehensive Plan map amendment to change the land use plan designation for
the subject property from Rural (R) to Rural Commercial (RC), with a corresponding zone change from
Rural Residential Farm Forest 5-acre (RRFF-5) to Rural Commercial (RC). No development is
proposed with this application.

STAFF CONTACT(S): Martha Fritzie, (503) 742-4529, mfritzie@clackamas.us
Taylor Campi, (503) 742-4512, tcampi@clackamas.us

LOCATION: 23000 SE Eagle Creek Road, Eagle Creek, OR; on the east side of Eagle Creek Rd,
approximately 500 feet southeast of Highway 211.

T2S, R4E, Section 31A Tax Lot 02804

APPLICANT(S): Mark Wright

OWNER(S): Eagle Creek Road LLC

SUBJECT PROPERTY AREA: Approximately 2.06 acres

CURRENT ZONING: Rural Residential Farm Forest, 5-Acre (RRFF-5)

COMPREHENSIVE PLAN DESIGNATION: Rural (R)

COMMUNITY PLANNING ORGANIZATION: Eagle Creek-Barton CPO, Bret Parries,
eaglecreekcpo@gmail.com

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
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
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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: These applications are subject to: Statewide Planning Goals;
Clackamas County Comprehensive Plan; and Clackamas County Zoning and Development Ordinance
(ZDO) Sections 202, 513, 1202, and 1307.

. STAFF RECOMMENDATION

Staff recommends DENIAL of the Comprehensive Plan map amendment and zone change in file nos.
Z0109-25 and Z0110-25, for the following reason:

1. The application cannot be found to meet the criteria in ZDO Section 1202.03(B), related to
service feasibility, because the required Preliminarily Statement of Feasibility for surface water
management was not provided.

However, the Planning Commission should note that if that if a completed Preliminary Statement of
Feasibility is received that confirms adequate surface water management, treatment, and conveyance
is or could be made available to serve future development that could result from this proposal; then the
application can be found to meet all of the applicable criteria to APPROVE of the Comprehensive Plan
map amendment and zone change in file nos. Z0109-25 and Z0110-25. If approved, staff recommends
the following conditions of approval:

1. The Clackamas County Comprehensive Plan Map 4-7a, Non-Urban Area Land Use Plan, and
all other maps of the Comprehensive Plan that include the subject property (tax lot 21E31A
02804, with situs address 2300 SE Eagle Creek Rd, Eagle Creek) shall be amended to show
the subject property as having a Comprehensive Plan land use designation of Rural
Commercial (RC).

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

Il. BACKGROUND

Proposal: This application requests that Clackamas County’s Comprehensive Plan land use plan
designation, as identified in Comprehensive Plan maps, be changed from Rural (R) to Rural
Commercial (RC), and for the zoning designation be changed concurrently from Rural Residential
Farm Forest, 5-Acre (RRFF-5) to Rural Commercial (RC) on the subject property.

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 a
commercial zoning district, such as the proposed RC 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 commercial building(s) will require a separate design review application, with consideration of
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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.

Subject property and surrounding area: The subject property is located on the northeasterly side of
SE Eagle Creek Road, approximately 500 feet southeast of the intersection of Eagle Creek Road and

Highway 211 in the Eagle Creek area. The subject property consists of one, generally rectangular tax

lot, which is approximately 2.06 acres in size and has approximately 540 feet of frontage on SE Eagle
Creek Rd. The site takes direct access off SE Eagle Creek Rd, via a single driveway located near the

southern boundary of the site.

The subject property 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, nor
historic landmarks.

Per ZDO Section 316, the minimum lot size in the RRFF-5 zoning district is five acres. Under its
current zoning, the subject site could developed with one single-family dwelling but could not be
partitioned or divided. The subject site is not currently developed with a dwelling, however; but it does
contain a gravel-surfaced lot and several structures.

According to aerial photography, land use and building permit history, Assessor’s data, and the
applicant’s narrative, the subject property appears to currently have the following improvements:

e An approximately 4,800 square-foot office building with 6 RV garage bays;
e Eleven, “container” storage buildings; and
¢ Arelatively large amount of graveled surface for parking and vehicle circulation

The site contains no visible trees and minimal landscaping. Development on the site is currently
served by a well and septic system.

The subject property is located in an area characterized by a mix of rural residential, commercial and
industrial uses. Properties to the north, south and east are used for commercial and industrial uses.
Uses in the immediate vicinity include a foundry operation, feed and hardware store, the Philip Foster
Farm living history facility, a private airport, a private gun club shooting range, a gas station/
convenience store, a cemetery, and an excavation company office, maintenance and vehicle and
equipment storage facility.

Zoning of properties in the vicinity of the subject site is also varied.

e Properties to the north and east are primarily zoned Rural Residential Farm Forest, 5-Acre
(RRFF-5), three of which have a Historic Landmark Overlay (HL).

e A property approximately 250 feet northeast of the subject property and several others nearby
along HWY 211 are zoned Rural Commercial (RC).

e Properties directly south and west (across SE Eagle Creek Rd) are zoned Rural Industrial (RI).
e Further to the west and southwest is agricultural land, zoned Exclusive Farm Use (EFU).

The current RRFF-5 zoning classification was adopted and applied to the subject property on June
28, 1976. Prior to that date, the subject property was not zoned, but was subject to the Unzoned

Area Development Permit (UADP) requirements adopted on July 7, 1975. Prior to that date, the
subject property was not subject to restrictive zoning regulations.
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Subject Property and Vicinity (2023 Aerial Photo)

Source: Clackamas County GIS, PlanMap
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Subject Properties in Current Non-Urban Area Zoning Map

o

Matural Resource Zoning Districts

Ag | Foreat (AGF)

Exchsive Farm Use (EFU)
| Timber (TER)
Residential Zoning Districts
Farm Forest 10-Acre (FF-10)

Rural Residential Farm Forest S-Acre (RRFF-5)

Rural Area Residential 2-Acra (RA-2)

Rural &rea Residential 1-Acne (Rbe-1)

Futura Urban 10-Acre (FLU-10}

Commercial Zoning Districts

| | Fural Commercial (RC)

Industrial Zoning Districts
Roural Industrial (RI)
Speclal Zoning Districts

IZ/// Lirnited Use Zone (LUZ)

| Historic District (MO} Crvarlay
Historic Landmark (HL} Owvarlay

EE Minaral and Aggregate Overlay (MAD)
Boundaries

:l Clackamas County

!"-E Urban Growth Boundary

_E Unincorporated Community

[ ] Mt Heed National Forest

=

!_--_; City Boundaries

Staff Report & Recommendation to Planning Commission — File Nos. Z0109-25 & Z0110-25 Page 5



Land Use History

Based on the subject property’s permitting history, the site has been occupied by number of different
uses in the past, including: a propane storage and service business, semi-truck/trailer storage, sales of
wood stove pellets, and, most recently, an RV and boat storage, service, and repair facility with limited
sales of parts and accessories.

None of those listed uses are allowed under the property’s RRFF-5 zoning, but they all have been
permitted on this site because it had been determined that the site had a legally-established
nonconforming use. Nonconforming uses are structures on or uses of property that were legally
established—either because they received land use approval or were allowed by right at the time of
establishment—nbut that are now prohibited due to a change in the zoning regulations that apply to the
property. Such uses are allowed to continue to operate and may be altered/changed as long as the
nonconforming use has not been discontinued for a period of time, as determined in the county’s
Zoning & Development Ordinance (ZDO).

The nonconforming use determinations and alterations for the subject property over the last several
decades is summarized below.'

Z0190-18 Alteration of a Nonconforming Use. This file permitted construction of four new buildings
ranging in size from 7200 sq. ft. to 10,720 sq. ft. and a total area of 37,680 sq.ft. for RV and boat
storage, modifying the prior approval for 120 storage spaces to 80 spaces and replacing the existing
outdoor storage.

Z0555-10 Alteration of a Nonconforming Use. This approval was limited to the following uses:

a. General mini-storage type usage as described in the application including the construction of a 20
ft. by 150 ft. structure for mini-storage bays. Storage bays may be used for storage of materials,
products, vehicles, etc. used by other businesses needing additional storage space, but not for the
actual conduct of other businesses; e.g. manufacturing, service commercial or any other retail and
service commercial use or light industrial use;

b. Use of the site for the parking/storage of up to ten (10) semi-trucks and trailers, provided such
storage did not impede required drive aisles/fire lanes.

c. The uses and structures approved under three previous nonconforming use alterations (File Nos.
Z0761-04-E, Z0494-05-E and Z0618-08-E.

Z0618-08, Alteration of a Nonconforming Use. This file permitted use of up to three enclosed bays for
RV services including repair and sales and installation of accessories and parts and to permit sales of
wood stove pellets using one outdoor storage bay for storage of product.

Z0993-05-D and Z0494-04-E, alteration of a nonconforming use and design review approval for an
addition(s) to the existing RV storage facility, to include a 50 ft. by 100 ft. building for office use and RV
storage and a 60 ft. by 365 ft. open-sided covered RV storage building. The smaller building was also
to include a permitted single family residential dwelling unit, although it does not appear to have been
used as such.

' Staff is making no formal determination with this application about whether this property has retained its
nonconforming use status since the last approved alteration.
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Z0761-04-E, Alteration of a Nonconforming Use. This file authorized an alteration to an existing
nonconforming use, to allow for an RV and boat storage facility. The file found that a nonconforming
use status has been established for a propane storage and sales use that was established some time
in 1974, according to county tax and assessment department appraisal records. The original occupant
was Doxol L. P. Gas and the use consisted of a large bulk propane tank, storage of residential and
commercial propane tanks, propane delivery trucks, miscellaneous related equipment and a small
storage shed.

Service providers:

1. Sewer: The subject property is not located within a public or private sewer district. Development
on the site is currently served by a septic system. Any future development would also need to be
served by a septic system, subject to Clackamas County’s Septic and Onsite Wastewater
Program’s rules and regulations.

2. Water: The subject property is not located within a public or private water district. Development on
the site is currently served by a private well. Any future development would also need to be served
by a private well, subject to the Oregon Water Resources Department’s rules and regulations.

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 2,640 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 comments received have been from the Oregon Department
of Transportation (ODOT) and the county’s Engineering staff regarding the applicant’s traffic study.

ODOT’s comments are limited to a note that the application requires a traffic analysis to address
compliance with the Transportation Planning Rule (TPR) but provides no assessment of the traffic
study the applicant has provided. County Engineering staff states that they have reviewed the traffic
study and supplemental safety analysis and take no exception to the findings. See Exhibits 4 and 5.

The local Community Planning Organization, the Eagle Creek-Barton CPO, has not provided any
comments to Planning staff.

Public Hearings:
Two public hearings on the current proposal are scheduled: one before the Planning Commission on

July 14, 2025, and another before the Board of County Commissioners (Board) on August 5, 2025.
The Planning Commission makes a recommendation to the Board, who will ultimately decide whether
the proposal is approved.
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lll. FINDINGS
This application is subject to the following provisions:

A. Statewide Planning Goals;
B. Clackamas County Comprehensive Plan; and
C. 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 2,640 feet of the subject
property; the Department of Land Conservation and Development (DLCD); the Eagle Creek-Barton
CPO; 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 (Board) 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
Planning Goals, but Goal 2 also provides a process by which exceptions can be made to certain
Goals.
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This amendment to the County’s Comprehensive Plan maps, including Map 4-07a, 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 RESOQURCES, 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. The subject property does contain any areas of identified Goal 5
resources.

The relevant requirements of Statewide Planning Goal 5 are satisfied.
GOAL 6 — AIR, WATER, AND LAND RESOURCES QUALITY

Goal 6 instructs the County to consider the protection of air, water, and land resources from
pollution and pollutants when developing its Comprehensive Plan.
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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 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 site is flat and does 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, nor would it modify the mapping of any
recreational resource.

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 OAR chapter 660, division 9. Pursuant to OAR 660-009-0010(1), the
requirements of division 9 apply only within UGBs. As noted, the subject property is not within a
UGB. Therefore, Goal 9 is not applicable to this amendment. Nonetheless, this amendment would
further Goal 9 generally, by providing economic support and employment opportunities for the rural
area of the county because it would allow for more diverse types of commercial businesses to
locate on the subject site than could do so through a continuation of the nonconforming use status.

This proposal is consistent with Goal 9.

GOAL 10 — HOUSING
The purpose of Goal 10 is to meet housing needs.

Goal 10 recommends that the County’s Comprehensive Plan (including its maps) “be developed in
a manner that ensures 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 that meets the housing needs of households of all income levels.” And, like Goal 9,
Goal 10 is only directly applicable to areas within UGBs.

Nonetheless, the Board finds that the potential loss of one dwelling is negligible in relation to the
county’s housing stock, particularly in light of the numerous recent efforts by the County to allow
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for more housing units within the Portland Metro UGB—a more appropriate place for housing
because of better access to urban goods and services and transportation options.

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.

This proposal would not change any adopted facilities plans or implementing regulations. The
subject site is currently not served by public water or public sewer and, because it is outside of an
urban growth boundary (UGB), it will not be served by these public facilities. Any future
development on the site would continue to be served by the on-site water and sewage disposal
facilities.

The relevant portions of Statewide Planning Goal 11 are satisfied.

GOAL 12 — TRANSPORTATION

The purpose of Goal 12 is to provide and encourage a safe, convenient, and economic
transportation system. It requires the County to create a transportation system plan (TSP) that
takes into account all relevant modes of transportation.

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, Clemow Associates, LLC, and dated March 6, 2025. The traffic study addresses
TPR requirements and includes a comparison of the reasonable worst-case traffic impacts caused
by potential development of the subject property under the property’s current RRFF-5 zoning to the
reasonable worst-case traffic impacts of future development under the proposed RC zoning. Key
findings from the traffic study include:

o “Proposed land use actions include a Type Il land use application for a Comprehensive Plan
map amendment, designation change, and a corresponding zone change from RRFF-5 to RC.
The proposed land use actions do not include a specific development application. As such, the
following scope of work identifies reasonable worst-case development scenarios and the
development area of influence, including intersections and accesses receiving 50 or more
development trips and having a 10% or greater trip volume increase.”

o “...the OHP trip generation threshold for plan amendments requiring a TPR analysis is an
increase of 400 or more average daily trips on state facilities.”

e “..reasonable worst-case development in the proposed RC zone generates an additional 247
daily, 23 AM peak hour, and 33 PM peak hour trips over development in the RRFF-5 zone
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e The memorandum concludes: “Overall, the proposed Comprehensive Plan map amendment
and corresponding zone change will result in a small increase in traffic and will not significantly
affect an existing or planned transportation facility. As such, it can be found that the TPR
criteria outlined in OAR 660-012-0060 are satisfied without the need for additional
transportation analysis.”

County Engineering staff has reviewed the traffic study and supplemental analysis and provided
comments, noting that he takes “no exception to the findings as presented. With the supplemental
safety analysis, the documentation provided by the applicant adequately addresses the relevant
safety and transportation criteria set forth in ZDO 1202.03(C) and (D) and OAR 660-012-0060.”
(Exhibit 5). ODOT was notified of this application, but did not provide comments specific to this
traffic analysis.

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.

The relevant requirements of Statewide Planning Goal 13 are satisfied.

GOAL 14 — URBANIZATION

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

The subject property is not located within an urban growth boundary (UGB). However, per Oregon
Administrative Rules (OAR) 660, Division 14, Goal 14 applies to rural lands in that those lands
should only be available for rural uses; if an urban use is proposed, then an exception to Goal 14
must be obtained.

When making a determination about whether a Goal 14 exception is required, DLCD v. Klamath
County, 38 Or LUBA 769 (2000) makes it clear that findings need to be included in a local
government’s action to explain why the proposed use on rural exception lands is “rural” and not
“urban”. Some examples of factors that may be used for such a determination are:

e That public facilities and services providing for water and sewage disposal will be limited to
the types and levels of service available and appropriate for rural lands. Or in other words,
that the proposed uses on rural lands will not require urban levels of service.

e The potential impact on a nearby Urban Growth Boundary. Specifically, consideration of
whether uses allowed under the proposed zoning would impermissibly affect the ability of
nearby UGBs to perform their urbanization function.

o Whether the size of the proposed lots in a partition or subdivision that will accompany the
zone change can be considered a rural use.
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Although the Applicant provided very limited findings related to Goal 14, Planning Staff has
reviewed the proposal and finds it reasonable to conclude that allowing the proposed zone change
would retain the property in “rural” uses and this proposal would not require a Goal 14 exception
for the following reasons:

e The uses allowed by Section 513 (Rural Commercial) of the county’s ZDO have been
acknowledged and found to be appropriate in type and scale for the rural area. In addition,
there is a limitation on the size of structures for each commercial use within the RC zone.
Per ZDO Section 513, the maximum building floor space per commercial use is 3,000
square feet, but a lawfully established commercial use that existed in 2001 may be
expanded by 25%. In limiting the size of commercial use in this manner, the types of
commercial uses that can and will locate within the RC zoning district are more limited in
scale to what is appropriate for the rural area. If this proposal is approved, any
development on the subject property would be required to comply with the RC standards.

e As noted in the application, “the site does not require extension of, or support from any
public services considered urban. The existing development of the site does not create an
urban enclave or precipitate urban development on surrounding properties.” Indeed, the
subject property is located approximately three miles from the city of Estacada’s UGB and
approximately five miles from the Portland Metro UGB, which are the closest “urban” areas
with urban services. Commercial uses in the subject property would not have access to nor
need urban services.

e Although there is there is no specific use that would be approved through this application,
the Applicant has noted that the proposed use, if the Comprehensive Plan amendment and
zone change is approved, would generally consist of a “commercial business that maintains
fil equipment,” presumably a service commercial use for the storage and rental, purchase
or use of said equipment throughout the area. This type of use is similar to what has been
currently occurring on the property, with no need for public facilities and no discernable
impact to the urbanization within any of the closest UGBs. As such, it can be considered a
“rural” use.

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 12.5 miles from the Willamette River and is not located in
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.
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B. 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 has 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 designation are
addressed below.

Rural Commercial

Rural Commercial lands “are those that are outside urban growth boundaries and that are suitable
based on specific factors for commercial development on a rural scale.” The following policies
apply to Rural Commercial lands.

4.KK.1 The Rural Commercial plan designation may be applied in non-urban areas to provide
for commercial uses that are necessary for, and on a scale commensurate with, rural
development.

The subject property is located in a non-urban area (outside an urban growth
boundary). The commercial uses that are allowed within a Rural Commercial (RC)
area, per Section 513 of the county’s Zoning and Development Ordinance (ZDO) are
those that have been determined as appropriate for rural areas and commensurate
with rural development. If this proposal is approved, any future uses and development
on the subject site would need to comply with the standards in ZDO Section 513.

This policy is met.

Staff Report & Recommendation to Planning Commission — File Nos. Z0109-25 & Z0110-25 Page 14



4.KK.2 The Rural Commercial (RC) zoning district implements the Rural Commercial plan
designation.

If this proposal is approved, both the Plan designation and zoning designation would
be changed to Rural Commercial. This policy is met.

4 KK.3 Areas may be designated Rural Commercial when either the first or both of the other
criteria are met:
4 KK.3.1 Areas shall have an historical commitment to commercial uses; or
4 KK.3.2 Areas shall be located within an Unincorporated Community; and
4. KK.3.3 The site shall have direct access to a road of at least a collector
classification.

The subject property is not located within an Unincorporated Community and therefore
must meet the first criteria — an historical commitment to commercial uses.

Historical commitment

Based on the subject property’s permitting history, the site has been used in the past by
a propane storage and service business, semi-truck/trailer storage, sales of wood stove
pellets, and, most recently, by an RV and boat storage, service and repair facility with
limited parts and accessories sales.

The propane storage and sales use was established over 50 years ago, sometime in
1974. Since that date, use of the property for non-residential uses has been verified and
altered through a number of alterations authorized from 2004 through 2018 (see
discussion of land use file nos. Z0190-18; Z0555-10; Z0618-08; Z0618-08; Z0993-05;
Z0494-04; and Z0761-14 on pages 6-7 of this report). With each alteration of the
nonconforming use, a determination had to be made that the use to be altered had not
been discontinued on the property and therefore, staff can conclude that the property
was continually used and “committed” to the identified non-residential uses at least
through 2018, and likely longer, given that several of the structures were established on
the site after the 2018 approval.

It is not clear from the applicant’s materials when or if the uses approved in 2018
ceased operations on the site. The site remains physically developed with several
commercial structures and is almost entirely graveled, however. Regardless of whether
the use has been discontinued for the last few years, staff finds that the clear use
history and physical development on the subject property provides sufficient evidence
to determine that the site does indeed have an “historical commitment” to non-
residential uses.

Commercial versus Industrial Uses

Because the property has contained a number of different non-residential uses in the
past, a determination also needs to be made about whether these uses would

constitute and commitment to “commercial” rather than ‘industrial” uses. In the
application narrative, the Applicant does not provide a clear argument as to what type of
commitment the property has, but instead makes references both to the site being
developed with industrial uses and commercial uses.
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To determine whether the property’s “commitment” is to commercial or to industrial
uses, staff looked to how the county’s ZDO classifies the various non-residential uses
that have been permitted on the site and finds the following:

Storage, maintenance and repair of vehicles such as boats and recreational
vehicles are consistently classified under “service commercial® uses in the
county’s ZDO, including in Section 513 (Rural Commercial), which allows for
the following outright (i.e. as a “primary” use):

o Services, Commercial— Maintenance and Repair of any of the following:
boats; heavy trucks such as dump trucks, moving trucks, and truck tractors;
large cargo trailers such as semitrailers; large construction equipment such
as backhoes and bulldozers; large farm equipment such as tractors and
combines; large forestry equipment; large mineral extraction equipment;
and recreational vehicles

o Services, Commercial—Storage of any of the following: boats; heavy trucks
such as dump trucks, moving trucks, and truck tractors; large cargo trailers
such as semitrailers; large construction equipment such as backhoes and
bulldozers; large farm equipment such as tractors and combines; large
forestry equipment; large mineral extraction equipment; and recreational
vehicles

o Services, Commercial—Mini-Storage/Self-Storage Facilities

Retailing is clearly a commercial use, as it has broad outright allowances
allowed in both rural and urban commercial districts, including in the RC district.
Retailing is allowed only on a very limited basis in the county’s industrial
districts and is most often limited either to retailing what is manufactured or
produced on the site (rural industrial district) and/or is allowed only on a limited
basis (urban industrial districts).

The original use that established the “commitment” on the property was
propane storage and distribution. Without more complete information about the
actual business, it is difficult to classify that use within the existing structure of
the ZDO. It could be considered an industrial use, under a “warehousing and
distribution”, or it could be considered a “service commercial” and/or “retailing”
or, most likely, some combination of industrial and commercial uses.
Regardless of how this particular use would be classified, staff finds that the
clear commitment to commercial uses since at least 2004, and likely prior, is
sufficient to determine that the subject property has a commercial and not an
industrial “commitment.”

Based on the extensive permitting history, which demonstrates the subject site has
been used primarily with commercial uses since 1975, and the existing development on
the site, staff finds there is sufficient evidence to conclude that this property has an
historical commitment to commercial uses.

This policy is met.

The Applicant further notes that because the site is currently “developed for commercial purposes
with a gravel lot, paving, and a commercial structure,” developing a single-family dwelling on the
site, as would be allowed by its current zoning designations, would “require these developments to
be removed or mitigated. The dwelling would not have a yard or garden or orchard areas without
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removal of the gravel from the site.” Staff concurs that the existing commercial development on the
property effective precludes the use of the property for residential uses allowed under the current
RRFF-5 zoning and that a commercial zoning designation would be more appropriate.

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:

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
the proposed Comprehensive Plan map amendment and corresponding zone change will result in
a small increase in traffic and will not significantly affect an existing or planned transportation
facility. The study concludes that TPR criteria outlined in OAR 660-012-0060 are satisfied.

Staff from County Engineering concur with the findings from the traffic analysis (see Exhibit 5).
This application can be consistent with Chapter 5.

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.

C. Zoning & Development Ordinance (ZDO)

Section 1202, Zone Changes, provides standards, criteria, and procedures under which a change
to the County’s zoning map (i.e., a zone change from RRFF-5 to RC) may be approved. Staff has
reviewed the subsections of Section 1202 relevant to this application and makes the following
findings.
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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 March 18, 2025, and deemed incomplete. The applicant
submitted additional materials on April 25, 2025, and the application was deemed complete on that
same date.

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 the Section Ill.B of
this Staff Report (pages 14 to 17). 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 under the proposed RC zoning district would not have access to or
need public sewer or water service. The subject property is not located in a public sanitary sewer
district and an onsite waste disposal system would be required for development on the site. The
subject property is not located in a public water district and a private well would be required for
development on the site. Evidence in the record demonstrates that these on-site facilities currently
exist on the site and serve the existing commercial uses.

The incomplete notice sent to the applicant on April 10, 2025, specifically listed a completed
Preliminary Statement of Feasibility as an item required for the application. In response, the
applicant asserted that the “Statement of feasibility has been determined as not relevant, the
response for Clackamas County sanitarium [staff presumes this was infended to say sanitarian] is
attached. Please deem our application as complete as is the applicant’s right.” While the
applicant is correct that this form is not needed for public water and sewer provision, as it is not
available to the subject property, the Preliminary Statement of Feasibility is indeed necessary in
order for an affirmative finding that the surface water management can be accommodated if the
proposed zone change is approved. Without confirmation from the surface water management
agency — in this case, County Engineering — staff cannot find that this application meets this
criterion.
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This application is not 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
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
the proposed Comprehensive Plan map amendment and corresponding zone change will result in
a small increase in traffic and will not significantly affect an existing or planned transportation
facility. The study concludes that TPR criteria outlined in OAR 660-012-0060 are satisfied.

Staff from County Engineering concur with the findings from the traffic analysis (see Exhibit 5).

This application is 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.

At the request of county Engineering, the applicant’s traffic study included a “supplemental safety
analysis” which includes consideration of crash data for SE Eagle Creek Rd and the SE Eagle
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Creek Rd/SE Weitz Rd intersection, as well as a site distance evaluation along the property
frontage and its current access point. Based on these considerations, the analysis finds that:

o “Crash data materials find that there is one recorded crash on SE Eagle Creek Road in the
study area and no recorded crashes at the SE Eagle Creek Road/SE Weitz Road
intersection.”

o “A preliminary review of field conditions finds that sight distance for vehicles entering or
exiting the subject property at the existing (or future) access to SE Eagle Creek Road is
not restricted by horizontal or vertical roadway curvature and that Clackamas County sight
distance requirements can be met.”

o “SE Eagle Creek Road is considered relatively safe, and the proposed land use actions
are not anticipated to affect the crash rates. A preliminary review of field conditions finds
that Clackamas County sight distance requirements are met at the existing access and
can be met at a future access.”.

Staff from County Engineering has reviewed this supplemental safety analysis and concur with
these findings (see Exhibit 5).

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: ;Traduccion e interpretacion? |TpebyeTca nvM BaMm YCTHbIA UMW MUCbMEHHbLIV
nepeson? |EiFE s 1F ? | Can Bién dich hodc Phién dich? | H == 592
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& ZONE CHANGE . " Staff initials: ~File Number:
Application Fee: $14,920 (+$150 for expanded notification area if the property is k,..-.,....-_..,-..-..,...._-....-....__...-_.--.,-...,5
in the AGIF, EFU, FF-10, FU-10, RA-1, RA-2, RC, RI, RR, RRFF-5, or TBR zone)
APPLICANT INFORMATION
Applicant name: Applicant email: Applicant phone:
Mark Wright mw@thisneedscoffee.com
Applicant mailing address: City: State: ZIP:.
16380 S Springwater Road Oregon City Oregon | 97045
Contact person name (if other than applicant): Contact person email: Contact person phone:
Peter Finley Fry peter@finleyfry.com 503 703-8033
Contact person mailing address: City: State: ZiP:
303 NW Uptown Terrace; Unit 1B Portland QOregon | 97210
PROPOSAL
Brief description of proposal: Pre-application conference file number:
Comprehensive Plan amendment and zone change ZPAC0090-24
SITE INFORMATION
Site address: Comprehensive Plan designation: Zoning district:
23000 SE Eagle Creek Road Rural Residential Farm and Forest RC
Map and tax ot # Land area:
i 28 - 4E ion: 32 A 02804
Township: _2S _Range: _4E _Section: ____°2 _ Taxlot 27 ° 2.06 acres
Township; _____Range: ______Section: Tax Lot:
Township; _______ Range: Section: ___ Texlot
Adjacent properties under same ownership:
Township: Range: ______ Section: oo Taxbet:
Township: Range: Section: ______ Taxlot
Printed names of all property owners: | Signatures of all property owners: i Date(s):
WMark VWright ’ i
; (;» 3 ¥
l/’ : S e z 2 )
|
| hereby certify that the statements contained herein, along with the evidence submitted, are in all respects
true and correct to the best of my knowledge.
Applicant signature "~ ! Date: i/
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EXHIBIT 1
Z0109-25 & Z0110-25
Page 2 of 84

D. Answer the following questions:

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

Requested Plan designation: Rural€ommercial

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

Requested zoning district: RC

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

Z NO

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

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

1 NO, this application is being filed alone.

O YES, this application is being filed with another application. That other application
requests the following: -
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EXHIBIT 1
Z0109-25 & Z0110-25

Page 3 of 84
STAFF USE ONLY ;
Staff Initials: File Number:

Application Fee: $6,340 if filed with another application for the same property, :

or $6,890 if filed alone. (+ $150 for an expanded notification area if the property *

is in the AG/F, EFU, FF-10, FU-10, RA-1, RA-2, RC, RI, RR, RRFF-5, or TBR zone.)

APPLICANT INFORMATION
Applicant name: Applicant email: Applicant phone:
Mark Wright mw@thisneedscoffee.com
Applicant mailing address: City: State: ZIP:
16380 S Springwater Rd Oregon City Oregon | 97045
Contact person name (if other than applicant): Contact person email: Contact person phone:
Peter Finley fry peter@finleyfry.com 503 703-8033
Contact person mailing address: City: State: ZIP:
303 NW Uptown Terrace, Unit 1B Portland Oregon | 97210

PROPOSAL

Brief description of proposal:

Comprehensive Plan map amendment and zone change to Rural Commercial.RC

Pre-application conference file number:

ZPAC0090-24

Mark Wright

true and correct to the hest of my knowledge.
Applicant signature:

SITE INFORMATION
Site address: Comprehensive Plan designation: Zoning district:
23000 SE Eagle Creek Road Rural Residential Farm and Forest RC
Map and tax lot # Land area:
Township: _2S _ Range: _4E__ Section: 32 Tax Lot: 02804
2.06 acres
Township: Range: Section: Tax Lot:
Township: Range: Section: Tax Lot:
Adjacent properties under same ownership:
Township: Range: Section: Tax Lot:
Township: Range: Section: Tax Lot:
Printed names of all property owners: Signatures of all property owners: Date(s):

//,”/M/( ig ot

I hereby certify that the statements contained hereln, along with the evidence submitted, are in all respects

Date:
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A.

EXHIBIT 1
Z0109-25 & Z0110-25
Page 4 of 84

Complete a pre-application conference:

You must attend a pre-application conference with Planning and Zoning staff before filing this application. Information

about the pre-application conference process and a request form are available from the Planning and Zoning website.

Review applicable land use rules:

This application is subject to the provisions of Section 1202, Zone Changes of the Clackamas County Zoning and

Development Ordinance (ZDO).

Itis also subject to the ZDO's definitions, procedures, and other general provisions, as well as to the specific rules of the
subject property’'s zoning district and applicable development standards, as outlined in the ZDO.

C.

a

O

O

Turn in all of the following:

Complete application form: Respond to all the questions and requests in this application, and make sure all

owners of the subject property sign the first page of this application. Applications without the signatures of all
property owners are incomplete.

Application fee: The cost of this application is $6,340 if it is filed concurrently with another land use
application for the same property or $6,890 if it is filed alone. A $150 notification surcharge also applies if
an expanded notification area is required by ZDO Section 1307. Payment can be made by cash, by check
payable to “Clackamas County”, or by credit/debit card with an additional card processing fee using the Credit
Card Authorization Form available from the Planning and Zoning website. Payment is due when the application
is submitted. Refer to the FAQs at the end of this form and to the adopted Fee Schedule for refund policies.

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

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

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

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

= Setbacks of all structures from lot lines and easements;

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

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

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

Transportation impact study: Refer to the information provided at the pre-application confe(enqe regardi.ng
the need for a transportation impact study. Include a copy of any required study with your application submittal.

Any additional information or documents advised of during the pre-application conference
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EXHIBIT 1
Z0109-25 & Z0110-25
Page 5 of 84

D. Answer the following questions:

1. What zoning district designation are you requesting for the subject property?

Requested zoning district: Rural Commercial Rural Commercial

2. Ifthe zoning designation you requested in response to Question 1 cannot be approved
because the property doesn’t meet the approval criteria, would you like an alternate zoning
district designation to be considered?

M NO

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

3. Are you filing this zone change application with another application?
¥ NO, this application is being filed alone.

O YES, this application is being filed with another application. That other application
requests the following:

Clackamas County Page 3 of 4 Updated 7/1/2022
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EXHIBIT 1
Z0109-25 & Z0110-25
Page 6 of 84

Respond in a narrative:

Your application submittal must include a narrative that fully responds to the following. Due to the
technical nature of these requirements, guidance on how best to respond will be provided during the
required pre-application conference.
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2.  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.

3. Explain how the transportation system is adequate and will remain adequate with approval of
the proposed zone change. This explanation should take into consideration the following:

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

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

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

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

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

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

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

4. Explain how the safety of the transportation system is adequate to serve the level of
development anticipated by the proposed zone change.

Clackamas County Page 4 of 4 Updated 7/1/2022

Zone Change Reviewad by Hearings Officer (Typa II1)



EXHIBIT 1
Z0109-25 & Z20110-25

Peter Finley Fry AICP Ph.D. (503) 709-503% **

April

24, 2025

Response to

NOTICE OF INCOMPLETE TYPE Ill LAND USE APPLICATION

FILE

NUMBER: Z0109-24 & Z0110-24

APPLICATION TYPE: Comp Plan Map Amendment and Zone Change
APPLICANT NAME: Mark Wright

SITE

ADDRESS: 23000 SE Eagle Creek Road

STAFF CONTACT: Taylor Campi, Senior Planner EMAIL: tcampi@clackamas.us

A

B.

. The authorization to sign is attached.
Additional evidence of historic commitment is attached.

. The narrative has been amended to add additional findings to Statewide Planning
Goals and is attached.

. The Traffic Engineer consultation with Clackamas County has provided additional
information that | attached.

The Statement of feasibility has been determined as not relevant, the response for
Clackamas County sanitarium is attached.

Please deem our application as complete as is the applicant’s right.

303 NW Uptown Terrace #1B
Portland, Oregon USA 97210
peter@finleyfry.com
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EXHIBIT 1
Z0109-25 & Z0110-25

Peter Finley Fry AICP MUP Ph.D. (503) 7035059 *

March 05, 2025
Amended April 24, 2025

GENERAL INFORMATION

Applicants: Owner
Mark Wright
23000 SE Eagle Creek Rd
Eagle Creek, 97022

Planning Consultant: Phone: 503-703-8033
Peter Finley Fry AICP

303 NW Uptown Terrace, 1B

Portland, Oregon 97210

peter@finleyfry.com

Location: 23000 SE Eagle Creek Rd, Eagle Creek, 97022

Jurisdiction: Clackamas County
Tax Lots: 01853122 SID 24E31A 02804
Size: 2.06 acres Preapplication Conference: ZPAC0090-24
Comprehensive Plan Designation/Zoning:
Current: Rural Residential Farm and Forest RRFF-5

Proposed: Rural Commercial RC

PROPOSAL

We are requesting a comprehensive plan map amendment and zone change to rural
commercial. The Rural Commercial Comprehensive plan designation best fits the area’s
land use context and historic use of the property. Rural commercial use allows the owner

303 NW Uptown Terrace #1B
Portland, Oregon USA 97210
peter@finleyfry.com
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23000 SE Eagle Creek Rd, Eagle Creek

to occupy the site with a commercial business that provides and maintains film equipment
for national producers to fil throughout the region.

CRITERIA

L Proposed Amendment of the Comprehensive Plan
3.0 Amend the Comprehensive Plan pursuant to the following procedures and guidelines.

3.1 Allow initiation of a map amendment only by the Board of County Commissioners,
the Planning Commission, the Planning Director, or the owner of the property for which a change
is requested.

3.2 Allow initiation of a text amendment only by the Board of County Commissioners,
the Planning Commission, or the Planning Director.

3.3 Consider all proposed Comprehensive Plan amendments at advertised public
hearings before the Planning Commission and the Board of County Commissioners, in accordance
with state law and County requirements.

3.4 For quasi-judicial amendments, provide notice of application and public hearing to
nearby property owners and the applicable Community Planning Organization a minimum of 20
days prior to the first scheduled public hearing. Provide a copy of the application to the applicable
Community Planning Organization a minimum of 35 days prior to the first scheduled public hearing.
For legislative amendments, provide notice of proposal and public hearing to all active and
recognized Community Planning Organizations, and ensure that the proposal is available for
review, a minimum of 35 days prior to the first scheduled public hearing.

3.5 Provide the opportunity for the Department of Land Conservation and Development
and Metro to review and comment on proposed legislative amendments, pursuant to the applicable
provisions of state law and the Metro Code.

3.6 Recognize the Board of County Commissioners as the decision making body for
quasi-judicial and legislative Plan amendments, but provide for the Planning Commission to make
recommendations to the Board on these amendments, except in the case of a Plan amendment to
designate an historic resource, in which case the Historic Review Board shall be the recommending
body.

FINDING

The request is made by the property owner and is an amendment to the map and not the
Comprehensive Plan text. The request shall be noticed and heard before the Clackamas
County Planning Commission for recommendation and the Clackamas County Board of
County Commissioners for the local land use decision. The site is not a designated
historic resource. The following findings support the request as equal to/or improved
upon the existing Comprehensive Plan map.

Clackamas County Comprehensive Plan
Chapter 1 - Introduction

GOALS

The overall goals of the Plan are:

e Balance public and private interests and adopt a coordinated set of goals and policies to
guide future development in Clackamas County.

* Identify the most appropriate land uses for individual sites by evaluating site
characteristics in light of market demand, human needs, technology, and state, regional,
and County goals.

* Provide for growth in areas where public facilities can economically be provided to
support growth.

» Create development opportunities most compatible with the fiscal and financial capacity
of the County and its residents.

2
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e Implement the policies of this Plan by adopting a zoning map and set of regulations, and
by guiding public investments to support anticipated growth.

e Establish a system whereby individual interests may be compared to stated County policy
and provide a process for review and amendment of those policies as expressed in this
Comprehensive Plan.

FINDING
The applicant provides findings that assert that the proposal meets or exceeds all the
relevant goals and policies of Clackamas county’s Comprehensive Plan.

Chapter 2 - Citizen Involvement

FINDING

The application for an amendment of Clackamas County’s Comprehensive Plan requires
public notice and two public hearings. The first public hearing is before the Clackamas
County Planning Commission who make a recommendation. The second hearing is
before the Clackamas County Board of County Commissioners who make the final local
land use decision. The public is invited to participate.

Chapter 3 — Natural Resources & Energy
WATER RESOURCES

FINDING

The site is not on a river or stream corridor and stream and does not have wetland or
water features. The site will be developed through Clackamas County’s permitting
process to ensure that any storm water is treated and disposed of appropriately.

AGRICULTURE
FINDING
The site is not in or near an agricultural area. The site is a rural location where the

surrounding zone and uses are exceptions to the resource designations outside of an
Urban Growth Boundary.

FORESTS
FINDING
The site is not in or near a forested area. The site is a rural location where the
surrounding zone and uses are exceptions to the resource designations outside of an
Urban Growth Boundary.

MINERAL AND AGGREGATE RESOURCES

FINDING
The site is not near mineral or aggregate resources.

WILDLIFE HABITATS AND DISTINCTIVE RESOURCE AREAS

FINDING
The site is not in or near a wildlife habitat or distinctive resource area.

NATURAL HAZARDS
FINDING
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The site is not in or near an area of natural hazards.
ENERGY SOURCES AND CONSERVATION

FINDING
Any development of the requested amendment site will conform with Clackamas County
and Oregon State laws regarding noise and air quality.

NOISE AND AIR QUALITY
FINDING
Any development of the requested amendment site will conform with Clackamas County
and Oregon State laws regarding noise and air quality.

Chapter 4 — Land Use
URBANIZATION

FINDING
The site is in a rural area far outside an urban growth boundary and cannot be urbanized
as urban services cannot be extended to the site.

URBAN GROWTH CONCEPT

Rural lands are exception lands, as defined in Oregon Administrative Rules 660-004-0005(1), that
are outside urban growth boundaries and Unincorporated Communities and are suitable for sparse
settlement such as small farms, wood lots or acreage home sites. They lack public facilities or have

limited facilities and are not suitable, necessary, or intended for urban, agricultural, or forest use.

FINDING

The site is in a rural area far outside an urban growth boundary and cannot be urbanized
as urban services cannot be extended to the site. The site is not located in a Future
Urban Study area.

OPEN SPACE AND FLOODPLAINS
FINDING

The site is not located in an open space or floodplain.

UNINCORPORATED COMMUNITIES
Unincorporated Communities, as defined in Chapter 660, Division 22 of the Oregon Administrative
Rules, are settlements located outside urban growth boundaries in which concentrated residential
development is combined with limited commercial, industrial, or public uses. Unincorporated
Communities may have limited public facilities and services.

FINDING
The site is located in an unincorporated community.

RURAL GOALS
4.MM.11.2 The RRFF-5 zoning district shall be applied when all the following criteria are met:
4.MM.11.2.a Parcels are generally five acres.
4.MM.11.2.b The area is affected by development.
4.MM.11.2.c There are no serious natural hazards, and the topography and soils are
suitable for development. Clackamas County Comprehensive Plan [4-48] Last Amended 9/9/2024
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4.MM.11.2.d Areas are easily accessible to an Unincorporated Community or incorporated
city.

FINDING

Th site is 2.06 acres below the RRFF-5 expectation of five acre lots. One single family
dwelling would be allowed on a lot of record. The site is developed for commercial
purposes with a gravel lot, paving, and a commercial structure. A single-family dwelling
would require these developments to be removed or mitigated. The dwelling would not
have a yard or garden or orchard areas without removal of the gravel from the site. The
site is accessible to an unincorporated community and city.

RURAL COMMERCIAL

Rural Commercial lands are those that are outside urban growth boundaries and that are suitable
based on specific factors for commercial development on a rural scale.

RURAL COMMERCIAL GOALS

* To provide for the continuation of commercial uses in non-urban areas having an historical
commitment to such uses.

* To implement the goals and policies of this Plan for commercial development in
Unincorporated Communities.
4.KK Rural Commercial Policies
4.KK.1 The Rural Commercial plan designation may be applied in non-urban areas to provide for
commercial uses that are necessary for, and on a scale commensurate with, rural development,
4.KK.2 The Rural Commercial (RC) zoning district implements the Rural Commercial plan
designation.
4.KK.3 Areas may be designated Rural Commercial when either the first or both of the other criteria
are met:

4.KK.3.1 Areas shall have an historical commitment to commercial uses; or

4.KK.3.2 Areas shall be located within an Unincorporated Community; and 4.KK.3.3 The site

shall have direct access to a road of at least a collector classification.

5
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4.KK.4 Implement dimensional and development standards to address compatibility,
function, and aesthetics.

4.KK.5 Require utility service lines to be underground unless prohibited by the utility service
provider.

FINDING

The property was conveyed to a commercial use — Leathers Oil company in 1985. The
deeds reveal that the property was transferred to an RV commercial storage company in
2007. The aerial depicts the site and abutting properties as used for commercial purposes
with rural residential uses to the east separated from the abutting commercial uses by a
thick forested barrier. A cemetery is adjacent to the southeast. The area between the
site and the primary state highway to Estacada is used as agricultural with several rural
residences. The site is fully developed for rural commercial purposes. An rural residential
use would require complete redevelopment of the property with the result of only one
single family dwelling. The site is not large enough to be used for rural industrial uses
nor does it have gravel or other resources that would justify industrial extraction operation.
The site is not situated in a location that would justify industrial warehouse or
manufacturing use because other better situated sites close to interstate freeways are
available. The site is isolated and not close to the interstate freeway system.

RURAL INDUSTRIAL

FINDING
The site has been committed to and developed as a rural commercial site for the past
forty years.

RURAL. RESIDENTIAL

FINDING ’

The site is currently zoned as rural residential but is fully developed as a commercial site
for the past forty years. The commercial development would require removal to allow one
single family dwellling.

AGRICULTURE

FINDING
The site is not located in an agricultural area.

FOREST
FINDING

The site is not located in a forest area.

Chapter 5 — Transportation System Plan

Building on the foundation of our existing assets, we envision a well-maintained and
designed transportation system that provides safety, flexibility, mobility, accessibility and
connectivity for people, goods and services; is tailored to our diverse geographies; and
supports future needs and land use plans.

TSP GOALS
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e Goal 1: Provide a transportation system that optimizes benefits to the environment, the
economy and the community

e Goal 2: Plan the transportation system to create a prosperous and adaptable economy and
further the economic well-being of businesses and residents of the County.

e Goal 3: Tailor transportation solutions to suit the diversity of local communities.

e Goal 4: Promote a transportation system that maintains or improves our safety, health, and
security.

e Goal 5: Provide an equitable transportation system.

e Goal 6: Promote a fiscally responsible approach to protect and improve the existing
transportation system and implement a cost-effective system to meet future needs.

FINDING
A Traffic Study was conducted by a certified Transportation Engineer that concluded:

“Based on the materials presented in this scope of work letter, the applicant believes that
the proposed land use actions will result in a small increase in traffic and will not
significantly affect an existing or planned transportation facility. As such, it can be found
that the TPR criteria outlined in OAR 660-012-0060 are satisfied without the need for
additional transportation analysis. Regardless, we respectfully request that agency staff
please identify the specific transportation analyses necessary to support this land use
application so that we can begin our work effort. *

Chapter 6 — Housing

Meeting the future housing needs and desires of residents will require the County to allow for new
housing types and densities. A wider range of housing prices can be encouraged by providing a
greater variety of lot sizes and more opportunities for the development of a range of housing sizes
and types. Providing more opportunities for the development of muitifamily dwellings and other
alternative housing forms are needed to house the young, the elderly, and lower-income
households who may prefer, or only be able to afford, housing types other than detached single-
family homes. And as the current housing stock ages and redevelopment takes place, regulations
pertaining to density, design and accessibility will shape neighborhoods and the county.

6.A Houselessness Policies

6.B Housing Type Policies

6.B Housing Affordability Policies
6.C Neighborhood Quality Policies

6.D Livability Policies

FINDING

The site is located outside the urban growth boundary on a site that has been developed
for commercial purposes for over forty years. The site would require redevelopment and
removal of gravel and asphalt to allow residential use that would only be a single single-
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family dwelling. The dwelling would be a rural dwelling as the site is isolated from services
that residential uses require. The site abuts a cemetery.

Chapter 7 — Public Facilities & Services

The provision of public facilities and services is a key ingredient in the development of Clackamas
County and the implementation of this Plan. All development requires a certain level of public
facilities and services. The objective of this Plan element is to provide the level of public facilities
and services to support the land use designations in this Plan, and to provide those facilities and
services at the proper time to serve development in the most cost-effective way.

FINDING

The site is located near the intersection of two paved state highways (211 & 224). The
site is served by the Clackamas County Sheriff. Eagle Creek Fire Station #18 is located
at 3220 SE Judd Road, Eagle Creek provides emergency response and fire suppression
services. The site is privately served by well water and a septic system. The application
includes proof of these services.

Chapter 8 — Economics

If any community is to thrive and prosper, jobs must be available to provide income for its residents.
The type, quality, wage rates, and variety of jobs available in the community determine, to a large
extent, the lifestyle and well-being of its residents.

The economy of Clackamas County is not separable from that of surrounding urban areas, nor is it
uniform throughout. The northwest urban portion of the County clearly is part of the highly
diversified urban economy of the Portland metropolitan area, with similar industries, and many
retail and service businesses to serve the large urban population. The rural parts of the County and
the cities lying outside the northwest urban area have traditionally been timber- or agriculture-
based economies; however, residents are increasingly commuting to jobs in the Portland and
Salem urban areas.

GOALS - Establish a broad-based, stable, and growing economy to provide employment
opportunities to meet the needs of the County's residents.

* Retain and support the expansion of existing industries and businesses. Clackamas
County Comprehensive Plan [8-3] Last Amended 10/13/14

* Attract new industrial and commercial development that is consistent with environmental
quality, community livability, and the needs of County residents.

FINDING

The site abuts a paved road the connects to two paved state highways. The site has
been developed for over eighty years for commercial purposes. The site will provide a
vital location for rural commercial creating direct and ancillary employment in a rural area.
The site has and will provide commercial services to rural residents and farms specifically
propane.

8.A Existing Industry and Business Policies

Chapter 9 — Open Space, Parks & Historic Sites

The conservation of land, water, and historic resources, and the related provision of recreation
opportunities, is one of the most important factors in maintaining the quality of life which has made
Clackamas County an attractive place to live. Recently, however, the urban area in particular has

8
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experienced a sharp jump in population, with substantial changes in the physical environment.
Population growth is inevitable, at least for the foreseeable future, but the degradation of our
communities is not.

FINDING
The requested amendment does not affect open space, parks, or historic sites.

Chapter 10 - Community Plans & Design Plans
The following Community Plans and Design Plans are included in Chapter 10:

FINDING
The site is not in an area with a community plan or design plan.

Chapter 11 — The Planning Process

The purpose of Clackamas County's comprehensive planning process is to establish a framework
for land use decisions that will meet the needs of County residents; recognize the County's
interrelationships with its cities, surrounding counties, the region, and the state; and ensure that
changing priorities and circumstances can be met. Coordination with other governmental agencies
and refinement of this Plan and County ordinances is essential to achieve this end.

FINDING

The requested amendment is processed through a quasi-judicial land use process that
requires public hearings before Clackamas County Planning Commission and Clackamas
County Board of County Commissioners. The Board of County Commissioners is
empowered to approve or deny the application.

METRO CHAPTER 3.07 URBAN GROWTH MANAGEMENT FUNCTIONAL PLAN
REGIONAL FUNCTIONAL PLAN REQUIREMENTS

Title 1: Housing Capacity 3.07.110 Purpose and Intent 3.07.120 Housing Capacity

FINDING
The site is too small to have a material effect on the regions’ housing capacity and the
site is not in an urban area.

Title 2: Regional Parking Policy [Repealed Ord. 10-1241B, Sec. 6]
FINDING
Title was repealed.

Title 3: Water Quality and Flood Management

FINDING

Development is required to be reviewed and approved by Clackamas County in a site
review process. The site is not in a flood plain nor abutting a water feature.

Title 4: Industrial and Other Employment Areas
FINDING
The site is not located in an industrial or employment area.

Title 5: Neighbor Cities and Rural Reserves [Repealed Ord. 10-1238A, Sec. 4]
9
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FINDING
Title was repealed.

Title 6: Centers, Corridors, Station Communities, and Main Streets
FINDING
The site is not in a center, corridor, station community, or main street.

Title 7: Housing Choice 3.07.710

FINDING

The site is too small to have a material effect on the region’s housing choice and is not in
an urban area.

Title 8: Compliance Procedures 3.07.810
FINDING
This title is not relevant to a comprehensive plan amendment or zone change.

Title 9: Performance Measures[Repealed Ordinance No. 10-1244B, Sec. 8]
FINDING
Title was repealed.

Title 10: Functional Plan Definitions 3.07.1010 Definitions
FINDING
This title is not relevant to a comprehensive plan amendment or zone change.

Title 11: Planning for New Urban Areas
FINDING
The site is not in an urban area.

Title 12: Protection of Residential Neighborhoods
FINDING
The site is not in a residential neighborhood.

Title 13: Nature In Neighborhoods
FINDING
The site is not in a residential neighborhood.

Title 14: Urban Growth Boundary

FINDING

The site is not on or near an urban growth boundary. The amendment does not materially
affect the twenty-year land supply for either the region’s residential or industrial land
because of the very small size of the request.

Oregon State Land Use Goals

Goal 1 Citizen Involvement

Goal 2 Land Use Planning

Goal 3 Agricultural Lands

Goal 4 Forest Lands

Goal 5 Natural Resources, Scenic and Historic Areas, and Open Spaces
Goal 6 Air, Water and Land Resources Quality

10
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Finding: The Comprehensive Plan amendment from Rural Residential to Rural
Industrial will create a higher probability that the site will produce externalities that
impact the environment. Development on the site requires permits from Clackamas
County. The permit process shall identify any requirement for review by state agencies.
Any required review shall identify and determine required mitigation measures. The site
is not located is a designated area suitable for the county’s use in controlling pollution.

Goal 7 Areas Subject to Natural Hazards
Goal 8 Recreational Needs
Goal 9 Economic Development

Finding: The amendment provides an opportunity for locating businesses that provide
economic support for the rural area and employment opportunities.

Goal 10 Housing

Finding: The site is fully developed with pavement, gravel and industrial type
improvements including an office building. The zoning would only allow a single
residential dwelling. The condition of the site and the fact that only one dwelling could
be developed creates a factual situation where the site is not suitable for residential
development and does not add to the county’s housing inventory.

Goal 11 Public Facilities and Services

Finding: The conversion of the site into a rural industrial designation does not require
the extension of any public services. Essentially services such as water and sanitation
are provided privately on the site.

Goal 12 Transportation

Finding: The applicant has provided a traffic study that found that the expected
increase in traffic is not significant and does not have a material effect on county or
state transportation facilities. The actual physical characteristic of the site access to the
county’s road was found to be safe.

Goal 13 Energy Conservation

Finding: The site is developed as an industrial use. The amendment makes the site’s
use consistent with the Comprehensive Plan. The consistency allows the uses to be
regulated consistent with the development code. The use of an existing disturbed site
conserves the use of land in the rural area.

Goal 14 Urbanization

Finding: The industrial use will continue to serve the rural area. The site is privately
served by a well and septic system. The site does not require extension of, or support
from any public services considered urban. The existing development of the site does
not create an urban enclave or precipitate urban development on surrounding

11
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properties. The applicant does not propose or plan to subdivide the property. The
property’s size precludes a subdivision in relationship[ the size and configurations of
surrounding properties.

Goal 15 Willamette River Greenway
Goal 16 Estuarine Resources

Goal 17 Coastal Shorelands

Goal 18 Beaches and Dunes

Goal 19 Ocean Resources

FINDING

Clackamas County’s Comprehensive Plan has been acknowledged by the Department
of Land Conservation and Development as in compliance with the state goals. The
applicant is requesting an amendment to the plan through the established public quasi-
judicial process (Goal 1 and 2). The following goals are not relevant to the proposed
amendment: Goal 3 — 5 and Goal 7 and 8. Future development requires a public quasi-
judicial site/design review that will address Goal 6, Goals 11 -19.

1. Zone Change

1202.03 GENERAL APPROVAL CRITERIA A zone change requires review as a Type lil 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.

FINDING
A requested zone change to RC is consistent with the requested comprehensive plan
amendment to Rural Commercial.

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,

FINDING

The site does not have physical access to sanitary sewer and is located outside of an
urban growth boundary. The site is served by an approved septic system the current
use was granted occupancy by Clackamas County in 2024 after verification that the septic
system was operating correctly.

Surface water management, and

FINDING

No development is proposed on this improved site. The existing site is fully developed
with a building and paved surface around the building providing parking areas. The
remainder of the site — approximately 70% is developed in a gravel surface.

Water.

12
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FINDING
The site is served by a well. The well was tested in March 0f 2024 and found to be safe
and passed - specific tests for toxic substances found no evidence of toxicity...

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 vic and LOS are established by the Clackamas County
Roadway Standards.

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

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

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

FINDING
A Traffic Study conducted by a certified Transportation Engineer concluded:

‘Based on the materials presented in this scope of work letter, the applicant
believes that the proposed land use actions will result in a small increase in traffic
and will not significantly affect an existing or planned transportation facility. As
such, it can be found that the TPR criteria outlined in OAR 660-012-0060 are
satisfied without the need for additional transportation analysis. Regardless, we
respectfully request that agency staff please identify the specific transportation
analyses necessary to support this land use application so that we can begin our
work effort.”

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

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

Instructions for

PRELIMINARY STATEMENTS OF FEASIBILITY

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 detalils.

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: ¢ Traduccion e interpretacion? | TpebyeTca nn Bam YCTHbIN UMY NMUCbMEHHbLIN NepeBoa?
#1125 [01F ? | Can Bién dich ho&c Phién dich? | H =& 5247

Clackamas County Updated 01/01/2021



CLACKAMAS

COUNTY

Planning and Zoning

EXHIBIT 1

Z0109-25 & Z0110-25

Page 22 of 84

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

PRELIMINARY STATEMENT OF FEASIBILITY

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:

Township:

Township:

Range:
Range:

Range:

Section: Tax Lot:
Section: Tax Lot:
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

Sanitary Sewer Service

[0 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.

[0 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.

[0 Adequate water service cannot be provided.

[0 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.

[0 Adequate sanitary sewer service cannot be provided.

Surface Water Management, Treatment, and Conveyance

[0 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.

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

Is this statement issued subject to any conditions of approval?

[0 YES, and those conditions are attached.

O No

Signature of authorized representative:

Date of signature:

Clackamas County

Updated 01/01/2021
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Burlington, WA Corporate Laboratory (a) Portland, OR Microbiology/Chemistry (c)
1620 S Walnut St - Burlington, WA 98233 - 800.755.9295  360.757.1400 9725 SW Commerce Cr Ste A2 - Wilsonville, OR 97070 - 503.682.7802
Bellingham, WA uicrobiology (b) Corvallis, OR Microbiology/Chemistry (d)
805 Orchard Dr Ste 4 - Bellingham, WA 98225 - 360.715.1212 1100 NE Circle Blvd, Ste 130 - Corvallis, OR 97330 - 541.753.4946
Bend, OR wicrobiology (e)
ANALYTI CA L 20332 Empire Bivd Ste 4 - Bend, OR 97701 - 541.639.8425

Page 1 of 1

Drinking Water Report

Client Name: Skyles Well Drilling Reference Number: 24-05772
21912 S Beavercreek Road Report Date: 3/12/24
Oregon City, OR 97045 Approved By: bj,pdk,smv

Authorized by: 'y,
N ondh—

Thanh B Phan
Lab Manager, Portland

Project: 23000 Mike Patterson Lab Number: OR100063-11354
Field ID: Bath Faucet Date Received: 3/5/24
Sample Description: 23000 SE Eagle Creek Rd Sampled By: Denny Collins
Sample Date: 3/5/24 12:20 Sampler Phone:

CAS .

Number Analyte Result Units  Analyzed

Coli-To-t TOTAL COLIFORM Absent Pass ¢ PIA per100ml 3724

68583-22-2 E. Coli Absent Pass c Y/N per100ml 374

7440-38-2 ARSENIC 0.0040 0.010  Pass a  0.001 mg/L 318124

14797-558  NITRATE-N 0.02 10 Pass ¢ 0.005 mg/L 315124
Notation:

MCL = Maximum Contaminant Level, maximum permissible level of a contaminant in water established by EPA; Federal Action Levels are 0.015 mg/L for Lead and 1.3 mg/L for Copper. Sodium has a
recommended limit of 20 mg/L. A blank MCL value indicates a level is not currently established.

QL = Quantitation Limit is the lower calibration concentration.

ND = Not detected above the listed specified reporting limit (QL).

CAS Number = Chemical Abstract Service Number is an unique identifier of the chemical tested.

A ='PASS', indicates that the parameter tested meets EPA, State, or local jurisdiction MCL. * ' indicates EPA secondary limit (Aesthetic) was exceeded. 'Fail' indicates EPA Primary limit (Health) was exceeded.
An * in front of the parameter name indicates it is not NELAP accredited but it is accredited through OR DEQ or USEPA Region 10.

These test results meet all the requirements of NELAC, unless otherwise stated in writing, and relate only to these samples.

If you have any questions concerning this report contact Thanh B Phan at the above phone number.
FORM: ShortList.rpt
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Peter Finley Fry AICP MUP Ph.D. (503) 703-8033

LOT CONFIRMATION

March 08, 2025

GENERAL INFORMATION

Applicants: Owners
Mark Wright
23000 SE Eagle Creek Rd
Eagle Creek, 97022

Location: 23000 SE Eagle Creek Rd,
Eagle Creek, 97022

Property Tax#: 01853122 SID: 24E31A 02804

Jurisdiction: Clackamas County, Oregon

CONFIRMATION

The lot was created by a recorded deed (attached) on December 09, 1976 as a lot.

303 NW Uptown Terrace #1B
Portland, Oregon USA 97210

peter@finleyfry.com



VGRM No, 733—BAROAIN AND JALT DIID [individusi or Carparcie). UALISHING GO
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DARGAIN AND SALS DEED @

i

KNOW ALL MEN BY THESE PRESENTS, That MALPII. A G AOSEPHINE K. BILL, as to 1/5 int.;
EOBHﬂTB.r.TMLOE;.aﬁ..mlfﬁilmund.mldmuk ....AIQ'BLE.,A..KS ...tO..l/_S..iltl:; hereinatter calted grantor,
for the consldoration hersinalter stated, does horeby drunt, burdnin, sell and convey unto ROBERT. I, & CANOLYN,.,
E.TAYLOR,..undivided. 1/2. int, ,.and DAVID M. . §.VIOLA R, .TILLSTHOM, .undivided 1/2 int, -
heralnafter called deantes, and unfo drantes's heirs, successors and assigna al of that certain renl property with the
3 ts, horedit ts and appurt th to belonging or in anywise appertuining, situated in the County
... [S1ACKIIDAS, ...,........, State of Orogon, dasoribod as follows, to-wit:
A tract of land situated in tho Philip Foster D,L.C. #37 and James W.Foster D.L.C. #4, in
Sections 31 and 32, Township 2 South, Range 4 Bast of the W.M, in the County of Clackamas
and State of Oregon, more particularly described as follows:
BEGINNING at the intersection of the northessterly line of said D.L.C. No. 37 with the
southerly line of State Miwmy No. 211; thence §.29930'8,, along said northeasterly line,
a distance of 450 feet, more or less, to the most northerly corner of Parcel II of that
certain tract of land convéyed to Ralph A.Mill and Joscphine I, Hill, husband and wife,
Robert E. Taylor and Carolyn L. Taylor, husband and wife, and Sol Aichel and Lorene K.
Aichele, husband and wife, by contract recorded Muay 14, 1969, Recorders Fee No. 69-8672;
thence S.69°56'E., along the ndrthuasterl% line of suid Hill, et al, tract, & distance of
232.4 feet to an angle point; thence S.13 09'E., along the easterly line of said Parcel
I, a distance of 484.4 feet to the southeasterly corner thereof; thence $.77018'W.; along
the south ‘line of said Parcel I, a distance of 14.5 fect to the southwest cormer thereof)
and the southeasterly corner of that parcel known as "The Cemetery Tract"; thence N,29°
30'W., along the noxtheasterly line of said "Cemetery Tract" and the northeasterly line
of said Foster. D.L.C. #37, m distance of 130.00 feet to a point; thence 5.63%,, along
the northerly line of the "Cemetery Tract", a distance of 260.0 feet to the northwest
corner thereof; thence 5, 20930'%., parallel with the northeasterly line of said D.L.C.
#37, a distance of 130.00 feet to a point in the northwesterly line of that certain tract

of land conveyed to Gottlieb Kirchrerr by deed recorded June 29, 1883, in Book W-215, Deed

Records; -thence S.63%., along said northwesterly line, A distance of 390 feet, more or
' : 1IF SPACE INSUFFICINT, CONTINUE DESCRIPTION ON REVERSE $1DE)
To Have and fo Hold the sames unto the said grantee and grantee’s heirs, successors and assigns farever.

- = The true-and actual consideration paid for this transfer, stated in ferms of dollars, is $.33,551.89.: 7
OHowever, the aciual ideration ists of or includes other properiy or value given or promised which is
;’::,“;',3*,:, consideration (indicate which).® (T4s sentence b ywmbola®, 1 net appll should be delated. Soo GRS $3.030.)

In construing this deed and whore the context so requires, the sindular intludes the plural and all graramatical
changes shall ba implied to make the provisions hereof apply equally fo cor tions and to individual; :
In Witness Whereof, the grantor has executed this instrument this....]......day of,......., M
. if a corporate drantor, it has caused itz name to be signed and seal aflixed by ifs officers,
! its board of di) : ’ ’

W

STATE OF OREGON,

County of .
SR )

who, belng duly sworn,
each lor himealt and not one lor the other, did say that the former it the
Ident and that the lafter In ko
y of

i
and that the seal ailized to the foregalng i Is the senl
of sefd corporation and that sald iasfy was signsd and ssaled in bo-
hall of sald corporation by authority of lis board of dirsetors; and each of
them lekjnwhdgn‘ sa/d fmatrament do B Its voluntary act and deed,

Sl Heleey gear o St R e nn et S e e S

(OFFICIAL
SBAL)

Notary Publlo for Oregon
My commisslon expireni

8 L g
H;.':é&?ﬂ-lm .m.?f?ﬂ:?: 7.

o

fiIL, STATE OF OREGON,

* RACPHCADHITLL, BT AL -
BUZEN. . Sandy B1vd,
+ Porelind, tiegon

3

GRANTOR'S NAME AND AGORERS i
T £ cortify that the within inviru-
TQ%Q-R'EI,-M ment way received for: record on the
o1 97030 )

day of. ctssaecy
GHANTAE'S NANE AND ADDRES S SPACE AESRAVED g -

Grosh clock.....M., and recorded
M-M'liilnhnhl ron

-ROBERT B. TAYLOR, ET AL
"R, 870

.
' Groshon, Orogo

County alfiked,
- el K
Ustil @ chooga Iy roquested 8t bt stotamaaly shal be s4m 1o (e Fallowing addrons,

TAYLOR, BT AL _ " Recording Gificer
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clemow
associates LIC
March 6, 2025

Clackamas County

Attention: Taylor Campi and Christian Snuffin
150 Beavercreek Road

Oregon City, Oregon 97045

Oregon Department of Transportation
Attention: Marah Danielson and Avi Tayar
123 NW Flanders Street

Portland, Oregon 97209

EXHIBIT 1
Z0109-25 & Z0110-25
Page 27 of 84

Sent via email to: TCampi@Clackamas.us
CSnuffin@clackamas.us
Marah.B.Danielson@odot.oregon.gov
Abraham.Tayar@odot.oregon.gov

Re: 23000 SE Eagle Creek Road Comprehensive Plan Amendment and Zone Change

Eagle Creek (Clackamas County), Oregon

Traffic Impact Study Scoping Letter
Clackamas County File Number ZPAC0090-24

ODOT Case Number 13449
C&A Project Number 20241102.00

Dear Agency Staff,

This Traffic Impact Study (TIS) scoping letter supports the proposed 23000 SE Eagle Creek Road
Comprehensive Plan Amendment and Zone Change in Eagle Creek (Clackamas County) and presents
project information for the Clackamas County and the Oregon Department of Transportation (ODOT)
review. The following items are addressed:

Proposed Development and Analysis Requirements

Existing Conditions

Clackamas County Transportation System Plan (TSP) and Capital Improvement Plan (CIP)
Site Development

Trip Distribution and Traffic Assignment

Transportation Analysis

Site Access

Scoping Summary

PNV R WNRE

2237 NW Torrey Pines Drive, Bend, Oregon 97703 | 541-579-8315 | cclemow@clemow-associates.com
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1. PROPOSED DEVELOPMENT AND ANALYSIS REQUIREMENTS

The property is at 23000 SE Eagle Creek Road in Eagle Creek (Clackamas County), Oregon. The subject
property is approximately 2.0 acres and is identified as tax lot 2804 on Clackamas County Assessor’s map
24E31A. The property location is illustrated in the attached Figure 1.

Proposed land use actions include a Type Ill land use application for a Comprehensive Plan map
amendment and designation change from Unincorporated Community Residential, Rural, and Future
Urban to Community Commercial and a corresponding zone change from Rural Residential Farm Forest 5-
Acre (RRFF-5) to Rural Commercial (RC). The proposed land use actions do not contemplate a specific
development application.

In support of the proposed land use actions, a TIS is necessary to address the following:

= Transportation Planning Rule (TPR) criteria outlined in Oregon Administrative Rule (OAR) 660-012-0060
= Clackamas County Zoning and Development Ordinance (ZDO)

= Clackamas County Roadway Standards

= Oregon Highway Plan (OHP)

= Oregon Department of Transportation (ODOT) requirements

Transportation Planning Rule (TPR) Criteria

OAR 660-012-0060 (1) states, “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

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final
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(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.”

OAR 660-012-0060 (9) states, “Notwithstanding section (1) of this rule, a local government may find that
an amendment to a zoning map does not significantly affect an existing or planned transportation facility
if all of the following requirements are met.

(a) The proposed zoning is consistent with the existing comprehensive plan map designation, and
the amendment does not change the comprehensive plan map;

(b) The local government has an acknowledged TSP, and the proposed zoning is consistent with
the TSP; and

(c) The area subject to the zoning map amendment was not exempted from this rule at the time
of an urban growth boundary amendment as permitted in OAR 660-024-0020(1)(d), or the area
was exempted from this rule, but the local government has a subsequently acknowledged TSP
amendment that accounted for urbanization of the area.”

Clackamas County Zoning and Development Ordinance (ZDO) requirements

Clackamas County ZDO 1202.03 states, “A zone change requires review as a Type Il or IV application
pursuant to Section 1307, Procedures, and shall be subject to the following standards and criteria:

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.

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final
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Page 4

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.

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

Clackamas County Roadway Standards

Clackamas County Roadway Standards Section 295 — Transportation Impact Study (TIS) Requirements
state,

“295.1 General

The objective of a transportation impact study (TIS) is to assess the impacts of a proposed project or
land use action on the transportation system and identify mitigation for any capacity or safety
deficiencies. These requirements are intended to provide standards for the generation of a TIS for
land development applications that are consistent with land use regulations and guidelines for traffic
analysis that is prepared for County capital projects.

295.2 Requirement for a Traffic Impact Study

a) A TIS shall be required based upon an assessment of Engineering regarding the anticipated
relative impact of a proposed development on the existing or planned transportation system.

b) A TIS to address traffic capacity is not required where the proposed development will generate
less than twenty vehicles trips in any peak hour unless to address specific safety issues identified
by the County. The need for a TIS is at the discretion of the Road Official.

295.3 Traffic Study Scope and Coordination

a) Engineering and the applicant should coordinate to develop a written TIS scope that will guide
the work of the TIS and define the study requirements based on the anticipated influence area of
the proposed development.

b) The influence area of a proposed development establishes the requirements of analysis for the
TIS and is defined on a case-by-case basis but is typically based upon the trip generation of the
proposed development in relation to the proximity of congested roadways and intersections or
the proposed development’s potential impact on safety issues. 76 Clackamas County Roadway
Standards

295.4 Traffic Engineering Expertise

All traffic impact studies shall be conducted under the direction of and stamped by an Engineer with
expertise in traffic engineering.

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final
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295.5 Coordination with Other Agencies

As applicable, the applicant is expected to coordinate with ODOT and affected local jurisdictions in
the scoping, development, and review of a TIS regarding intersections or roadways that are not
under the County’s jurisdiction. In some cases, the County has adopted adjacent agency standards
as part of the ZDO.

295.6 Zone Changes and Comprehensive Plan Amendments

Zone changes and Comprehensive Plan amendments require analysis compliant with OAR 660-012-
0060, the Transportation Planning Rule.”

Oregon Highway Plan Considerations

Oregon Highway Plan Action 1F.5, states “For purposes of evaluating amendments to transportation
system plans, acknowledged comprehensive plans, and land use regulations subject to OAR 660- 12-0060,
in situations where the volume-to-capacity ratio or alternative mobility target for a highway segment,
intersection, or interchange is currently above the mobility targets in Table 6 or Table 7 or those otherwise
approved by the Oregon Transportation Commission, or is projected to be above the mobility targets at
the planning horizon, and transportation improvements are not planned within the planning horizon to
bring performance to the established target, the mobility target is to avoid further degradation. 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.

In addition to the capacity-increasing improvements that may be required to mitigate impacts, other
performance-improving actions to consider include, but are not limited to:

= System connectivity improvements for vehicles, bicycles, and pedestrians.

= Transportation demand management (TDM) methods to reduce the need for additional capacity.

=  Multi-modal (bicycle, pedestrian, transit) opportunities to reduce vehicle demand.

= Operational improvements to maximize the use of the existing system.

= Land use techniques such as trip caps/budgets to manage trip generation.

In applying “avoid further degradation” for state highway facilities already operating above the mobility
targets in Table 6 or Table 7 or those otherwise approved by the Oregon Transportation Commission, or
facilities projected to be above the mobility targets at the planning horizon, a small increase in traffic does
not cause “further degradation” of the facility.

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final
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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.
= Any proposed amendment that increases the average daily trips by more than 400 but less than 1,001
for state facilities where:
o The annual average daily traffic is less than 5,000 for a two-lane highway.
o The annual average daily traffic is less than 15,000 for a three-lane highway.
o The annual average daily traffic is less than 10,000 for a four-lane highway.
o The annual average daily traffic is less than 25,000 for a five-lane highway.
= If the increase in traffic between the existing plan and the proposed amendment is more than 1,000
average daily trips, then it is not considered a small increase in traffic, and the amendment causes
further degradation of the facility and would be subject to existing processes for resolution.

In applying OHP mobility targets to analyze mitigation, ODOT recognizes that there are many variables
and levels of uncertainty in calculating volume-to-capacity ratios, particularly over a specified planning
horizon. After negotiating reasonable levels of mitigation for actions required under OAR 660-012-0060,
ODOT considers calculated values for v/c ratios that are within 0.03 of the adopted targets in the OHP to
be considered in compliance with the target. The adopted mobility target still applies for determining
significant affect under OAR 660-012-0060.

Oregon Department of Transportation (ODOT) Criteria

ODOT typically recommends analyzing intersections expected to experience an increase of 50 peak hour
trips, 300 daily trips, and/or 10% total entering volume.

Summary of Traffic Impact Study Criteria

Proposed land use actions include a Type lll land use application for a Comprehensive Plan map
amendment, designation change, and a corresponding zone change from RRFF-5 to RC. The proposed land
use actions do not include a specific development application. As such, the following scope of work
identifies reasonable worst-case development scenarios and the development area of influence, including
intersections and accesses receiving 50 or more development trips and having a 10% or greater trip
volume increase.

Further, the OHP trip generation threshold for plan amendments requiring a TPR analysis is an increase of
400 or more average daily trips on state facilities.

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final
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2. EXISTING CONDITIONS

EXHIBIT 1
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Page 33 of 84

The property has a frontage and direct access to SE Eagle Creek Road to the west. It is anticipated that

future development on the property will also have direct access to this roadway.

Roadway Facilities

The following table summarizes existing roadway classifications and characteristics within the study area.

SE Eagle Creek Road Minor Arterial
. District Highway (ODOT)
OR Highway 211 Major Arterial (Clackamas County)
. District Highway (ODOT)
OR Highway 224 Major Arterial (Clackamas County)
SE Weitz Lane Local
SE Burnett Road Local

45
55

55

25 (Not Posted)
25 (Not Posted)

No
No

No

No
No

No
No

No

No
No

No
No

No

No
No

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final
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3. CLACKAMAS COUNTY TRANSPORTATION SYSTEM PLAN (TSP) AND CAPITAL
IMPROVEMENT PLAN (CIP)

The Clackamas County TSP includes the CIP, which contains a comprehensive list of transportation
projects necessary to meet County transportation needs within the 2035 planning period. The County CIP
includes a 5-year programmed project list and a 20-year plan for needed transportation improvement
projects. The four CIP project lists are described as follows:

= 5-Year Capital Improvement Program Projects: The list of capital projects scheduled for construction
for the next five years.

= 20-Year Capital Projects: The prioritized list of needed transportation projects that can reasonably be
undertaken given the current estimates of available funding.

= Preferred Capital Projects: A second group of needed, prioritized transportation projects the County
would undertake if additional funding becomes available during the next 20 years.

= Long-Term Capital Projects: The remainder of the needed transportation projects. Although these
projects will be needed to meet the transportation needs of the County in the next 20 years, they are
not expected to be funded or constructed by the County.

TSP and CIP materials specific to transportation projects in the project area include:

TSP Map 5-11b Capital Improvement Plan (East County) — (excerpt)

i C
L ‘

Project Area

Itr cmc Eagle Creek Road CPA-ZC TIS Scoping Letter - final



EXHIBIT 1
Z0109-25 & Z0110-25
Eagle Creek (Clackamas County), Oregon Page 35 of 84
C&A Project Number 20241102.00
March 6, 2025
Page 9

5-Year Capital Inprovement Program Projects (Table A)
None - - - - -

20-Year Capital Projects (Table 5-3a)
None - - - - -

Preferred Capital Projects (Table 5-3b)
2018  5-11b Eagle Creek Rd OR 211 to Duus Rd Add paved shoulders -

Long-Term Capital Projects (Table 5-3c)
None - - - - -

Regional Capital Projects (Table 5-3d)
4014 5-11b OR 224 Eagle Creek Rd / OR 224 intersection Install signal High
Widen to include bikeways /shoulders and add

4054  5-11b OR 211 Eagle Creek Rd to Tickle Creek Rd passing /climbing lanes where needed Low

4055 5-11b OR 211 0.14 miles east of Coop Rd to Jackknife Widen to add §houlder/b|kewa)ys; realign to Low
Rd remove horizontal and vertical curves

4063 5-11b OR 224 OR 212 to Estacada city limits WAL T TE e S ES it N EEEs el o

passing lanes where needed

Overall, the Clackamas County TSP and the included CIP do not identify any 5-year programmed projects
or 20-year fiscally constrained (funded) projects in the subject project area that can reasonably be
undertaken or assumed to be in place within the 2035 planning period.
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4. SITE DEVELOPMENT

Development Assumptions

As previously identified, the proposed land use actions include a Comprehensive Plan map amendment
and a corresponding zone change from RRFF-5 to RC. The proposed land use actions do not contemplate
a specific development application. As such, this transportation analysis evaluates impacts resulting from
reasonable worst-case development scenarios in the current and proposed zone designations as follows.

Current Clackamas County RRFF-5 Zone Assumptions

= The RRFF-5 zone implements the policies of the Comprehensive Plan for Unincorporated Community
Residential, Rural, and Future Urban areas.

= The RRFF-5 zone allows a number of rural residential, forest, and farm uses, all of which have seasonal
or low trip generation.

= The site area is approximately 2.0 acres.

= Reasonable worst-case development is assumed to be one single-family residence.

Proposed Clackamas County RC Zone Assumptions

= The RC zone implements the policies of the Comprehensive Plan for Community Commercial areas.

= There are a large number of permitted uses in the RC zone, including the following: bed and breakfast
inns; childcare facilities; construction and maintenance contractors; farmers markets; financial
institutions; fitness facilities; government uses; marijuana retailing; offices; medical offices;
recreational uses; retailing; service stations; maintenance and repair facilities; commercial services;
and wholesaling.

= The site area is approximately 2.0 acres (87,120 square feet).

= Given the property location, the low visibility for commercial uses, and surrounding development
patterns, the higher potential trip generation uses include specialty trade contractors, motor vehicle
repair uses, and building materials and lumber stores.

= Specific reasonable worst-case development assumptions based on the property size and average size
of the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11" Edition land uses
include:

o Scenario 1 — Specialty Trade Contractor — two separate 6,000-square-foot buildings resulting in a
total 12,000-square-foot-building area.

o Scenario 2 — Motor Vehicle Repair (Automobile Care Center) — a 10,000-square-foot building.

o Scenario 3 - Building Materials and Lumber Store — a 15,000-square-foot building.
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Development Trip Generation

Using the above-identified development assumptions, trip generation for the different scenarios is
estimated using the Institute of Transportation Engineers (ITE) Trip Generation Manual, 11" Edition, and
practices from the ITE Trip Generation Handbook, 3™ Edition. Trip generation is as follows:

Current Clackamas County RRFF-5 Zone — Reasonable Worst-Case
Single-Family Detached Housing 210 1DU 9 0 1 1 1 0 1

1 —
Proposed Clackamas County RC Zone — Reasonable Worst-Case

Scenario 1

Specialty Trade Contractor 180 12,000 SF 118 15 5 20 7 16 23
Scenario 2

Automobile Care Center 942 10,000 SF 2242 15 8 23 15 16 31
Scenario 3

Building Materials and Lumber Store 812 15,000 SF 256 15 9 24 16 18 34

Total Trip Generation Change (Proposed RC - Existing RRFF-5) 247 15 8 23 15 18 33

" Trip generation estimated using the Average Rate per recommended practice in the ITE Trip Generation Handbook, 3 Edition, for all land uses.

2 Daily trip generation for an Automobile Care Center use is not provided, and it is assumed to be proportionally similar to ITE Land Use 943 - Automobile
Parts and Service Center.

As identified in the table above, reasonable worst-case development in the proposed RC zone, assumed
to be a 15,000-square-foot building materials and lumber store, generates an additional 247 daily, 23 AM
peak hour, and 33 PM peak hour trips over development in the RRFF-5 zone.

5. TRIP DISTRIBUTION AND TRAFFIC ASSIGNMENT

Preliminary development trip distribution is based on existing traffic patterns, surrounding land uses, and
engineering judgment. It is anticipated that this will be refined based on agency review comments and
intersection traffic counts.

The resulting trip distribution and traffic assignment for the AM and PM peak hours are illustrated in the
attached Figures 2 and 3.

6. TRANSPORTATION ANALYSIS

As identified in the Site Development section of this letter, reasonable worst-case development in the
proposed RC zone generates an additional 247 daily, 23 AM peak hour, and 33 PM peak hour trips over

development in the RRFF-5 zone.

As illustrated in Figures 2 and 3, reasonable worst-case development in the proposed RC zone does not
add 50 or more trips to any intersection or site access.
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Overall, the proposed Comprehensive Plan map amendment and corresponding zone change will result
in a small increase in traffic and will not significantly affect an existing or planned transportation facility.
As such, it can be found that the TPR criteria outlined in OAR 660-012-0060 are satisfied without the need
for additional transportation analysis.

7. SITE ACCESS

The property has frontage and direct access to SE Eagle Creek Road to the west. It is anticipated that
future development on the property will also provide direct access to this roadway. Clackamas County will
have to approve the access at the time of a specific land use application.

The (future) applicant is anticipated to construct any necessary frontage improvements at the time of
development (as part of a future, specific development land use application).

8. SCOPING SUMMARY

The proposed land use actions include a Type Ill land use application for a Comprehensive Plan map
amendment and designation change from Unincorporated Community Residential, Rural, and Future
Urban to Community Commercial and a corresponding zone change from Rural Residential Farm Forest 5-
Acre (RRFF-5) to Rural Commercial (RC). The proposed land use actions do not contemplate a specific
development application.

Based on the materials presented in this scope of work letter, the applicant believes that the proposed
land use actions will result in a small increase in traffic and will not significantly affect an existing or
planned transportation facility. As such, it can be found that the TPR criteria outlined in OAR 660-012-
0060 are satisfied without the need for additional transportation analysis. Regardless, we respectfully
request that agency staff please identify the specific transportation analyses necessary to support this
land use application so that we can begin our work effort.

Sincerely,

Christopher M. Clemow, PE, PTOE
Transportation Engineer

Attachments: Figures 1, 2, and 3 RENTWS 2 DECEMBER 20725
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Clackamas County

Attention: Taylor Campi and Christian Snuffin
150 Beavercreek Road

Oregon City, Oregon 97045

Sent via email to: TCampi@Clackamas.us
CSnuffin@clackamas.us

Re: 23000 SE Eagle Creek Road Comprehensive Plan Amendment and Zone Change
Eagle Creek (Clackamas County), Oregon
Technical Letter #1 — Supplemental Safety Analysis

Clackamas County File Numbers Z0109-24 and Z0110-24
ODOT Case Number 13449
C&A Project Number 20241102.00

Dear Agency Staff,

This technical letter supplements the March 6, 2025, Traffic Impact Study (TIS) scoping letter prepared by
Clemow & Associates for the proposed 23000 SE Eagle Creek Road Comprehensive Plan Amendment and
Zone Change in Eagle Creek (Clackamas County). This letter presents a supplemental safety analysis
addressing the April 10, 2025, Clackamas County Notice of Incomplete Type Il Land Use Application letter
and the April 17, 2025, email correspondence with Christian Snuffin (Clackamas County). The following
items are addressed:

Background and Agency Review Comments
Safety Analysis

Sight Distance Evaluation

Scoping Summary

PWNPE
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1. BACKGROUND AND AGENCY REVIEW COMMENTS

Materials contained in the March 6, 2025, Traffic Impact Study (TIS) scoping letter concluded that the
proposed land use actions will result in a small increase in traffic and will not significantly affect an existing
or planned transportation facility. As such, it can be found that the TPR criteria outlined in OAR 660-012-
0060 are satisfied without the need for additional transportation analysis.

Review comments contained in the April 10, 2025, Clackamas County Notice of Incomplete Type Il Land
Use Application letter specific to transportation state, “D. Traffic Impact Study: ZDO Subsection 1202.03(D)
requires the traffic impact study to address the safety of the transportation system. The submitted Traffic
Impact Study dated 3/6/2025 did not include a safety, crash, or sight distance analysis to address this
criterion. Transportation Engineering staff recommends assessing crashes on Eagle Creek Rd in the site
vicinity, and the intersections of Eagle Creek Rd/OR 211 and OR 211/0R 224, as well as evaluating any
potential sight distance issues along the site frontage. Contact Christian Snuffin with questions:
Csnuffin@clackamas.us | (503) 680-5623.”

Subsequent April 17, 2025, email correspondence with Christian Snuffin states, “/RJecognizing that your
analysis demonstrated that the number of potential trips generated by the proposed rezone would not
constitute a significant effect under the TPR... it is reasonable to omit detailed safety analyses at offsite
intersections...[; however,] safety at the site will still need to be addressed... [and] for the purposes of this
land use approval, a crash history on Eagle Creek Rd in vicinity of the site will need to be provided to enable
identification of potential safety issues, and to satisfy ZDO 1202.03(D).

The history should include a five-year summary of crashes on Eagle Creek Rd within the influence area of
potential access locations, identification of crash patterns, and a discussion of recommended mitigation
measures if warranted.”

It is noted that Clackamas County ZDO 1202.03(D) states, “Safety of the transportation system is adequate
to serve the level of development anticipated by the proposed zone change.”

2. SAFETY ANALYSIS

When evaluating roadway and intersection safety, consideration is given to the number and types of
crashes occurring and the number of vehicles traveling on a roadway segment or entering the intersection.
This leads to the concept known as the “crash rate.” Specific to intersections, it is typically expressed in
terms of the number of crashes occurring per one million vehicles entering the intersection (CMEV). A
critical crash rate analysis is then performed by comparing the subject intersection to the published
statewide 90" percentile intersection crash rates at comparable/reference intersections. Crash rates close
to or exceeding 1.0 CMEV or the 90" percentile rates require further analysis.

Crash data for facilities under Clackamas County jurisdiction, including SE Eagle Creek Road and the SE
Eagle Creek Road/SE Weitz Road intersection, were obtained from the Oregon Department of
Transportation (ODOT) for five years from January 1, 2019, through December 31, 2023.

Crash data materials find that there is one recorded crash on SE Eagle Creek Road in the study area and

no recorded crashes at the SE Eagle Creek Road/SE Weitz Road intersection. The attached Figure TL1-1
illustrates the crash location, and the crash data are attached for reference.
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A review of the one crash finds that the roadway surface was icy, the crash involved a single vehicle, and
it was caused by the motorist driving left of the centerline on a two-way roadway due to an event
described as “sliding or swerving due to wet, icy, slippery, or loose surface (not gravel).” The crash severity
was property damage only, wherein the vehicle struck a fixed object and overturned.

The number of crashes on the study roadway (one) and the intersection (zero) is low. Overall, the roadway
is considered relatively safe, and the proposed land use actions are not anticipated to affect the crash
rates. No further evaluation of safety deficiencies is necessary.

3. SIGHT DISTANCE EVALUATION

The proposed land use actions include a Comprehensive Plan map amendment and a corresponding zone
change from RRFF-5 to RC. The proposed land use actions do not contemplate a specific development
application.

The property has frontage and direct access to SE Eagle Creek Road to the west. It is anticipated that
future development on the property will also directly access this roadway. A preliminary review of field
conditions finds that sight distance for vehicles entering or exiting the subject property at the existing (or
future) access to SE Eagle Creek Road is not restricted by horizontal or vertical roadway curvature and
that Clackamas County sight distance requirements can be met.

It is anticipated that as part of a future, specific development application, the applicant will obtain any
necessary Clackamas County sight distance approvals, construct the site access to applicable County
standards, and construct any necessary frontage improvements.

4. SCOPING SUMMARY

Based on the materials presented in this technical letter, SE Eagle Creek Road is considered relatively safe,
and the proposed land use actions are not anticipated to affect the crash rates. A preliminary review of
field conditions finds that Clackamas County sight distance requirements are met at the existing access
and can be met at a future access.

It is anticipated that as part of a future, specific development application, the applicant will obtain any
necessary Clackamas County sight distance approvals, construct the site access to applicable County
standards, and construct any necessary frontage improvements.

Sincerely,

Christopher M. Clemow, PE, PTOE
Transportation Engineer

Attachments: Figure TL1-1 TRENEWS 2\ DECREMBER 2025
Crash Data
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Z0109-25 & Z20110-25
Archived: Monday, March 10, 2025 10:13:24 AM Page 47 of 84
From: Mark Wright
Sent: Mon, 3 Mar 2025 23:23:20 +0000ARC
To: Peter Fry
Subject: Re: Zone Change
Sensitivity: Normal

Hi Peter,
Here is the email regarding the septic system. This was sent to Aaron Dennis at Clackamas County verifying the septic system is working as it
should. THis is what Clackamas Conty needed to give us occupancy:

From: Dustin Kenton <dustinkenton@yahoo.com>

Sent: Friday, May 3, 2024 2:42 PM

To: adennis@clackamas.us; Craig Shearmire <craigs@brockamp-jaeger.com>
Subject: 23000 SE Eagle Creek Rd

Hello Aaron,
I am writing you today as requested to inform you of the condition of the sewage holding tank at 23000 SE Eagle Creek Rd.

On 04/25/2024, we went to the above address and pumped out all the sewage that was in the holding tank. I raised the alarm float and did verify that the SJ
Rhombus alarm panel is functioning properly. The overall condition of the system is good. I did not see any infiltration or problems. It is in proper working order
and ready for use.

Attached is the holding tank pumping contract that we have in place with the new property owner.

Let me know when the septic department has signed off on this, the general contractor would like to move forward with obtaining his building permits as soon as
possible.

Thanks,

Dustin Kenton

Oregon Waste Water Services Inc.
Byers Septic Tank Service Inc.
503-805-3881

Mark Wright

From: Peter Fry <peter@finleyfry.com>

Sent: Sunday, March 2, 2025 2:30 PM

To: Mark Wright <mw @thisneedscoffee.com>
Subject: Zone Change

Mark
We have completed the site plan, the narrative, and our traffic impact study shows that we have no impact on the transportation system. My only
challenge on the narrative is that | cannot find old pictures or other evidence as to when the site was first developed. They may request this so we

should be thinking of possible sources.

We need to complete the two attached forms. One is regarding the well and septic system (and transportation that is done). The other is the
application form.

Peter Finley Fry AICP, PhD, MUP


mailto:mw@thisneedscoffee.com
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CDS380 OREGON. . DEPARTMENT OF TRANSPORTATI ON - TRANSPORTATI ON DEVELOPMENT DI VI SI ON Z0109-25 & Z0110-25 Page: 1
04/ 22/ 2025 TRANSPORTATI ON DATA SECTI ON - CRASH ANAYLYSI S AND REPORTING UNI T Page 48 of 84
COUNTY ROAD CRASH LI STI NG
CLACKAMAS COUNTY SE EAGLE CREEK RD, MP 0.01 to 0.5, ALL Crashes Severity, ALL Crashes Circunstance, 01/01/2019 to 12/31/2023
1-1 of 1 Crash records shown.
S D M
SER# P R J S WDATE M LEPNT COUNTY ROADS I NT- TYPE SPCL USE
INVEST E A Ul C ODAY DI ST FROM FI RST STREET RD CHAR (MEDI AN) | NT- REL OFFRD  WIHR CRASH TRLR QTY MOVE A S
RDDPT EL GNHRTIM | NTERSECT SECOND STREET DI RECT LEGS TRAF- RNDBT  SURF COLL OMNER FROM PRTC INJ G E LICNS PED
UNLOC? D C S V L KLAT LONG LRS LOCTN _ (H#LANES) CONTL DRWWY  LIGHT  SVRTY V# TYPE TO0 P# TYPE SVRTY E X RES LoC ERROR ACT EVENT ‘CAUSE
00120 N N N N 01/ 07/ 2019 0.11 SE EAGLE CREEK RD STRGHT N Y UNK FI X OBJ 01 NONE 9 STRGHT 124,121,010 05
NO RPT MO UN (NONE) NONE N I CE FI X N A N-S 000 00
Y 8A 07 N DAY PDO PSNGR CAR 01 DRVR NONE 00 Unk UNK 000 000 00
N 45 21 28.34 -122 21 (02) UNK
12.83

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.
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REGISTRY NUMBER:21920908% 49 of 84
TYPE: DOMESTIC LIMITED LIABILITY COMPANY

Next Renewal Date: 11/6/2024

23000 EAGLE CREEK ROAD, LLC
16380 S. SPRINGWATER ROAD
OREGON CITY OR 97045

DOCUMENT

Acknowledgment Letter

The document you submitted was recorded as shown below. Please review and verify the information listed for accuracy.

ARTICLES OF ORGANIZATION

NAME

23000 EAGLE CREEK ROAD, LLC

JURISDICTION
OREGON

PRINCIPAL PLACE OF BUSINESS
16380 S. SPRINGWATER ROAD
OREGON CITY, OR 97045

MAILING ADDRESS

16380 S. SPRINGWATER ROAD
OREGON CITY, OR 97045

ELIGAR
ACK - NEWORG
11/06/2023

FILED ON STATUS
11/6/2023 ACTIVE

REGISTERED AGENT

MARK WRIGHT

16380 S. SPRINGWATER ROAD
OREGON CiTY, OR 97045

MANAGER

MARK WRIGHT

16380 S. SPRINGWATER ROAD
OREGON CITY, OR 97045
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Registry Number: 9 ‘ O\ ao Q D 0} S- 23000 EAGLE CREEK ROAD LLC

ARTICLES OF ORGANIZATION
OF
23000 EAGLE CREEK ROAD, LLC,
an Oregon Limited Liability Company

The undersigned natural person of the age of 18 years or more, acting as organizer under
the Oregon Limited Liability Company Act, adopts the following Articles of Organization:

ARTICLE 1
NAME
The name of the limited liability company is 23000 Eagle Creek Road, LLC (the
“Company”).
ARTICLE 11
DURATION

The duration of the Company shall be perpetual.

ARTICLE I
PRINCIPAL OFFICE

The principal office of the Company is 16380 S. Springwater Road, Oregon City, OR
97045.

ARTICLE 1V
REGISTERED AGENT AND ADDRESS WHERE THE DIVISION MAY MAIL
NOTICES

The name of the initial registered agent is Mark Wright, 16380 S. Springwater Road,
Oregon City, OR 97045. The address where the Division may mail notices is 16380 S. Springwater
Road, Oregon City, OR 97045.

ARTICLE V
MANAGEMENT

The Company will be managed by one or more managers.

ARTICLE VI
ORGANIZER

The name and address of the organizer is Mark Wright, 16380 S. Springwater Road,
Oregon City, OR 97045.

Page 1 — ARTICLES OF ORGANIZATION
4843-3449-6856v.1 0103145-000014
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DocuSign Envelope ID: 992C07CB-57F 1-4B1C-9BEB-DAD6C52EDD46 Z0109-25 & Z20110-25
Page 51 of 84

ARTICLE VII
MANAGER

The name and address of the manager is Mark Wright, 16380 S. Springwater Road, Oregon
City, OR 97045.

ARTICLE VI
PURPOSE

The purposes for which the Company is organized shall be to engage in any lawful business
or activity which may be conducted by a limited liability company under the Oregon Limited
Liability Company Act.

ARTICLE IX
INDIVIDUAL WITH DIRECT KNOWLEDGE

The name and address of an authorized representative of the Company with direct
knowledge of the operations and business activities of the Company is Mark Wright, 16380 S.
Springwater Road, Oregon City, OR 97045.

ARTICLE X
EFFECTIVE DATE

The effective date of the Company’s existence shall be the date of filing of these Articles
of Organization with the Secretary of State.

I, the undersigned organizer, declare under penalty of perjury, that this document does not
fraudulently conceal, fraudulently obscure, fraudulently alter or otherwise misrepresent the
identity of the person or any members, managers, employees or agents of the limited liability
company. This filing has been examined by me and is, to the best of my knowledge and belief,
true, correct, and complete. Making false statements in this document is against the law and may
be penalized by fines, imprisonment or both.

Dated: October 17, 2023

7~ DocuSigned by:

Mart: Priglt
Marke ¥eight:Organizer

The person to contact about this filing:

Cliff DeGroot
(503) 243-5875

Page 2 — ARTICLES OF ORGANIZATION
4843-3449-6856v.1 0103145-000014
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Land Use’and %c?ﬁing

Development Services Building

Mike McCallister, Manager

150 Beavercreek Road, Oregon City, OR 97045
Phone: (503) 742-4500 fax: (503) 742-4550

e-mail: zoninginfo@co.clackamas.or.us
Web: http://www.clackamas.us/transportation/planning/

NOTICE OF LAND USE DECISION

This document represents the Land Use and Zoning Staff findings and conditions of approval for a Land Use
Application, File No. Z0555-10-E, as cited below. It contains three parts:

Section 1 — Summary, Section 2 — Conditions of Approval and Section 3 — Findings.

SECTION 1 -SUMMARY

DATE: December 7, 2010

APPEAL DEADLINE: December 20, 2010

CASE FILE NO.: Z0555-10-E

STAFF CONTACT: Rick Mclntire, (503)742-4516, rickm@co.clackamas.or.us

LOCATION: 23000 SE Eagle Creek Rd., Eagle Creek, OR

REFERENCE PARCEL NUMBER: T2S, R4E, Section 31A, Tax Lot 2804, W.M.

APPLICANT: Sonas Capital Group, LLC, dba Eagle Creek RV Storage, 23000 SE Eagle Creek Rd., Eagle
Creek, OR 97022

OWNER: Sonas Capital Group, LLC, c/o Craig Anderson, 1111 Main St. Suite 700, Vancouver, WA 98660

TOTAL AREA: Approximately 2,.12 acres

ZONING: Rural Residential Farm/Forest (RRFF-5), five (5) acre district

CITIZENS PLANNING ORGANIZATION:
Eagle Creek-Barton CPO,

c/o Charlene DeBruin, 503-637-3507

P.O. Box 101

Eagle Creek, OR 97022

Notice of Land Use Decision — File No. Z0555-10-E; Eagle Creek RV Storage Page 10f9
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EXHIBIT 1
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PROPOSAL.: An Alteration of a Nonconforming Use, an RV and boat storage, service and 'F@;%‘fr?gcﬂiﬁ‘\‘/vith
limited parts and accessories sales, to permit mini-storage type usage of the facility including construction of a

20 ft. by 150 ft. structure for storage bays in addition to the existing structure and previously approved, but not

yet built structure(s). In addition, the applicant requests approval to use the site for parking/storage of up to ten
(10) semi-trucks and trailers.

NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: ORS Chapter 215 requires that if
you receive this notice, you must promptly forward it to the purchaser.

OPPORTUNITY TO REVIEW THE RECORD: A copy of the Land Use and Zoning Staff Decision and all
evidence submitted with this application is available for inspection, at no cost, at the Land Use and Zoning
office during normal business hours. Copies of all documents may be purchased at the rate of $1.00 for the first
page and 10-cents per page thereafter. The Land Use Decision contains the findings and conclusions upon
which the decision is based along with any conditions of approval.

APPEAL RIGHTS: If you disagree with this decision or the conditions of approval, you may appeal this
decision to the Clackamas County Land Use Hearings Officer. The cost of the appeal is $250.00. An appeal
must be received by the Land Use and Zoning Division by 4:00 p.m. on the last day to appeal which is
December 20, 2010. This decision will not be effective until the day after the appeal deadline provided an
appeal is not filed prior.

APPLICABLE APPROVAL CRITERIA: This application is subject to Clackamas County Zoning and
Development Ordinance (ZDO) Sections(s) 309 and 1206.

Notice of Land Use Decision — File No. Z0555-10-E; Eagle Creek RV Storage Page 2 of 9
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Z0109-25 & Z0110-25
Page 54 of 84

Vicinity Map

Site Plan

A site plan of the existing, approved and proposed structures is shown on the following page.

Notice of Land Use Decision — File No. Z0555-10-E; Eagle Creek RV Storage Page 3 of 9
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RECOMMENDATION: Approval subject to conditions.

EXHIBIT 1
Z0109-25 & Z0110-25
Page 56 of 84

SECTION 2 - CONDITIONS OF APPROVAL:

The Clackamas County Land Use and Zoning staff grants APPROVAL of this application for an Alteration of a
Nonconforming Use subject to compliance with the following conditions:

I. Land Use and Zoning Division Conditions: Rick Mclntire, (503) 742-4516, or

rickm@co.clackamas.or.us

1) Approval of this request is based upon the written proposal and site plan submitted with the application,

the Findings discussed in Section 3, and these conditions of approval. Any changes to the use as
proposed and as limited by the Findings and Conditions herein must be approved by the Land Use and
Zoning Division prior to implementation.

2) This approval is limited to the following uses:

a) The uses and structures approved under File Nos. Z0761-04-E, Z0494-05-E and
Z0618-08-E(see Findings; Section 3);

b) General mini-storage type usage as described in the application including the construction of a 20 ft.
by 150 ft. structure for mini-storage bays;

c) Storage bays may be used for storage of materials, products, vehicles, etc. used by other businesses
needing additional storage space, but not for the actual conduct of other businesses; e.g.
manufacturing, service commercial or any other retail and service commercial use or light industrial
use; and

d) Use of the site for the parking/storage of up to ten (10) semi-trucks and trailers provided such
storage does not impede required drive aisles/fire lanes.

3) Compliance with these conditions of approval is mandatory and non-compliance may be cause for

revocation of this permit.

Il. Building Codes Division Conditions: Contact 503-742-4739.

1)

2)

3)

4)

Prior to the commencement of construction, the applicant shall obtain any Building, Plumbing,
Electrical, Mechanical or other specialty code permits deemed necessary by the County Building Codes
Division for the change in use and proposed building upgrades.

The applicant is advised to contact the Building Codes Div. staff to determine if any of the use changes
proposed and approved herein will require any changes to structures completed or permitted, but not yet
constructed.

The applicant shall comply with all relevant requirements of the Boring Fire District no. 59 Fire Marshal
regarding fire protection water supply, emergency vehicle access and any other applicable fire and life
safety requirements.

Prior to the issuance of any building permits, the applicant shall obtain approval of the means of sewage
disposal from the County WES, Soils Section.

Notice of Land Use Decision — File No. Z0555-10-E; Eagle Creek RV Storage Page 5 of 9
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EXHIBIT 1
Z0109-25 & Z20110-25

SECTION 3 - FINDINGS Page 57 of 84

This application is subject to the relevant provisions of Clackamas County Zoning and Development Ordinance
(ZDO) Section(s) 309 and 1206. The Clackamas County Land Use and Zoning Staff have reviewed these
Sections of the ZDO in conjunction with this proposal and make the following findings and conclusions:

1. The applicant is requesting approval of an Alteration of a Nonconforming Use, an RV and boat storage,
service and repair facility with limited parts and accessories sales, to permit mini-storage type usage of
the facility including construction of a 20 ft. by 150 ft. structure for storage bays in addition to the
existing structure and previously approved, but not yet built structure(s). In addition, the applicant
requests approval to use the site for parking/storage of up to ten (10) semi-trucks and trailers. After the
Notice of Application was mailed, the applicant contacted staff and indicated that they were also seeking
approval to use one or more of the approved storage bays to house unspecified small manufacturing and
business uses. The staff will address this later in this report.

2. The subject property is located on the northeasterly side of SE Eagle Creek Rd., approximately 500 ft.
southeast of the intersection of Eagle Creek Rd. and Hwy 211 in the Eagle Creek area. The site is nearly
level and is presently developed with an approximately 50 ft. by 100 ft. enclosed structure housing
office space, residential living quarters and six bays, and a paved area with spaces for 108 RV’s and
boats. The applicant has previously obtained approval for a 60 ft. by 365 ft. open-sided RV/Boat storage
structure that has yet to be constructed. These structures were approved under Land Use & Zoning File
No. Z0494-05-E, a modification of the approval under File No. Z0761-04-E permitting a change of use
allowing the RV and boat storage use. The existing nonconforming use, RV and boat storage use; the
use of three storage bays for RV servicing and the sales and installation of RV accessories and parts; and
sales of pellet stove fuel was approved as a further modification under File No. Z0618-08-E.

3. Pursuant to subsection 1206.05B(2) of the ZDO, the applicant must first verify that the existing use(s),
structure(s) and/or other physical improvements were established as a protected nonconforming use as
defined in Sec. 202 of the ZDO. Sec. 202 of the ZDO defines a “Nonconforming Use” as:

“A use of any building, structure or land allowed by right when established or that obtained a
required land use approval when established but, due to a change in the zone or zoning regulations,
is now prohibited in the zone.”

A. The subject property is currently zoned Rural Residential Farm/Forest (RRFF-5), a rural residential
and small-scale farm and forestry use zoning district. The current zoning classification was adopted
and applied to the subject property on June 28, 1976. Prior to that date, the subject property was not
zoned, but was subject to the Unzoned Area Development Permit (UADP) requirements adopted on
July 7, 1975. Prior to the adoption of the UADP standards, the subject property was not subject to
restrictive zoning regulations. The existing and proposed uses are not listed as primary, accessory or
conditional uses in the RRFF-5 zoning district. Under the UADP provisions, a county-approved
permit for such uses would have been required.

2. In order to demonstrate the establishment of a nonconforming use, the applicant must demonstrate the
following: (1) that the use(s) and structure(s) were established prior to the effective date of the initial
zoning of the property; or (2) that the use(s) and structure(s) were allowed by right under the zoning
applicable at the time of establishment; or (3) that a required land use permit; e.g. conditional use
permit, was obtained from the County to establish the use(s) and structure(s) prior to a change in zoning
regulations pursuant to subsection 1206.06B of the ZDO.

Notice of Land Use Decision — File No. Z0555-10-E; Eagle Creek RV Storage Page 6 of 9
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A. The subject property has been the subject of three prior Alteration of a Nonconfotpn?mﬁ ofieof 84
applications. On November 22, 2004, the Land Use & Zoning Division issued a decision, File No.
Z0761-04-E, finding that a nonconforming use status had been established for a propane storage and
sales use that was established sometime in 1974 according to County Tax and Assessment
department appraisal records. The original occupant was Doxol L.P. Gas. The use consisted of a
large bulk propane storage tank, storage of residential and commercial propane tanks, propane
delivery trucks, miscellaneous related equipment and a small storage shed. In the 2004 decision, the
Planning Division authorized an alteration/change in use to permit the applicant’s proposed RV and
boat storage business. On August 24, 2005, the Planning Division approved a modification of the
2004 approval to allow construction of two buildings, one being the office/residential/storage
structure that has been completed and one being the open-sided covered storage structure noted
earlier (File No. Z0494-05-E). On December 30, 2008, the Land Use & Zoning Div. issued an
approval of a further modification permitting the use of three storage bays within the completed
structure for RV servicing and the sales and installation of RV accessories and parts; and sales of
pellet stove fuel in addition to the previously-approved RV and boat storage use.

B. Conclusion: Based upon the prior land use permitting history, the staff finds that the existing
nonconforming use permitted under File No. Z0761-040E and modified by File Nos. Z0494-05-E
and Z0618-08-E, is a lawfully established nonconforming use under the current RRFF-5 zoning
designation. This criterion is satisfied.

If the applicant proves that a nonconforming use status has been established, the nonconforming use
may be continued pursuant to subsec. 1206.01 of the ZDO. Subsec. 1206.01 of the ZDO states:

“A nonconforming use may be continued although not in conformity with the regulations for the
zone in which the use is located.”

If the applicant has demonstrated that a nonconforming use has been lawfully established, the applicant
must also provide evidence as to the nature, extent, existence and continuity of the nonconforming use
and that the nonconforming use has not been discontinued for any period exceeding twelve (12)
consecutive months during the 20-year period immediately preceding the date of the application for
verification pursuant to subsec. 1206.02 of the ZDO and ORS 215.130(11). Subsec. 1206.02 of the
ZDO states:

“If a nonconforming use is discontinued for a period of more than twelve (12) consecutive months,
the use shall not be resumed unless the resumed use conforms with the requirements of the
Ordinance and other regulations applicable at the time of the proposed resumption.”

A. Based upon the land use and building permitting records for the subject properties, the applicant’s
affirmation and staff knowledge of the use, the staff concludes that the nonconforming use of the
subject property has not been discontinued for any period in excess of twelve (12) consecutive
months since the adoption of restrictive zoning regulations in December of 1967. This criterion is
satisfied.

Pursuant to subsection 1206.05B(1) of the ZDO, in order to approve this request, the proposed alteration
of the nonconforming use, structure and/or other physical improvements shall have no greater adverse
impact upon the neighborhood than the existing use, structure(s) and/or physical improvements. The
Planning Director, or designate, may impose conditions designed to mitigate any potential additional
adverse impacts pursuant to subsection 1206.05B(3) of the ZDO.

A. The applicant is proposing an Alteration of a Nonconforming Use to modify the nonconforming use.

Notice of Land Use Decision — File No. Z0555-10-E; Eagle Creek RV Storage Page 7 of 9
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In addition to the currently approved uses (see prior Findings), the applicant is re&’l?e?ﬁn%gaﬁfn%‘\‘/al
to permit general mini-storage type usage of the facility including construction of a 20 ft. by 150 ft.
structure for mini-storage bays in addition to the existing completed structure and previously
approved, but not yet built structure. The applicant does indicate that storage bays may be used for
storage of materials, products, vehicles, etc. used by other businesses needing additional storage
space. In addition, the applicant requests approval to use the site for the parking/storage of up to ten
(10) semi-trucks and trailers. Approval of these uses would reduce the scale of the RV and boat
storage uses.

The Land Use Application form completed by the applicant apparently also seeks approval for the
use of an unspecified number of the storage bays for unspecified manufacturing and other business
uses not including on-site retail sales. However, the more detailed description of the proposed uses
in the Supplemental Application does not include any further specification of such uses. The staff
recalls conversations about this issue with the applicant prior to the filing of the application at which
time the staff advised the applicant that approval of a request to establish such commercial or light
industrial uses without specifying the exact nature and scale of the future commercial/industrial uses
would not be approved. In this type of application, the County cannot approve general commercial
or light industrial uses as an Alteration of a Nonconforming Use without specifying the actual uses.
Nonconforming use status is specific to a use for which the nature, scope and scale of the use has
been specified. It does not, and cannot, confer approval for commercial or industrial uses in general
nor does it change the zoning designation of the subject property. It would be impossible for the
staff to address the relevant approval criteria with such a request. Therefore; based upon this
discussion of the issue, the staff will not address this issue further in this decision.

. Approval of this request will also require the applicant to obtain any required building, plumbing,
electrical and any other specialty code permits required by the County Building Codes Div and any
requirements of the Boring Fire District No. 59 Fire Marshal to ensure that all fire and life safety,
water quality and public safety concerns are satisfied with respect to the proposed structure(s).
Conditions of approval are warranted requiring the applicant to comply with these requirements
prior to the commencement of construction of the proposed mini-storage units.

. The County Traffic Engineering Div. staff and ODOT staff have reviewed this application and
neither has submitted any objections or concerns. The applicant has submitted an analysis of the
likely changes in traffic to and from the use when compared to the previously approved uses. The
applicant notes that when the mini-storage building is completed, the number of RV/Boat storage
spaces will be reduced. The reduction in traffic due to that change will be offset by customers using
the mini-storage units. The overall change in trips generated will be minimal in that, while the type
of items stored will change, the type of use in general will be similar and the overall volume of
traffic should not be significantly changed. The applicant estimates that the parking/storage of the
trucks and trailers should add no more than 10 trips each per month as these vehicles will be on the
road a significant part of the time. In addition, the entrance to the site onto SE Eagle Creek Rd. is
located such that there is adequate sight distance and the approach is designed to permit two-way
traffic into and from the facility, helping to minimize potential turning movement conflicts.

. Notice of this application was mailed to all property owners of record within 500 ft. of the subject
property requesting submittal of any comments or concerns. None have been received.

. Given the relative similarity of the existing and proposed uses, the staff is unable to identify any
additional adverse impacts to the surrounding properties that would occur as a result of approval of
this change in use when compared to the existing use.

. Conclusion: Based upon the Findings discussed above, the staff finds that approval of this
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alteration of a nonconforming use, as described in the application materials and hgr%ﬂf fRefd4
cause any additional adverse impacts to the surrounding area when compared with the existing
nonconforming use. This criterion is satisfied.

6. The Federal Endangered Species Act (ESA) is not a criterion for approval of this application. The
County has reviewed the approval standards in light of the requirements of the ESA, believes that the
criteria for approval are consistent with the terms of the ESA and has submitted the Development
Ordinances for consideration for a “4(d)” programmatic limitation. However, the analysis included in
this report does not include an evaluation by the County of the application for consistency with the ESA
nor does the report reach any conclusions concerning that federal law. The applicant is responsible for
designing, constructing, operation and maintaining the activities allowed by an approval of this
application in a manner that ensures compliance with the ESA. Any questions concerning this issue
should be directed to the applicant, its consultant and the federal agencies responsible for administration
and enforcement of the ESA for the affected species.

SUMMARY:: The Land Use and Zoning Staff finds that the applicant has submitted information which
demonstrates that the proposal can satisfy the relevant approval standards of the Zoning and
Development Ordinance and other County and State Regulations, as outlined in Section 3 of this report.
The imposition of, and compliance with, Conditions of Approval found in Section 2 will assure
compliance with these relevant requirements.

DECISION: Based upon the findings and conclusions herein, the proposed Alteration of a Nonconforming
Use is hereby APPROVED subject to the conditions of approval found in Section 2.
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NOTICE OF DECISION -
ALTERATION OF A NONCONFORMING USE -APPROVAL WITH CONDITONS

CLACKAMAS COUNTY DEPARTMENT OF TRANSPORTATION AND DEVELOPMENT
LAND USE AND ENVIRONMENTAL PLANNING DIVISION
9101 SE Sunnybrook Blvd., Clackamas, OR 97015
Telephone: 353-4500/4501

TO: Applicant, Citizens Planning Organization, Agencies, and Property Owners within 500 feet of
this application.

DATE: August 24, 2005

LAST DATE TO APPEAL: September 6, 2005

FILE NO.: Z0494-05-E

STAFF CONTACT: Rick Mclintire (503-353-4516; rickm@co.clackamas.or.us)
APPLICANT: JRR Properties, Inc., c/o John Randall, P.O. Box 1086, Boring, OR 97009
OWNER OF PROPERTY: Same as applicant.

LEGAL DESCRIPTION: T2S, R4E, Section 31A, Tax Lot 2804, W.M.

SITE ADDRESS: 23000 SE Eagle Creek Rd., Eagle Creek, OR

TOTAL AREA INVOLVED: Approximately 2.12 acres.

PRESENT ZONING: Rural Residential Farm/Forest (RRFF-5), five (5) acre district.

CITIZENS PLANNING ORGANIZATION FOR AREA: Eagle Creek-Barton CPO, c/o Tim
Alderman, P.O. Box 101, Eagle Creek, OR 97022

PROPOSAL.: An alteration of a nonconforming use, an approved commercial recreational vehicle
storage facility, to construct a 50 ft. by 100 ft. enclosed building for office use and RV storage and a 60
ft. by 365 ft. open-sided covered RV storage building. The smaller building will also include
permitted single family residential dwelling unit. This application is a modification of an Alteration of
a Nonconforming Use approved under Planning File no. Z0761-04-E.

FINDINGS: The Planning Division has reviewed this application for an alteration of a nonconforming
use. This application is subject to Section 1206 of the Clackamas County Zoning and Development
Ordinance (ZDO). The Planning Division has reviewed this section of the ZDO with respect to this
proposal and makes the following findings:
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1. The applicant is requesting approval of an alteration of a nonconforming use, an approved
commercial recreational vehicle storage facility, to construct a 50 ft. by 100 ft. enclosed
building for office use and RV storage and a 60 ft. by 365 ft. open-sided covered RV storage
building. The smaller building will also include permitted single family residential dwelling
unit. This application is a modification of an Alteration of a Nonconforming Use approved
under Planning File no. Z0761-04-E. In the prior application, the applicant received approval
to convert a propane storage and service business use previously established upon the site. The
proposed use would include the storage of campers, travel trailers, motorhomes, and boats. The
proposed site development plan indicates that the site would be fenced with chain-link fencing
with a single, gated entrance to Eagle Creek Rd. toward the southerly end of the property. The
applicant proposes to construct the smaller structure, which will house RV storage, the office
and the residential apartment, at the southerly end of the site. The larger, open-sided structure,
would be used for covered RV parking spaces in the center of the site. Open RV storage spaces
are proposed around the easterly, northerly and southerly perimeter of the site. The applicant
estimates that the facility as proposed could accommodate an estimated 214 recreational
vehicles. The RV storage lot would be surfaced with crushed rock.

The subject property is located on the northeasterly side of SE Eagle Creek Rd., approximately
500 ft. southeast of the intersection of Eagle Creek Rd. and Hwy 211 in the Eagle Creek area.
The site is nearly level and the southeasterly end is presently developed with a gravel-surfaced
lot formerly used by the propane storage and distribution facility. The remainder of the
property is undeveloped and cleared of trees.

2. Pursuant to subsection 1206.05B(2) of the ZDO, the applicant must first verify that the existing
use(s), structure(s) and/or other physical improvements were established as a protected
nonconforming use as defined in Sec. 202 of the ZDO. Sec. 202 of the ZDO defines a
“Nonconforming Use” as:

“A use of any building, structure or land allowed by right when established or that
obtained a required land use approval when established but, due to a change in the zone
or zoning regulations, is now prohibited in the zone.”

The subject property is currently zoned Rural Residential Farm/Forest (RRFF-5), a rural
residential and small-scale farm and forestry use zoning district. The current zoning
classification was adopted and applied to the subject property on June 28, 1976. Prior to that
date, the subject property was not zoned, but was subject to the Unzoned Area Development
Permit (UADP) requirements adopted on July 7, 1975. Prior to that date, the subject property
was not subject to restrictive zoning regulations. The prior use, a commercial propane storage
and sales use and the proposed use are not listed as primary, accessory or conditional uses in
the RRFF-5 zoning district. Under the UADP provisions, a county-approved permit for such
uses would have been required.

3. In order to demonstrate the establishment of a nonconforming use, the applicant must
demonstrate the following: (1) that the use(s) and structure(s) were established prior to the
effective date of the initial zoning of the property; or (2) that the use(s) and structure(s) were
allowed by right under the zoning applicable at the time of establishment; or (3) that a required
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land use permit; e.g. conditional use permit, was obtained from the County to establish the
use(s) and structure(s) prior to a change in zoning regulations pursuant to subsection 1206.06B
of the ZDO.

The commercial propane storage and sales use was established sometime in 1974 according to
County Tax and Assessment department appraisal records. The original occupant was Doxol
L.P. Gas. The use consisted of a large bulk propane storage tank, storage of residential and
commercial propane tanks, propane delivery trucks, miscellaneous related equipment and a
small storage shed.

Conclusion: Based upon the County Assessor’s records discussed above, the staff finds that
the propane storage and sales use, as described above, was established as a nonconforming use
as of the initial date of adoption of restrictive zoning regulations on July 7, 1975.

If the applicant proves that nonconforming use status has been established, the nonconforming
use may be continued pursuant to subsec. 1206.01 of the ZDO. Subsec. 1206.01 of the ZDO
states:

“A nonconforming use may be continued although not in conformity with the
regulations for the zone in which the use is located.”

If the applicant has demonstrated that a nonconforming use has been lawfully established, the
applicant must also provide evidence as to the nature, extent, existence and continuity of the
nonconforming use and that the nonconforming use has not been discontinued for any period
exceeding twelve (12) consecutive months during the 20-year period immediately preceding
the date of the application for verification pursuant to subsec. 1206.02 of the ZDO and ORS
215.130(11). Subsec. 1206.02 of the ZDO states:

“If a nonconforming use is discontinued for a period of more than twelve (12)
consecutive months, the use shall not be resumed unless the resumed use conforms with
the requirements of the Ordinance and other regulations applicable at the time of the
proposed resumption.”

Based upon the applicant’s statement in the application and the County permitting records, the
previous owner, Ferrell Gas, began the permitting process to relocate to nearby tax lot 2500
(Eagle Foundry property) in late 2002 and into 2003. The previous occupant, Ferrell Gas,
continued to store equipment and materials on the site for some time thereafter. The applicant
states that the prior owner did not remove all of its equipment and materials from the site until
his purchase in May of 2004.

Based upon this information, the staff concluded in the prior application, file no. Z0761-04-E
that there was a reasonable likelihood that the nonconforming use of the subject property had
not been discontinued for any period in excess of twelve (12) consecutive months since the
adoption of restrictive zoning regulations or during the 20-year period preceding the date of
filing of that application. The applicant has since been in the process of developing
construction plans for the site to comply with the conditions of approval of Z0761-04-E.
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6. Pursuant to subsection 1206.05B(1) of the ZDO, in order to approve this request, the proposed
alteration of the nonconforming use, structure and/or other physical improvements shall have
no greater adverse impact upon the neighborhood than the existing use, structure(s) and/or
physical improvements. The Planning Director, or designate, may impose conditions designed
to mitigate any potential additional adverse impacts pursuant to subsection 1206.05B(3) of the
ZDO.

The subject property is located within an area characterized by a mix of rural residential,
commercial and industrial uses. There are no single family dwellings in immediate proximity
to the subject property. Properties to the north, south and east are used for commercial,
industrial and cultural uses either as existing nonconforming uses, conditional uses or permitted
uses in the RRFF-5, EFU, Rural Commercial and Rural Industrial zoning districts. Properties
in the immediate vicinity include a large foundry operation, feed and hardware store, the Philip
Foster Farm living history facility, a private airport, a large property that has been used as a
commercial recreational facility, a private gun club shooting range, gas station/convenience
store, and an excavation company office, maintenance and vehicle and equipment storage
facility.

Based upon the nature of the uses of the majority of the adjoining and nearby properties as
described above, the proposed use of the subject property, a commercial RV storage facility, is
not inconsistent with the uses of the majority of adjoining properties and other properties in the
immediate area. The proposed use will likely generate less traffic, on a daily basis, than the
prior nonconforming use of the site. The prior use, a propane bulk storage and sales use,
involved daily trips to and from the property by propane delivery trucks. It is unlikely that an
RV storage facility would generate traffic of that magnitude except around holidays, summer
weekends and during hunting season. Generally speaking, the proposed use should not
generate inordinate noise impacts to surrounding properties most days. The site will not be
used for any repair or similar activities. RV’s will be driven, towed or carried to the site and
parked until owners need to use them again. The only noise generated will be occasional
vehicle noise during these short duration activities. The impact of these activities will be very
limited as there are no existing single family dwellings in close proximity to the site.
Additionally, this proposed modification of the original approval under Z0761-04-E,
specifically adding the two proposed structures will not cause any additional adverse impact
when compared to the original approval of the basic use. Approval of the structures will not
increase the number of RV's that may be stored. The use of the site would be the same as the
RV storage use initially approved.

The applicant has proposed that the site be entirely fenced with chain-link fencing. In order to
reduce the visual impact of the proposed facility, the staff finds that a condition of approval is
warranted requiring that the fence be a minimum of eight (8) ft. in height and slatted to better
obscure the larger type of vehicles to be stored. A fence of this height should also provide
better security for the stored RV’s than one of a shorter height. The applicant shall also
landscape the area along the property frontage between the fence/property line and ditch or
road shoulder with groundcover plants and low-growing shrubs unless there is little or no
available width to do so (subject to final site development plan review by the Planning Div.).
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In any event, the applicant shall keep the frontage outside the fence well-maintained; e.g.
mowed, weeded, free of brush and blackberries, etc.

The applicant has proposed an on-site office and residential apartment which will require water
and sewage disposal service. The applicant has not, as of this date, obtained approval of an on-
site septic system or sewage holding tank system from the County Soils Sec. In order to
construct the office and apartment, the applicant will need to obtain approval of the means of
sewage disposal. If such is granted, approval of the proposed use and structures should have no
adverse impact to local surface and groundwater resources. It appears that a 6000 gallon
storage tank, that would require periodic pumping, is proposed as the sewage disposal system.

In order to lessen the chance of motor oil and other fluid spills, the staff finds that a condition
of approval is warranted requiring that all stored recreational vehicles shall be in operable
condition and no wrecked vehicles may be stored on site. The applicant must also provide
emergency spill absorption Kits on site for use in case of an accidental spill of motor oil,
antifreeze or other fluids from stored vehicles.

The County Engineering Div. has submitted comments dated July 28, 2005. These comments
are incorporated herein and discussed in the following. The proposed site development plan
has been approved by the Boring Fire District no. 59 Fire Marshal provided that adequate fire
flows and an approved terminated fire detection system are installed. The proposed
improvements will add approximately 26,900 square feet of impervious roof area. This
significant increase in impervious surface in comparison to the original approval with no
structures will require the applicant to comply with the provisions of Sec. 1008 of the ZDO and
will most likely require the provision of storm water detention facilities to properly manage and
dispose of storm water runoff. Properly addressing storm water runoff and detention issues
will help insure that no greater adverse impacts to the neighborhood would occur due to
increased surface water runoff from the site to adjoining properties and a nearby stream.

The preliminary site plan proposes parking spaces adjacent to the driveway throat. This is not
recommended as vehicles maneuvering into and out of the proposed parking spaces could
require a recreational vehicle to stop on Eagle Creek Road and have to wait for the vehicle to
complete the parking or backing maneuver before entering the driveway. The full length of the
throat, 60 feet, shall not be used for a maneuvering area for parking spaces, so that recreational
vehicles may exit Eagle Creek Road completely before encountering the gate or a maneuvering
vehicle. The site is large enough to provide the required parking in a location that does not
interfere with the safe operation of Eagle Creek Road, the driveway and the driveway throat.
Allowing the throat to be used as a maneuvering area, resulting in the possibility of a
recreational vehicle needing to stop in the travel lanes of Eagle Creek Road would increase the
potential for rear end and turning type collisions at the driveway. This would increase adverse
impact to the neighborhood and, again, is not recommended.

The proposed gate at the southwest corner of Building 2 (the larger structure), aligned
north/south when closed, and associated vehicle maneuvers through this gate, also impact the
operation of the driveway throat and is not recommended. A revised design and/or location of
the gate will be necessary to address these concerns.
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Buildings 1 and 2 appear to be approximately 55 feet apart. No dimension has been provided
on the site plan for this separation distance and it has been reduced so the exact scale is
unknown. In addition, Building 1 appears to provide overhead type doors allowing access to
the building. Depending on the length and wheelbase of recreational vehicles proposed to be
garaged in building one, the maneuvering area between the buildings may not provide adequate
maneuvering room. For longer recreational vehicles, some with significant overhang beyond
the rear axle, considerable maneuvering room is required. In this situation, this type of vehicle
would need to completely exit from the building in virtually a straight line until the rear of the
vehicle cleared the door. Only then could a turning maneuver be initiated. As proposed, staff
is concerned about this issue and would recommend that the applicant illustrate on a revised
site plan, with turning templates, the paths that recreational vehicles would follow maneuvering
into and out of the garage spaces in building one. With that information, staff would be able to
recommend appropriate spacing between buildings so that parking and exiting maneuvers from
building one could be safely accomplished.

The Traffic Engineering Sec. staff is also concerned about maneuvering for Building 2 and the
proposed gravel perimeter parking spaces. If the gravel area is parked with vehicles, boats, etc,
it appears that only 25 feet of maneuvering room would be provided between Building 2 and
the parking areas. This again would not provide adequate maneuvering room for large
recreational vehicles as this maneuvering room is approximately what is recommended for
passenger vehicles. Turning maneuvers of anticipated vehicles, illustrated with turning
templates on a site plan are again recommended to insure that adequate maneuvering room is
provided on site. Maneuvers around the north end of Building 2 should also be illustrated on a
site plan to insure that parked vehicles along the perimeter of the site do not interfere with
turning maneuvers.

A handicapped parking space is proposed on the site plan near the proposed office/living
quarters. Any handicapped parking space, the adjacent accessible area and walkway from the
accessible area to the office shall be hand surfaced with asphalt concrete, Portland Cement
concrete, pavers, or equivalent approved by County Engineering Div. staff.

In addition, the existing paved approaches shall be removed and replaced with appropriate
gravel shoulder and ditch to match the existing ditch and shoulder. The removal of the two
existing driveways and replacing them with one driveway would limit the turning maneuvers
into and out of the site to one location. Decreasing the number of driveways from two to one
would allow the site to come closer to compliance with access spacing standards of 600 feet for
this minor arterial street. Intersection sight distance at the proposed access point was also
measured by staff and found to be adequate, also in excess of 610 feet, both to the north and
south. The staff has determined that the traffic generated by the proposed use will not
adversely affect the functioning, in terms of capacity and safety, of Eagle Creek Rd.

The proposed site plan may require significant modification to provide for adequate
maneuvering room for recreational vehicles and adequate passenger vehicle parking.
Additional issues related to the gate design and location, storm water management and sewage
disposal also require additional refinement. The Traffic Engineering Div. staff recommends
that the applicant revise the site plan and be required to participate in a separate County Design
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Review application process to work through the site development design issues discussed here.
With a revised site plan addressing these concerns and appropriate conditions of approval, the
Traffic Engineering Div. staff believes the proposal could be constructed so that there would be
no additional adverse impact to the neighborhood and motorists traveling the county road
fronting the property.

The County Building Codes Division has submitted comments dated July 14, 2005. These
indicate that at least three building permits will be needed, one each for the two storage
buildings, and one for the 8-foot fence around and/or within the property. Building 1 will
contain an office and an apartment. As a mixed use occupancy, appropriate separations will
have to be maintained between the occupancies. The Building Codes Div. recommends that a
condition of approval be imposed requiring the applicant to apply for all relevant building
permits and other relevant permits from the Building Codes Division. The Division anticipates
a minimum of three building permits will be required, one for each building and one for the 8-
foot fence. All work under these permits shall be completed, inspected, and approved before
the business is opened. The same applies for any ancillary plumbing, electrical, mechanical, or
fire/life safety permits that may be required.

7. Conclusion: Based upon the Findings discussed above, and provided that the issues discussed
above can be adequately addressed, the staff finds that approval of this request will not cause
additional adverse impacts to the surrounding neighborhood when compared with the existing
nonconforming use.

DECISION: Approval with conditions. Based upon the Findings discussed above, it is the decision

of the Clackamas County Planning Director, by his designate, to approve this application for an
alteration of a nonconforming use subject to the following conditions of approval.

CONDITIONS OF APPROVAL

1. This decision is based upon the application, site plan and building plans submitted by the
applicant, the Findings discussed above and the conditions of approval contained herein. Any
changes to the proposal, except as required by these conditions and approved by the Planning
Div., shall be reviewed by the Planning Div. as a separate application. This approval is subject
to all previous conditions of approval from case file Z0761-04-E except as modified herein.

2. The recreational vehicle storage facility shall be developed and used consistent with the use
proposed in the application materials. The site shall be used for the storage of recreational
vehicles, including motorhomes, pick-up bed campers, travel trailers, boats, personal
watercraft, only. The site shall not be used for storage of personal automobiles, commercial
trucks or similar vehicles, heavy equipment, etc.

3. All recreational vehicles stored shall be in operable condition and no substantially damaged or

wrecked vehicles may be stored on site. The site shall not be used for maintenance of
recreational vehicles including washing, oil and fluid changes, etc. The applicant shall provide
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emergency spill absorption kits on-site and accessible for use in case of an accidental spill of
motor oil, antifreeze or other fluids from stored vehicles.

4, Recreational vehicles shall not be occupied while on site.

5. The entire storage facility shall be fenced with an eight (8) ft. tall, slatted chain-link fence and
gate.

6. Signing shall be limited to a single, 32 s.f. sign mounted flush on the site fencing near the
entrance.

7. Prior to the issuance of Building Permits requiring plumbing and water service, the applicant

shall obtain approval of the means of sewage disposal from the County WES, Soils Sec. and/or
the Oregon Dept. of Environmental Quality.

8. Prior to the commencement of construction and opening for business, the applicant shall apply
for and obtain all relevant building permits and other relevant permits; e.g. electrical, plumbing,
etc., from the County Building Codes Division. The Building Codes Division anticipates that a
minimum of three building permits will be required, one for each building and one for the 8-
foot fence. All work under these permits shall be completed and inspected and approved by the
Building Codes Division before the business is opened.

9. The applicant shall submit an application for Design Review to the County Planning Div.
prior to the application for Building Permits. The application is required to adequately
address the concerns expressed by the County Traffic Engineering Div. staff as discussed in the
Findings.

(a) As part of the application, the applicant shall submit a revised site development plan
addressing the following.

(b) The revised site development plan required for the Design Review application shall depict a
landscaped area along the property frontage between the fence/property line and ditch or
road shoulder with groundcover plants and low-growing shrubs (less than 30 inches) unless
there is little or no available width to do so. In any event, the applicant shall keep the
frontage outside the fence well-maintained; e.g. mowed, weeded, free of brush and
blackberries, etc. If there is available area for landscape plantings, any dead, diseased or
dying plantings shall be replaced by the owner/operator of the facility.

(c) The applicant shall design and construct surface water runoff facilities in conformance with
Sec. 1008 of the County Zoning and Development Ordinance, including any required
detention facilities, and also in conformance with Clackamas County Roadway Standards
Chapter 3. The revised site development plan required for the Design Review application
shall depict the required storm water management facilities.

(d) A site grading plan.
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(e) The applicant's plans shall demonstrate that adequate on-site circulation for the parking and
maneuvering of all vehicles anticipated to use the parking and maneuvering areas will be
provided. The applicant shall show the paths traced by the extremities of anticipated large
vehicles (fire apparatus, garbage and recycling trucks, recreational vehicles, vehicles
towing boats, etc), including off-tracking, on the site plan to insure adequate turning radii
are provided for the anticipated large vehicles maneuvering on the site and into and out of
proposed Buildings 1 and 2. The size and positioning of the proposed buildings may need
to be modified to accommodate these issues.

(F) The paved 60-foot long driveway throat, 28 feet in width, shall not be permitted to have any
parking spaces or access gates located adjacent to the northerly and southerly sides of the
entire 60-foot long throat with the exception of a gate exclusively for the use of the local
Fire District.

(9) The proposed gate at the easterly end of the 60-foot long driveway throat shall swing open
to the east and north.

(h) Any handicapped parking spaces, the adjacent accessible area, and the walkway from the
accessible area to the office shall be hard surfaced with asphalt concrete, Portland cement
concrete, pavers, or equivalent approved by County Engineering staff.

(i) The applicant shall provide adequate on site circulation for the parking and maneuvering of
all vehicles anticipated to use the storage/parking area. Required circulation and
maneuvering aisles shall not be used for vehicle storage/parking.

(1) The revised site development plan shall demonstrate that items a-h will be addressed.

(k) Written approval from the Boring Fire District no. 59 Fire Marshal for the planned access,
circulation, fire lanes and water source supply. The approval shall be in the form of site
and utility plans stamped and signed by the Fire Marshal.

Upon approval of the required Design Review application and prior to the
commencement of construction and use of the site for RV storage, the applicant shall obtain
a Street Construction and Encroachment Permit from the County Engineering Div. In order to
obtain the permit, the applicant shall submit a set of site improvement and construction plans
for review and approval, in conformance with Clackamas County Roadway Standards Section
130, to Deana Mulder of the Clackamas County Engineering Division for review and approval.
The permit will be for drainage, circulation and parking improvements. The permit fee is a
minimum of $400.00 or calculated at $50.00 per new or reconstructed parking space,
whichever is greater. The applicant shall have an Engineer, registered in the state of Oregon,
design and stamp the construction plans for all required improvements.

Since the Department of Transportation and Development is the surface water authority for the
proposed project and detention facilities are a requirement of development, the applicant shall
provide a copy of an approved grading permit to Deana Mulder of the DTD Engineering Div.
prior to the issuance of the Street Construction and Encroachment Permit.
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12.  Compliance with these conditions of approval is mandatory and non-compliance may be cause
for revocation of this permit.

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.

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE
PLANNING DIVISION OFFICE. IF YOU DISAGREE WITH THESE FINDINGS OR
CONDITIONS, YOU MAY APPEAL THIS DECISION TO THE CLACKAMAS COUNTY
HEARINGS OFFICER. THE COST OF THE APPEAL IS $250.00. YOUR APPEAL MUST BE
RECEIVED IN THE PLANNING DIVISION OFFICE BY 5:00 P.M. ON THE LAST DATE TO
APPEAL WHICH IS SEPTEMBER 6, 2005. THIS DECISION IS NOT EFFECTIVE UNTIL THE
DAY AFTER THE APPEAL DEADLINE PROVIDED THAT NO APPEAL IS FILED.
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NOTICE OF DECISION -
ALTERATION OF A NONCONFORMING USE -APPROVAL WITH CONDITONS

CLACKAMAS COUNTY DEPARTMENT OF TRANSPORTATION AND DEVELOPMENT
LAND USE AND ENVIRONMENTAL PLANNING DIVISION

150 Beavercreek Rd., Oregon City, OR 97045
Phone: (503) 742-4500 Fax: (503) 742-4550

TO: Applicant, Citizens Planning Organization, Agencies, and Property Owners within 500 feet of
this application.

DATE: December 30, 2008

LAST DATE TO APPEAL: January 12, 2009

FILE NO.: Z0618-08-E

STAFF CONTACT: Rick Mclintire (503-353-4516; rickm@co.clackamas.or.us)

APPLICANT: Eagle Creek RV Storage, LLC, c/o John Randall, 23000 SE Eagle Creek Rd., Eagle
Creek, OR 97022

OWNER OF PROPERTY:: Applicant.

LEGAL DESCRIPTION: T2S, R4E, Section 31A, Tax Lot 2804, W.M.

SITE ADDRESS: 23000 SE Eagle Creek Rd., Eagle Creek, OR

TOTAL AREA INVOLVED: Approximately 2.12 acres.

PRESENT ZONING: Rural Residential Farm/Forest (RRFF-5), five (5) acre district.

CITIZENS PLANNING ORGANIZATION FOR AREA:
Eagle Creek-Barton CPO,

c/o Charlene DeBruin, 503-637-3507

P.O. Box 101

Eagle Creek, OR 97022

PROPOSAL.: An alteration of a nonconforming use, an approved commercial recreational vehicle and
boat storage facility, to permit additional commercial activities including the use of up to three service
bays in the existing 50 ft. by 84 ft. storage building for RV and boat service and repair use, sales of RV
and boat parts and accessories, and sales of wood pellets and fire logs. The applicant proposes to use
one of the existing RV storage bays for storage of the latter products. This application is a
modification of an Alteration of a Nonconforming Use approved under Planning File Nos. Z0761-04-E
and Z0495-05-E.
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FINDINGS: The Planning Division has reviewed this application for an alteration of a nonconforming
use. This application is subject to Section 1206 of the Clackamas County Zoning and Development
Ordinance (ZDO). The Planning Division has reviewed this section of the ZDO with respect to this
proposal and makes the following findings:

1.

The applicant is requesting approval of an alteration of a nonconforming use, an approved
commercial recreational vehicle and boat storage facility, to permit additional commercial
activities including the use of up to three service bays in the existing 50 ft. by 84 ft. enclosed
storage building for RV and boat service, repair and accessories installation use, sales of RV
and boat parts and accessories, and sales of wood pellets and fire logs. The applicant proposes
to use one of the existing RV storage bays for storage of the latter products.

The subject property is located on the northeasterly side of SE Eagle Creek Rd., approximately
500 ft. southeast of the intersection of Eagle Creek Rd. and Hwy 211 in the Eagle Creek area.
The site is nearly level and is presently developed with a 50 ft. by 100 ft. enclosed structure
housing office space, residential living quarters and six RV/Boat storage bays, and a paved area
with spaces for 108 RV’s and boats. The applicant has previously obtained approval for a 60
ft. by 365 ft. open-sided RV/Boat storage structure that has yet to be constructed. The
proposed service bays would be located within the new structure that has already been
constructed.

Pursuant to subsection 1206.05B(2) of the ZDO, the applicant must first verify that the existing
use(s), structure(s) and/or other physical improvements were established as a protected
nonconforming use as defined in Sec. 202 of the ZDO. Sec. 202 of the ZDO defines a
“Nonconforming Use” as:

“A use of any building, structure or land allowed by right when established or that
obtained a required land use approval when established but, due to a change in the zone
or zoning regulations, is now prohibited in the zone.”

The subject property is currently zoned Rural Residential Farm/Forest (RRFF-5), a rural
residential and small-scale farm and forestry use zoning district. The current zoning
classification was adopted and applied to the subject property on June 28, 1976. Prior to that
date, the subject property was not zoned, but was subject to the Unzoned Area Development
Permit (UADP) requirements adopted on July 7, 1975. Prior to that date, the subject property
was not subject to restrictive zoning regulations. The existing and proposed uses are not listed
as primary, accessory or conditional uses in the RRFF-5 zoning district. Under the UADP
provisions, a county-approved permit for such uses would have been required.

In order to demonstrate the establishment of a nonconforming use, the applicant must
demonstrate the following: (1) that the use(s) and structure(s) were established prior to the
effective date of the initial zoning of the property; or (2) that the use(s) and structure(s) were
allowed by right under the zoning applicable at the time of establishment; or (3) that a required
land use permit; e.g. conditional use permit, was obtained from the County to establish the
use(s) and structure(s) prior to a change in zoning regulations pursuant to subsection 1206.06B
of the ZDO.
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On November 22, 2004, the Planning Division issued a decision, File No. Z0761-04-E, finding
that a nonconforming use status had been established for a propane storage and sales use that
was established sometime in 1974 according to County Tax and Assessment department
appraisal records. The original occupant was Doxol L.P. Gas. The use consisted of a large
bulk propane storage tank, storage of residential and commercial propane tanks, propane
delivery trucks, miscellaneous related equipment and a small storage shed. In the 2004
decision, the Planning Division authorized an alteration/change in use to permit the applicant’s
proposed RV and boat storage business. On August 24, 2005, the Planning Division approved
a modification of the 2004 approval to allow construction of two buildings, one being the
office/residential/storage structure that has recently been completed and one being the open-
sided covered storage structure noted earlier.

Conclusion: Based the discussion above and prior decisions, the staff finds that the RV and
boat storage use is an approved change of use from the original propane storage and sales use,
as described above, that was established as a nonconforming use as of the initial date of
adoption of restrictive zoning regulations on July 7, 1975.

If the applicant proves that nonconforming use status has been established, the nonconforming
use may be continued pursuant to subsec. 1206.01 of the ZDO. Subsec. 1206.01 of the ZDO
states:

“A nonconforming use may be continued although not in conformity with the
regulations for the zone in which the use is located.”

If the applicant has demonstrated that a nonconforming use has been lawfully established, the
applicant must also provide evidence as to the nature, extent, existence and continuity of the
nonconforming use and that the nonconforming use has not been discontinued for any period
exceeding twelve (12) consecutive months during the 20-year period immediately preceding
the date of the application for verification pursuant to subsec. 1206.02 of the ZDO and ORS
215.130(11). Subsec. 1206.02 of the ZDO states:

“If a nonconforming use is discontinued for a period of more than twelve (12)
consecutive months, the use shall not be resumed unless the resumed use conforms with
the requirements of the Ordinance and other regulations applicable at the time of the
proposed resumption.”

The Planning Division staff concluded in the prior applications, file nos. Z0761-04-E and
Z0494-05-E that there was a reasonable likelihood that the nonconforming use of the subject
property had not been discontinued for any period in excess of twelve (12) consecutive months
since the adoption of restrictive zoning regulations or during the 20-year period preceding the
date of filing of that application. The applicant has since been in the process of constructing
the improvements to the site to comply with the conditions of approval of File Nos. Z0761-04-
E and Z0494-05-E. Therefore; the staff finds that the nonconforming use status has been
continued.
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6. Pursuant to subsection 1206.05B(1) of the ZDO, in order to approve this request, the proposed
alteration of the nonconforming use, structure and/or other physical improvements shall have
no greater adverse impact upon the neighborhood than the existing use, structure(s) and/or
physical improvements. The Planning Director, or designate, may impose conditions designed
to mitigate any potential additional adverse impacts pursuant to subsection 1206.05B(3) of the
ZDO.

The subject property is located within an area characterized by a mix of rural residential,
commercial and industrial uses. There are no single family dwellings in immediate proximity
to the subject property. Properties to the north, south and east are used for commercial,
industrial and historic/cultural uses either as existing nonconforming uses, conditional uses or
permitted uses in the RRFF-5, EFU, Rural Commercial and Rural Industrial zoning districts.
Properties in the immediate vicinity include a large foundry operation, feed and hardware store,
the Philip Foster Farm living history facility, a private airport, a large property that has been
used as a commercial recreational facility in the past, a private gun club shooting range, gas
station/convenience store, and an excavation company office, maintenance and vehicle and
equipment storage facility.

Based upon the nature of the uses of the majority of the adjoining and nearby properties as
described above, the existing use of the subject property, a commercial RV/Boat storage
facility, is not inconsistent with the uses of the majority of adjoining properties and other
properties in the immediate area. It is unlikely that the proposed changes to the RV storage
facility would generate inordinate noise impacts to surrounding properties on most days.
Generally, once RV’s and boats are brought to the site, they are not moved around. The
proposed service, repair and accessory installation use will occur entirely indoors within the
existing structure. RV’s will be driven, towed or carried to the site and parked until owners
need to use them again. The only noise generated will be occasional vehicle noise during these
short duration activities. The impact of these activities on nearby properties will be very
limited as there are no existing single family dwellings in close proximity to the site. Approval
of the proposed alterations will not increase the number of RV's that may be stored on the site.

In approving the prior alterations, the Planning staff required the applicant to construct a sight-
obscuring fence a minimum of eight (8) ft. in height and slatted to obscure the larger type of
vehicles to be stored on site in order to reduce the visual impact of the facility from off-site.
The applicant was also required to landscape the area along the property frontage between the
fence/property line and ditch or road shoulder with groundcover plants and low-growing shrubs
unless there is little or no available width to do so. In any event, the applicant shall keep the
frontage outside the fence well-maintained; e.g. mowed, weeded, free of brush and
blackberries, etc.

The applicant has constructed an on-site office and residential apartment as part of the large
structure. The applicant has obtained approval of a 3000 gal. sewage holding tank system from
the County Soils Sec. This approval requires a regular schedule of pumping of the tank. The
County Soils Sec. has indicated that the applicant may need to provide data on sewage flow to
determine if any modifications to this system will be required, but any modifications can be
accommodated on site if needed.
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In order to lessen the chance of motor oil and other fluid spills, the staff finds that a condition
of approval is warranted requiring that all stored recreational vehicles shall be in operable
condition and no wrecked vehicles may be stored on site. The applicant must also provide
emergency spill absorption Kits on site for use in case of an accidental spill of motor oil,
antifreeze or other fluids from stored or parked vehicles.

The County Engineering Div. has submitted comments dated December 18, 2008. These
comments are incorporated herein as additional findings and discussed in the following.

The proposal indicates that from one to three covered RV storage spaces are to be converted to
service bays (one now and up to three total over time). In addition, the application indicates
that sales of accessories, the installation of accessories, and the sales of wood pellets and fire
logs would also occur on site. Some customers would likely already have RVs stored on site,
and taking advantage of the maintenance services would not necessarily generate additional
traffic on area roadways. However, staff anticipates that the majority of RV service, sales of
accessories, and sales of wood pellet and fire logs would be provided to customers that would
not necessarily be storing their RVs, boats, campers, etc, on site. The result of the customer
base being principally comprised of those that do not store RVs on site is that more traffic
would be generated by the site with the proposed additional services provided. The applicant
did not provide a traffic study with the proposal and also did not provide existing and
anticipated trip generation for the site that would provide a basis for an evaluation of generated
traffic volumes.

Therefore, staff, in an effort to attempt to quantify the traffic volume that might be generated by
the proposed modifications, referred to the Institute of Transportation Engineers (ITE) Trip
generation manual. The proposed use is not one that has been studied and included in the ITE
manual, and staff’s determination of the closest match was for an auto parts sales and service
center. The ITE Trip Generation manual indicates that this type of business (auto parts sales
and service center) generates approximately 4.46 trips per 1000 gross square feet in the PM
peak hour, which is typically 10% of the total daily traffic. The three covered bays measure 14
feet by 50 feet each, and the office is 576 square feet in size. Therefore, the total square
footage likely associated with the proposed expanded business is approximately 2676 square
feet. Based on this information, the site offering maintenance and accessories could generate
approximately 120 trips per day (2676/1000 x 4.46 x 10). Staff finds that this number is likely
too high as there are significantly fewer RVs than passenger vehicles, limiting the potential
number of customers. However, even discounting this number by 50% indicates that
approximately 60 additional vehicle trips (the arrival and departure of 30 cars and/or RVs) per
day could be anticipated to be generated by the site. This is likely several times the volume of
traffic generated by the existing RV/Boat storage facility. However, an increase in traffic on
local streets per se is not considered a negative impact unless the additional traffic generated
exceeds the capacity of the road. The subject property takes access directly onto SE Eagle
Creek Rd., a County roadway, which runs parallel to State Hwy 224 a short distance away, the
main traffic artery for the Eagle Creek/Estacada area. It is not anticipated that the likely
increase in traffic when compared with the RV/Boat storage use will exceed the traffic capacity
of Eagle Creek Rd.
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The provision of service for RVs on site results in additional design requirements for the site to
accommodate RVs that may arrive at the site by being towed. A site plan needs to be
submitted by the applicant that illustrates where towed RVs would be delivered and stored
while awaiting service/repair. In addition, the provision of adequate on site maneuvering room
must be demonstrated so that tow vehicles, with an attached RV, have adequate room to deliver
an RV to the site, disconnect from the RV, and exit the site. Another design requirement for
the site, if RV maintenance service is provided, is a parking area for RVs that may be dropped
off and picked up days later when service is completed. The applicant has not addressed this
issue in the submitted materials. It is assumed that some of the existing RV/boat storage bays
would be identified for this use. In any case, parking of RV’s awaiting service, employee
vehicles and other customer vehicles cannot be allowed to block required drive aisles through
the site. The plan must also show where employees and customers will park when purchasing
parts and accessories, arriving for work and for picking up serviced RV’s.

The site is likely adequately large enough to accommodate these additional parking and
maneuvering areas, but by accommodating those needs, some storage spaces for RVs, boats,
campers, trailers, etc would likely need to be eliminated. However, staff finds that the site is
large enough to feasibly accommodate any design revisions necessary to accommodate the
aforementioned additional parking and maneuvering needs that would be associated with the
proposed expanded services that the applicant proposes to provide.

The County Building Codes Division has submitted comments indicating that the proposed
RV/Boat service bays will be approved upon land use permit approval.

7. Conclusion: Based upon the Findings discussed above, and provided that the issues discussed
above can be adequately addressed, the staff finds that approval of this request will not cause
additional adverse impacts to the surrounding neighborhood when compared with the existing
nonconforming use.

DECISION: Approval with conditions. Based upon the Findings discussed above, it is the decision

of the Clackamas County Planning Director, by his designate, to approve this application for an
alteration of a nonconforming use subject to the following conditions of approval.

CONDITIONS OF APPROVAL

1. This decision is based upon the application, site plan and building plans submitted by the
applicant, the Findings discussed above and the conditions of approval contained herein. Any
changes to the proposal, except as required by these conditions and approved by the Planning
Div., shall be reviewed by the Planning Div. as a separate application. This approval is subject
to all previous conditions of approval from case file Z0761-04-E except as modified herein.

2. The facility shall be developed and used consistent with the prior land use approvals and the
additional uses proposed in the application materials. The conditions of approval of Planning
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File Nos. Z0761-04-E and Z0494-05-E continue to apply except to the extent they are modified
by this decision.

3. Prior to the issuance of Building Permit No. B0416008, the applicant shall obtain approval of
the means of sewage disposal from the County WES, Soils Sec. and/or the Oregon Dept. of
Environmental Quality as appropriate.

4, Prior to the commencement of the additional uses, the applicant shall obtain all relevant
building permits and other relevant permits; e.g. electrical, plumbing, etc., deemed necessary
by the County Building Codes Division. All work under these permits shall be completed and
inspected and approved by the Building Codes Division before the additional commercial uses
are begun.

5. The applicant shall submit a revised site development plan to, and obtain a Development
Permit from the County Engineering Div. The purpose of this plan review is to review
the on-site parking and maneuvering issues identified in the Engineering Division
comments dated December 18, 2008 and discussed earlier in the Findings.

(@) The applicant's plans shall demonstrate that adequate on-site circulation for the parking and
maneuvering of all vehicles anticipated to use the parking and maneuvering areas will be
provided.

(b) The applicant shall show the paths traced by the extremities of anticipated tow vehicles
delivering RV’s for service and repair, parking for additional employees of the service
business, the parking of RV’s awaiting service and pickup after service and parking by
customers purchasing parts and/or accessories and picking up RV’s after service and
storage of pellets and firelogs.

(c) The applicant shall provide adequate on site circulation for the parking and maneuvering of
all vehicles anticipated to use the storage/parking area. Required circulation and
maneuvering aisles shall not be used for vehicle storage/parking.

(d) Written approval from the Boring Fire District no. 59 Fire Marshal for the planned access,
circulation, fire lanes and water source supply. The approval shall be in the form of site
and utility plans stamped and signed by the Fire Marshal.

(e) In order to obtain the permit, the applicant shall submit a set of site plans addressing the
issues noted above for review and approval, in conformance with Clackamas County
Roadway Standards Section 130, to Deana Mulder (503-742-4710) of the Clackamas
County Engineering Division for review and approval. Please contact Ms. Mulder for plan
review and permit fee information.

6. Compliance with these conditions of approval and those of the prior approvals is mandatory
and non-compliance may be cause for revocation of this permit.
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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.

IF YOU HAVE ANY QUESTIONS ABOUT THIS APPLICATION, PLEASE CONTACT THE
PLANNING DIVISION OFFICE. IF YOU DISAGREE WITH THESE FINDINGS OR
CONDITIONS, YOU MAY APPEAL THIS DECISION TO THE CLACKAMAS COUNTY
HEARINGS OFFICER. THE COST OF THE APPEAL IS $250.00. YOUR APPEAL MUST BE
RECEIVED IN THE PLANNING DIVISION OFFICE BY 5:30 P.M. ON THE LAST DATE TO
APPEAL WHICH IS JANUARY 12, 2009.

THIS DECISION IS NOT EFFECTIVE UNTIL THE DAY AFTER THE APPEAL DEADLINE
PROVIDED THAT NO APPEAL IS FILED.
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Development Services Building
150 Beavercreek Road | Oregon City, OR 97045

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

PRE-APPLICATION CONFERENCE SUMMARY
Permit Type: Comprehensive Plan Map Amendment and Zone Change

File No.: ZPAC0090-24

Proposal: Zone change from RRFF-5 (rural residential farm forest 5-acre) to RI (rural industrial) and corresponding
comprehensive plan map amendment

Staff Contact: Taylor Campi, Senior Planner, TCampi@Clackamas.us, 503-742-4512

Applicant: Peter Finley Fry & Mark Wright
Assessor’s Map and Tax Lot No.: 24E31A 2804

Site Address: 23000 SE Eagle Creek Rd, Eagle Creek OR 97022
Current Zoning: RRFF-5 Proposed Zoning: RI

Pre-Application Conference Date: 10/24/2024 via Zoom.

Date of this Summary: 10/30/2024

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: ¢ Traduccion e interpretacion? | TpebyeTcs nn Bam yCTHbIA U NMCbMEHHBIN NepeBoa?
#ZE8 0% ? | Can Bién dich hoac Phién dich? | & &= 599
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APPLICABLE STATE AND COUNTY STANDARDS

A zone change must be consistent with all applicable Statewide Planning (SWP) Goals and
implementing Oregon Revised Statutes (ORSs) and Oregon Administrative Rules (OARS). An
applicant must review and address any applicable SWP Goals in the application narrative. In this

case, these should include, at a minimum:

Goal 12, Transportation

The applicant will be required to submit a traffic study or similar evidence to demonstrate compliance
with the 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.

Goal 14, Urbanization

For rural rezone proposals Planning staff first have to verify if an exception to Statewide Planning
Goal 14 (Urbanization) is required. If a goal exception is required then a Comprehensive Plan
amendment application would also be needed to address the goal exception criteria in OAR 660,
Division 4.

In the zone change application, please provide finings that address whether a Goal Exception is
required under OAR 660-004-0040(6) for your specific proposal. If a goal exception is not required
under OAR 660-004-0040(6), case law makes it clear that findings also need to be included to explain
why the proposed use on rural exceptions lands is “rural” and not “urban,” as defined in relevant
LUBA case law and per Oregon Administrative Rules and Revised Statutesl. Some examples of
factors that may be used for such a determination are:

e That public facilities and services providing for water and sewage disposal will be limited to
the types and levels of service available and appropriate for rural lands. Or in other words,
that the proposed uses on rural lands will not require urban levels of service.

e The potential impact on a nearby Urban Growth Boundary. Specifically, consideration of
whether the density and number of residential units allowed under the proposed zoning would
impermissibly affect the ability of nearby UGBs to perform their urbanization function.

o Whether the size of the proposed lots in a partition or subdivision that will accompany the
zone change can be considered a rural use.

DISCLAIMER: This is guidance only and is subject to change based on changes to state law,
future legislative amendment of the Comprehensive Plan or ZDO, decisions of courts or
administrative tribunals, or quasi-judicial land use decisions. This is not a land use decision as
defined by Oregon Revised Statutes 197.015(10).
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. APPLICABLE ZDO AND COMPREHENSIVE PLAN STANDARDS

a. ZDO Section 1202 (Zone Changes):
Zone changes are subject to the approval criteria in Section 1202.03 of the County’s ZDO, which
requires the zone change to:
A. Be consistent with the Comprehensive Plan,
B. Have adequate services provided,
C. Have no significant impact on the adequacy of the transportation system, and
D. Have no significant impact on safety of the transportation system.

(A) Comprehensive Plan. Please note that both the Comprehensive Plan amendment and ZDO
Section 1202.03(A) require review of Comp Plan and findings to address any applicable policies
within the entire Plan. Some of the most relevant Chapters and policies are noted below, but the
applicant should review the Comprehensive Plan to identify all policies applicable to the subject
site and proposal.

Chapter 4, Land Use, Policies 4.LL.1 & 3:

4.LL.1 The Rural Industrial plan designation may be applied in non-urban areas to provide for
industrial uses that are not labor-intensive and are consistent with rural character, rural
development, and rural facilities and services.

4.LL.3 Areas may be designated Rural Industrial when the first, the second, or both of the other
criteria are met:
4.LL.3.1 Areas shall have an historical commitment to industrial uses; or
4.LL.3.2 The site shall be an abandoned or diminished mill site, as defined in the Zoning
and Development Ordinance, provided that only the portion of the site that was improved
for the processing or manufacturing of wood products may be designated Rural
Industrial; or
4.LL.3.3 Areas shall be located within an Unincorporated Community; and
4.LL.3.4 The site shall have direct access to a road of at least an arterial classification.

Comments: As discussed in the pre-application meeting, the site is neither a former mill site
(4.LL.3.2) nor located in an Unincorporated Community (4.LL.3.3). Therefore, the only criterion
that could potentially be met by this property is 4.LL.3.1 “Areas shall have an historical
commitment to industrial uses”. However, as also discussed in the pre-application meeting, the
information available to staff does not demonstrate, in the opinion of staff, that the
property has an historical commitment to industrial uses.

Chapter 4, Land Use, Policies 4.KK.1 & 3:

4.KK.1 The Rural Commercial plan designation may be applied in nhon-urban areas to provide
for commercial uses that are necessary for, and on a scale commensurate with, rural
development.

4. KK.3 Areas may be designated Rural Commercial when either the first or both of the other
criteria are met:
4.KK.3.1 Areas shall have an historical commitment to commercial uses; or
4.KK.3.2 Areas shall be located within an Unincorporated Community; and
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4. KK.3.3 The site shall have direct access to a road of at least a collector classification.

Comments: As discussed in the pre-application meeting, the site is not located in an
Unincorporated Community (4.KK.3.2) so the only criterion that could potentially be met by this
property is 4.KK.3.1 “Areas shall have an historical commitment to commercial uses”. As
discussed in the pre-application meeting, the information available to staff at the time of this
meeting does appear to indicate an historical commitment to commercial uses. In the opinion of
staff, with the information available and provided, a proposed zone change to Rural Commercial
appears more feasible for the County to approve than a zone change to Rural Industrial.

Chapter 5, Transportation

To address this chapter and section 1202.03(C) and (D) of the ZDO applicants are required to
provide a traffic study. Please coordinate with Christian Snuffin (contact below) regarding scope
of traffic study for this site.

(B) Services —water and surface water management. This criteria largely relates to public
services (water, sewer, stormwater). The site is not within a water or sewer district, so this
criteria will be applicable only as it relates to storm water drainage/surface water management.
Please submit a signed Preliminary Statement of Feasibility from County Engineering (contact
below).

(C) Adequacy of transportation system.
a. Applicable OARs for the Transportation Planning Rule
b. Policies in Chapter 5 of the Comprehensive Plan
c. Specifics in 1202.03(C)

(D) Safety of transportation system.
a. Consult with County Engineering staff (roadway standards, safety standards etc.)
b. Policies in Chapter 5 of the Comprehensive Plan

Please consult with Christian Snuffin (contact below) regarding scope of traffic study
required to address items (C) and (D) above.

Il. LAND USE PERMITTING PROCESS
The recommended land use application(s) is/are:

Comprehensive Plan Map Amendment and Zone Change is a “Type IlI” land use application
process, as provided for in Section 1307 of the ZDO. Type Il decisions include notice to owners
of nearby land, the Community Planning Organization (CPO) if active, service providers (sewer,
water, fire, etc.) and affected government agencies, and are reviewed at a public hearing before
the Planning Commission and a second hearing before the Board of County Commissioners. If
the application is approved, the applicant must comply with any conditions of approval identified in
the decision. The County’s decision can be appealed to the Oregon Land Use Board of Appeals
(LUBA).

o Application form: https://dochub.clackamas.us/documents/drupal/592677ce-53dc-416d-
84cc-b0367elefcad

o Fee: $15,070
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o Payable by cash, credit card, or check payable to Clackamas County

= Credit card payment subject to a 2.75% service fee and must be
accompanied by the Credit Card Authorization Form

o Timeline:

o Completeness review: 30 days; within the first 30 days of the application being
submitted the Planning Division will review the application materials to ensure that
everything required has been turned in. In the event that there are items missing
from the application packet, you will be notified of the specific items missing and
information on how you can provide staff with the missing documents/information.

o Notice period: at least 35 days prior to the first evidentiary hearing the County will
send a mailed notice to surrounding property owners within 2,640 feet (*2 mile) and
other reviewing agencies

o Staff report: Planning Division staff will write a staff report and make a
recommendation to the Planning Commission and Board of County Commissioners
(review authority). This report is available to the public for review at least one week
prior to the hearing.

o Public hearing: A public hearing is held with the Planning Commission for the
purpose of receiving testimony regarding the application.

o Decision: The decision authority is the Board of County Commissioners. Because
this proposal involves a Comp Plan Map amendment, the 150-day timeline does
not apply but we do attempt to complete these processes within 6 months.

QUESTIONS RAISED BY THE APPLICANT & COUNTY STAFF RESPONSES

The applicant did not submit a list of specific questions with this pre-application request and does not
have specific intentions for future land uses on the subject property.

During the meeting, the applicant explained their reasoning for proposing a zone change to Rural
Industrial being that a number of nearby properties are already zoned Rural Industrial and that this
change would bring the subject property into alignment with other properties in the immediate vicinity.

Staff explained that the County is required to consider only the applicable approval criteria when
evaluating this proposal. In this case, vicinity to other properties already zoned with the proposed
zoning is not one of the approval criteria that the County can consider in its evaluation of the proposal.

Staff reminded the applicant that Comprehensive Plan Policy 4.LL.3.1 is one of the approval criteria
which the County must address in its decision if a rezone to Rural Industrial is proposed, and that with
the information available to staff at the time of the pre-application meeting, the subject property does
not appear to meet this criterion (that is, having an historical commitment to industrial uses).

MINIMUM LAND USE APPLICATION SUBMITTAL REQUIREMENTS

The submittal requirements are provided in ZDO 1307.07(C) and 1202.02. In addition, review the
applicable criteria listed above while preparing your written narrative and other land use application
items. It is the applicant’s responsibility to clearly demonstrate how a proposal meets all applicable
criteria.

Page 5 of 6
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AGENCY/DEPARTMENT CONTACT INFORMATION:
*This list is provided for the applicant to follow up with relevant service providers, agencies, Community
Planning Organization and County staff as needed.

Contact Invited to | Attended
Pre-App | Pre-App
Martha Fritzie, Principal Planner, MFritzie@clackamas.us, 503-742-4529 Yes Yes
Taylor Campi, Senior Planner, TCampi@clackamas.us, 503-742-4512 Yes Yes
Christian Snuffin, CSnuffin@clackamas.us, 503-680-5623 Yes Yes
Avi Tayar, ODOT, Abraham.TAYAR@odot.oregon.gov Yes Yes
Clackamas County Development Engineering: No No
developmentengineering@clackamas.us
Clackamas Fire District #1, Valere Liljefelt, No No
valere.liliefelt@clackamasfire.com, 971-282-2059
Community Planning Organization* No No

*Community Planning Organizations (CPOs) are part of the county’s community involvement program. They are
advisory to the Board of County Commissioners, Planning Commission and Planning and Zoning Division on land
use matters affecting their communities. CPOs are notified of proposed land use actions and decisions on land
within their boundaries and may review these applications, provide recommendations or file appeals. You are
encouraged to contact the CPO and attend any meeting they may hold to discuss your application.

LIMITATIONS AND DISCLAIMERS

Pre-application conferences are advisory and are intended to familiarize applicants with the
requirements of the ZDO, provide applicants with an opportunity to meet with staff and discuss
proposed projects in detail, and identify standards, criteria, and procedures prior to filing a land use
permit application. The pre-application conference is a tool to orient applicants and to assist them in
navigating the land use review process. It is not an exhaustive review that identifies or resolves all
potential issues and does not bind or preclude the County from enforcing all applicable regulations or
from applying regulations in a manner differently than may have been indicated at the time of the pre-
application conference.

The information in this document is introductory and is designed to act as a guide to relevant Zoning
and Development Ordinance (ZDO) and Comprehensive Plan standards. This is an initial review and
is based on the information submitted by the applicant for the pre-application conference.

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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Clackamas County Planning and Zoning
Department of Transportation and Development

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

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

NOTICE OF INCOMPLETE TYPE Ill LAND USE APPLICATION

FILE NUMBER: Z0109-24 & Z0110-24

APPLICATION TYPE: Comp Plan Map Amendment and Zone Change
APPLICANT NAME: Mark Wright

SITE ADDRESS: 23000 SE Eagle Creek Road

STAFF CONTACT: Taylor Campi, Senior Planner EMAIL: tcampi@clackamas.us
DATE OF APPLICATION SUBMITTAL: 3/18/2025

DATE DEEMED INCOMPLETE: 4/10/2025

DATE OF MAILING OF THIS NOTICE: Emailed on 4/10/2025

DEADLINE FOR SUBMITTAL OF MISSING INFORMATION (180 days from date
the application was first submitted): 9/14/2025

Your Type Il or Il land use application has been deemed incomplete. Pursuant to
Subsection 1307.07(E) of the Clackamas County Zoning and Development Ordinance,
your application will be void unless the missing information is submitted within 180 days
of the date the application was first submitted. Upon voiding of an application, 75 percent
of your application fee will be refunded, and you will need to reapply if you are still
interested in obtaining this permit.

MISSING INFORMATION REQUIRED FOR A COMPLETE APPLICATION:

A. Authorization to sign: Clackamas County records show that the owner of the
subject property is “23000 EAGLE CREEK ROAD LLC”. The submitted
application is signed by Mark Wright. Please provide documentation of Mark
Wright's authority to sign on behalf of the property owner “23000 EAGLE CREEK
ROAD LLC".

B. Evidence of historic commitment to commercial uses: Applicable approval
criteria include Comprehensive Plan Policies 4.KK: Rural Commercial Policies.
Because the property is not located in an Unincorporated Community, Policy
4.KK.3.1 requires that an area “shall have an historical commitment to
commercial uses” in order to be eligible for the application of the Rural
Commercial plan designation and zoning. The submitted narrative discusses
property ownership history, uses on surrounding property, the inappropriateness
of industrial or residential zoning, the site’s distance from the interstate freeway
system, and states that the site is fully developed for rural commercial uses as
shown in aerial imagery. However, the submitted narrative and/or documents
must provide evidence that the subject property has an historical commitment to

Notice of Incomplete Type Il or Il Land Use Application
Land Use File No. Z0109-25 & 70110-24 Page 1 of 3
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commercial uses, for example by documenting that a legal nonconforming
commercial use has existed on the subject property.

C. Statewide Planning Goal narrative: Address applicable Goals, specifically Goal
14 urban vs rural The submitted application identifies that Statewide Planning
Goals 3-5, 7, and 8 are not applicable to the proposal and that procedural Goals
1 and 2 are being met. The remaining Goals (6 and 9-14) must be addressed at
the time of Comprehensive Plan Map amendment and zone change. The pre-
application meeting comments (ZPAC0090-24) provide specific guidance on
addressing Statewide Planning Goals 12 and 14.

D. Traffic Impact Study: ZDO Subsection 1202.03(D) requires the traffic impact
study to address the safety of the transportation system. The submitted Traffic
Impact Study dated 3/6/2025 did not include a safety, crash, or sight distance
analysis to address this criterion. Transportation Engineering staff recommends
assessing crashes on Eagle Creek Rd in the site vicinity, and the intersections of
Eagle Creek Rd/OR 211 and OR 211/OR 224, as well as evaluating any potential
sight distance issues along the site frontage. Contact Christian Snuffin with
guestions: Csnuffin@clackamas.us | (503) 680-5623

E. Preliminary Statement of Feasibility: The submittal includes a blank
Preliminary Statement of Feasibility form. This form must be completed.

Notice of Incomplete Type Il or Il Land Use Application
Land Use File No. Z0109-25 & 70110-24 Page 2 of 3
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IMPORTANT

Your application will be deemed complete, if, within 180 days of the date the application
was first submitted, Planning and Zoning receives one of the following:

1. All of the missing information; or

2. Some of the missing information and written notice from you (the applicant)
that no other information will be provided; or

3. Written notice from you (the applicant) that none of the missing information
will be provided.

If any one of these options is chosen within 180 days of the date of the initial submittal,
approval or denial of your application will be subject to the relevant criteria in effect on
the date the application was first submitted.

Your application will be considered void if, on the 1815t day after the date the application
was first submitted, you have been mailed this notice and have not provided the
information requested in Options 1-3 above. In this case, no further action will be taken
on your application.

Applicant or authorized representative, please check one of the following and return this
notice to: Clackamas County Planning and Zoning, 150 Beavercreek Road,
Oregon City, OR, 97045 or the staff contact email on page 1 of this notice

1 I am submitting the required information (attached); or

1 1 am submitting some of the information requested (attached) and no other
information will be submitted; or

L1 1 will not be submitting the requested information. Please accept the application as
submitted for review and decision.

Signed Date

Print Name

Notice of Incomplete Type Il or Il Land Use Application
Land Use File No. Z0109-25 & 70110-24 Page 3 of 3
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Campi, Taylor

From: Fritzie, Martha

Sent: Tuesday, April 8, 2025 10:10 AM

To: Snuffin, Christian; Campi, Taylor

Subject: RE: Comp Plan Map / Zone Change application traffic study

Thanks Christian. We have a few other items to not in the incomplete notice, and will definitely include this one.
We will let you know when the applicant sends a response.
Martha

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).

From: Snuffin, Christian <CSnuffin@clackamas.us>

Sent: Monday, April 7, 2025 1:03 PM

To: Fritzie, Martha <MFritzie@clackamas.us>; Campi, Taylor <TCampi@clackamas.us>
Subject: RE: Comp Plan Map / Zone Change application traffic study

Hi Martha,

You are right: while the memo quoted ZDO 1202.03(D), they did not provide a safety/crash analysis to addressiit. |
would recommend they assess crashes on Eagle Creek Rd in the site vicinity, and the intersections of Eagle Creek
Rd/OR 211 and OR 211/0R 224. They should also evaluate any potential sight distance issues along the site
frontage.

Christian Snuffin, PE, PTOE
503.680.5623

From: Fritzie, Martha <MFritzie@clackamas.us>
Sent: Monday, April 7, 2025 10:45 AM
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To: Snuffin, Christian <CSnuffin@clackamas.us>; Campi, Taylor <TCampi@clackamas.us> Page 5 of 8

Subject: RE: Comp Plan Map / Zone Change application traffic study

Thank you for your quick turnaround, Christian. We will definitely be sending the application and traffic study to
ODOT when notice goes out. And we can certainly chat about your concerns regarding the study land use
assumptions.

| do have one additional question —just for my own clarity: When you say is provides sufficient information for our
review, does that include also addressing the “safety” of the system, as per ZDO 1202.03(D)?

Martha

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).

From: Snuffin, Christian <CSnuffin@clackamas.us>

Sent: Thursday, April 3, 2025 2:42 PM

To: Campi, Taylor <TCampi@clackamas.us>

Cc: Fritzie, Martha <MFritzie@clackamas.us>

Subject: RE: Comp Plan Map / Zone Change application traffic study

Hi Taylor,

| reviewed the Traffic Impact Scoping Letter, provided by Clemow Associates, and dated March 6, 2025. The letter
provided a thorough outline of applicable approval criteria, including the Transportation Planning Rule (OAR 660-
012-0060), Clackamas County Zoning and Development Ordinance, Clackamas County Roadway Standards,
Oregon Highway Plan and other ODOT requirements. | believe it provides sufficient information for our review.

I would like to call out a few things:

The memo assumed the worst-case development scenario would be a 15,000 sf building materials and lumber

store. Other permitted uses in the RC zone are farmers markets, financial institutions, fitness facilities,

government uses, marijuana retailing, offices, medical offices, recreational uses, retailing, service stations,

maintenance and repair facilities, commercial services, and wholesaling. Many of these uses could potentially
2
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generate more trips than a 15,000 sf building materials and lumber store. However, the applicantgﬁgﬂl%setl?thheir
selected development scenario is appropriate due to things like, “the property location, the low visibility for
commercial uses, and surrounding development patterns.” This may be an appropriate assumption, but County
staff may review these assumptions and ask for more information that could include revised trip generation
values, additional traffic data collection and traffic analysis.

Provided there are no changes to the development scenario or trip generation, the applicant's submitted
information is adequate for evaluating the zone change against applicable county approval criteria.

For collaborative review of potential impacts on state highways OR211 and OR224, | recommend sharing this
memo with ODOT for their comments.

Please let me know if you have any questions. Thank you!

Christian Snuffin, PE, PTOE
503.680.5623

From: Campi, Taylor <TCampi@clackamas.us>

Sent: Wednesday, April 2, 2025 3:38 PM

To: Snuffin, Christian <CSnuffin@clackamas.us>

Cc: Fritzie, Martha <MFritzie@clackamas.us>

Subject: RE: Comp Plan Map / Zone Change application traffic study

Hey Christian,

Sorry for the short notice but we need to determine completeness by next Monday if possible, is there any chance
you will be able to take a look at this — just reviewing it for completeness - by this coming Monday?

Taylor Campi, Senior Planner

Planning and Zoning

Clackamas County Department of Transportation and Development
150 Beavercreek Road, Oregon City, OR 97045
www.clackamas.us

Follow Clackamas County: Facebook | Twitter | YouTube | Nextdoor

The Planning and Zoning public service telephone line at 503-742-4500 and email account at
zoninginfo@clackamas.us are staffed, and the public service lobby is open, Monday through
Thursday from 8:00 a.m. to 4:00 p.m.

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

3
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administrative rule, future legislative amendments of the Zoning and Development Ordﬁﬁ%ﬂl%g, of 8
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).

From: Campi, Taylor

Sent: Monday, March 31, 2025 12:56 PM

To: Snuffin, Christian <CSnuffin@clackamas.us>

Cc: Fritzie, Martha <MFritzie@clackamas.us>

Subject: Comp Plan Map / Zone Change application traffic study

Hi Christian,

We received the attached Comp Plan/zone change application with the traffic analysis beginning on page 25. 1 am
in the process of reviewing the application for completeness. For this purpose, | 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 April 14 if possible).
Thank you,

Taylor Campi, Senior Planner

Planning and Zoning

Clackamas County Department of Transportation and Development
150 Beavercreek Road, Oregon City, OR 97045

503-742-4512

Work Hours: M-F 8am-4:30pm

www.clackamas.us

Follow Clackamas County: Facebook | Twitter | YouTube | Nextdoor

The Planning and Zoning public service telephone line at 503-742-4500 and email account at
zoninginfo@clackamas.us are staffed, and the public service lobby is open, Monday through
Thursday from 8:00 a.m. to 4:00 p.m.

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.

4
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This is not a land use decision as defined by Oregon Revised Statutes 197.015(10).
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CLACKAMAS 503-742-4500 | zoninginfo@clackamas.us
COUNTY www.clackamas.us/planning

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: June 10, 2025

Notice Sent to: Applicant; property owners within 2,640 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: How to Attend via Zoom:
Monday, July 14, 2025, One week prior to the hearing, a Zoom link to the public hearing and details on how to
at 6:30pm 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: In-Person Hearing Location:
Tuesday, August 5, 2025, BCC Hearing Room (4" Floor), 2051 Kaen Rd, Oregon City, 97045
at 11:30am

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: Z0109-25 and Z0110-25

Applicant(s): Mark Wright
Property Owner(s): Eagle Creek Road LLC

Proposal: A Comprehensive Plan map amendment to change the land use plan designation for the subject property from Rural (R) to
Rural Commercial (RC), with a corresponding zone change from Rural Residential Farm Forest 5-acre (RRFF-5) to Rural Commercial
(RC). No development is proposed with this application.

Subject Tax Lot: T2S, R4E, Section 31A Tax Lot 02804
Situs Address: 23000 SE Eagle Creek Road, Eagle Creek
Location of Subject Property: On the east side of Eagle Creek Rd, approximately 500 feet southeast of HWY 211.

Area of Subject Property: Approximately 2.06 acres

Current Zoning: Rural Residential Farm Forest 5-acre

Approval Criteria: Statewide Planning Goals; Clackamas County Comprehensive Plan; and Clackamas County Zoning and
Development Ordinance (ZDO) Sections 202, 513, 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.
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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.
2.

3.

Emailing or calling the staff contact, Martha Fritzie (see above);

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

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: Eagle Creek-Barton CPO, Brent Parries, eaglecreekcpo@gmail.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 June 30, 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 (Z0109-25 and
Z0110-25) 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.

A spokesperson representing each side of an issue is encouraged.

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.

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: ; Traduccion e interpretacion? |TpebyeTca nv BaMm YCTHbIN UM NUCbMEHHbIN Nepesoa?
#7¥ 5 0% ? | Can Bién dich hodc Phién dich? | 1Y == 5992
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Dag.o'ln‘,

} _()regon Department of Transportation

Transportation Region 1

[ina Kotek, Governor 123 NW Flanders St.
Portland, OR 97209-4012

(503) 731-8200

Fax: (503) 731-8259

June 26, 2025 ODOT # 13449

ODOT Formal Response

Project: Eagle Creek Road LLC Comprehensive | Site Location: 23000 SE Eagle Creek Road,
Plan Amendment and Zone Change Eagle Creek

Jurisdiction: Clackamas County Applicant: Mark Wright

Jurisdiction Case #: Z0109-25 and Z0110-25 State Highway: OR 211

The site of this proposed land use action is in the vicinity of OR 211. ODOT has permitting authority for
this facility and an interest in assuring that the proposed zone change/comprehensive plan amendment is
consistent with the identified function, capacity and performance standard of this facility.

These comments, standards, and requirements are current as of the date of this letter. If the project scope
and/or timeline is modified, the applicant should contact the ODOT Region 1 Development Review
program (ODOT_R1 DevRev@odot.oregon.gov) for an updated letter as updated comments may be
necessary.

LAND USE PROPOSAL

ODOT was notified of a land use application submitted to Clackamas County for a Comprehensive Plan
map amendment to change the designation from Rural to Rural Commercial. The application would also
include a zone change from Rural Residential Farm Fores 5-acre to Rural Commercial. No development
is proposed as part of this land use application.

COMMENTS

For zone changes and comprehensive plan amendments, local governments must make a finding that the
proposed amendment complies with the Transportation Planning Rule (TPR), OAR 660-012-0060. There
must be substantial evidence in the record to either make a finding of “no significant effect” on the
transportation system, or if there is a significant effect, require assurance that the land uses to be allowed
are consistent with the identified function, capacity, and performance standard of the transportation
facility.

To determine whether there will be a significant effect on the State transportation system, ODOT requests
the County require the applicant prepare a traffic letter to demonstrate trip generation. Only after
reviewing the traffic memo, can it be determined if further analysis (a Traffic Impact Analysis) is
required. The memo must be conducted and stamped by an Oregon-registered Professional Engineer
(P.E.).

Page 1 of 2
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ODOT RECOMMENDED CONDITIONS OF APPROVAL FOR LOCAL
JURISDICTION

Traffic Impacts

= The applicant shall submit a traffic letter assessing the additional trips generated by the proposed
use. The analysis must be conducted and stamped by an Oregon-registered Professional Engineer
(P.E.). Contact the ODOT Traffic Contact identified below and the local jurisdiction to review the
traffic memo and determine if further analysis is required.

Contact the ODOT Development Review Planner identified below for further coordination or
guestions regarding ODOT comments and requirements during the land use process.

Please send a copy of the Land Use Notice to: ODOT_R1 DevRev@odot.oregon.gov

Development Review Planner: Melissa Gonzalez Melissa. GONZALEZ-
GABRIEL2@odot.oregon.gov
Traffic Contact: Avi Tayar, P.E. Abraham. TAYAR@odot.oregon.gov

Page 2 of 2
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From: Snuffin, Christian
To: Fritzie, Martha
Subject: RE: Z0109-25 & Z0110-25
Date: Tuesday, July 1, 2025 3:42:16 PM
Hi Martha,

I’ve reviewed the supplemental safety analysis and related findings on pages 44-47 of the
submitted application for the proposed Comp Plan map amendment and zone change at
23000 SE Eagle Creek Road (Files Z0109-25 and Z0110-25). Based on this review, | take no
exception to the findings as presented. With the supplemental safety analysis, the
documentation provided by the applicant adequately addresses the relevant safety and
transportation criteria set forth in ZDO 1202.03(C) and (D) and OAR 660-012-0060.

Christian Snuffin, PE
503.680.5623

From: Fritzie, Martha <MFritzie@clackamas.us>
Sent: Tuesday, July 1, 2025 2:45 PM

To: Snuffin, Christian <CSnuffin@clackamas.us>
Subject: 70109-25 & 70110-25

Hi Christian. We are currently drafting the staff report for this proposed Comp Plan/Zone
Change application. Have you had a chance to review the traffic study revision? We need
comments from you by the end of this week (sorry, this one snuck up on us a bit) so we can
incorporate them into the staff report that needs to go out to the Planning Commission on
Monday.

Martha

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
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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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Land Use and %gging

Development Services Building

Mike McCallister, Manager

150 Beavercreek Road, Oregon City, OR 97045
Phone: (503) 742-4500 fax: (503) 742-4550

e-mail: zoninginfo@co.clackamas.or.us
Web: http://www.clackamas.us/transportation/planning/

NOTICE OF LAND USE DECISION

This document represents the Land Use and Zoning Staff findings and conditions of approval for a Land Use
Application, File No. Z0190-18-E, as cited below. It contains three parts:

Section 1 — Summary, Section 2 — Conditions of Approval and Section 3 — Findings.

SECTION 1 -SUMMARY

DATE: July 11, 2018

APPEAL DEADLINE: July 23, 2018

CASE FILE NO.: Z0190-18-E

STAFF CONTACT: Rick Mclintire, (503)742-4516, rickm@co.clackamas.or.us

LOCATION: 23000 SE Eagle Creek Rd., Eagle Creek, OR

REFERENCE PARCEL NUMBER: T2S, R4E, Section 31A, Tax Lot 2804, W.M.

APPLICANT: John Randall I11, 23000 SE Eagle Creek Rd., Eagle Creek, OR 97022

OWNER: Eagle Creek RV, LLC

TOTAL AREA: Approximately 2.06 acres

ZONING: Rural Residential Farm/Forest (RRFF-5), five (5) acre district

CITIZENS PLANNING ORGANIZATION: Eagle Creek - Barton CPO, c/o Brent Parries, 503-680-3824
P.O. Box 101 Eagle Creek, OR 97022

PROPOSAL: An Alteration of a Nonconforming Use, an RV and boat storage, service and repair facility with
limited parts and accessories sales, to permit construction of four new buildings ranging in size from 7200 s.f. to
10,720 s.f. and a total area of 37,680 s.f. for RV, ATV and boat storage. This request, if approved, would
modify the existing approval for 120 storage spaces to 80 spaces and would largely replace the existing outdoor
storage of the same items.

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 10f 12
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NOTICE TO MORTGAGEE, LIENHOLDER, VENDOR OR SELLER: ORS Chapter 278 9&ifds&fat i
you receive this notice, you must promptly forward it to the purchaser.

OPPORTUNITY TO REVIEW THE RECORD: A copy of the Land Use and Zoning Staff Decision and all
evidence submitted with this application is available for inspection, at no cost, at the Land Use and Zoning
office during normal business hours. Copies of all documents may be purchased at the rate of $1.00 for the first
page and 10-cents per page thereafter. The Land Use Decision contains the findings and conclusions upon
which the decision is based along with any conditions of approval.

APPEAL RIGHTS: Any party disagreeing with this decision or the conditions of approval, may appeal this
decision to the Clackamas County Land Use Hearings Officer. The cost of the appeal is $250.00. An appeal
must be received by the Planning and Zoning Division by 4:00 p.m. on the last day to appeal which is July 23,
2018. This decision will not be effective until the day after the appeal deadline provided an appeal is not filed
prior. Unless an appeal is received by the appeal deadline, this decision will be final and no additional written
confirmation will be sent. Any party or parties appealing this decision may withdraw their appeal at any time
prior to the hearing or final decision by the Hearings Officer. Any party wishing to maintain individual appeal
rights may wish to file an individual appeal and pay the $250.00 fee, even if an appeal by another party or
parties has been filed.

APPLICABLE APPROVAL CRITERIA: This application is subject to Clackamas County Zoning and

Development Ordinance (ZDO) Sections(s) 309 and 1206.

Vicinity Map

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 2 of 12
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Site Plan approved under Planning File No. Z0555-10-E Page 3 of 68
(See following page)

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 3 of 12
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. P 5 of 68
Proposed Site Development Plan ageso

(See following page)
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SECTION 2 - CONDITIONS OF APPROVAL.:

EXHIBIT 6
Z0109-25 & Z0110-25
Page 7 of 68

The Clackamas County Planning and Zoning Division staff grants APPROVAL of this application for an
Alteration of a Nonconforming Use subject to compliance with the following conditions:

Planning and Zoning Division Conditions: Rick Mclintire, (503) 742-4516, or rickmci@clackamas.us

1) Approval of this request is based upon the written proposal and site plan submitted with the application,
the Findings discussed in Section 3, and these conditions of approval. Any changes to the use as
proposed and as limited by the Findings and Conditions herein must be approved by the Planning and
Zoning Division prior to implementation.

2) Pursuant to Section 1206.07A(1) of the ZDO, the proposed alteration shall be implemented within 10
years of the date of this decision. See Section 1206.07A(2) for the definition of “implemented”.

3) Compliance with these conditions of approval is mandatory and non-compliance may be cause for
revocation of this permit.

Building Codes Division Conditions: Contact 503-742-4739.

1) Prior to the commencement of construction, the applicant shall obtain all building, electrical, mechanical
or any other permits deemed necessary by the County Building Codes Division for the proposed
structures prior to the commencement of construction and occupancy of the structures. Contact
503-742-4240, or dtdbps@co.clackamas.or.us or bldservice@clackmas.us .

I11.Clackamas Fire District No. 1 Conditions: Contact Shawn Olson, shawn.olson@clackamasfire.com

1) The applicant shall comply with all relevant requirements of the Clackamas Fire District No. 1 Fire
Marshal regarding fire protection water supply, emergency vehicle access and any other applicable fire
and life safety requirements. Verification of compliance shall be submitted to the Planning and Zoning
Division prior to issuance of building permits.

2) A Fire Access and Water Supply plan shall be provided for CFD#1 review and approval prior to issuance of
building permits and commencement of construction. This shall be a site plan indicating fire apparatus
access and available water supply, street widths, turning radius, “no parking fire lane” designations,
turnarounds, FDC locations, fire flows, building square footages and construction type, hydrant locations,
and any additional information requested by CFD#1.

3) Fire Department Access and Water Supply Requirements:

a. Provide address numbering that is clearly visible from the fire apparatus access response road.

b. On-site access drives/roads shall be within 150 feet of all portions of the exterior wall of the first story
of a building as measured by an approved route around the exterior of the building.

c. Fire department turnarounds are required for dead ends exceeding 150 feet in length. When fire
department turnarounds are required, they shall meet the dimensional requirements found in the Fire
Code Applications Guide.

d. Gates across fire apparatus access roads shall be approved by Clackamas Fire District #1.
(1) Provide CFD#1 with proposed gate plan.

(2) Gates shall be a minimum 16’ feet wide.

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 7 of 12


mailto:rickmci@clackamas.us
mailto:dtdbps@co.clackamas.or.us
mailto:bldservice@clackmas.us

EXHIBIT 6
Z0109-25 & Z20110-25

(3) Manual locking devices shall have a fire department lock. Page 8 of 68

(4) Electronic gates shall have an electronic override switch.

e. Fire apparatus access on-site drives shall have an unobstructed driving surface width of not less than 20
feet (26 feet adjacent to a fire hydrant) and an unobstructed vertical clearance of 13 feet 6 inches.

f.  “No Parking Fire Lane” signs shall be placed on one or both sides of the on-site roadways and in
turnarounds as needed. Roads 26 feet wide or less shall have signs placed on both sides. Roads 26 to
32 feet wide shall have signs placed on one side posting as a fire lane. Red painted curbs can be used in
lieu of signs.

g. The inside turning radius and outside turning radius for a 20 wide on-site road shall be not less than 28
feet and 48 feet respectively, measured from the same center point.

h. On-site water supply in the form of a draft site may be needed if inadequate water is identified at the
street. An adequate water supply will need to be established for fire suppression operations. The
calculation to determine a static water source is calculated by using NFPA 1142 and 1SO.

i.  The minimum flow and duration for buildings other than one and two-family dwellings shall be
determined according to OFC Appendix B. The required fire flow for a building shall not exceed the
available GPM in the water delivery system at 20 psi. If available, the minimum GPM for a
commercial property is 1,500.

J. Where a portion of the structure is more than 400 feet from a hydrant on a fire apparatus access road, as

measured in an approved route around the exterior of the building, on-site fire hydrants shall be
provided.

SECTION 3 - FINDINGS

This application is subject to the relevant provisions of Clackamas County Zoning and Development Ordinance
(ZDO) Section(s) 202, 316, 1206 and 1307. The Clackamas County Planning and Zoning Staff have reviewed
these Sections of the ZDO in conjunction with this proposal and make the following findings and conclusions:

1.

The applicant is requesting approval of an Alteration of a Nonconforming Use, an RV and boat storage,
service and repair facility with limited parts and accessories sales, to permit construction of four new
buildings ranging in size from 7200 s.f. to 10,720 s.f. and a total area of 37,680 s.f. for RV, ATV and
boat storage. This request, if approved, would modify the existing approval for 120 storage spaces to 80
spaces and would largely replace the existing outdoor storage of the same items.

The subject property is located on the easterly side of SE Eagle Creek Rd., approximately 500 ft.
southeast of the intersection of Eagle Creek Rd. and Hwy 211 in the Eagle Creek area. The site is nearly
level and is presently developed with an approximately 50 ft. by 100 ft. enclosed structure housing
office space, residential living quarters and six bays, and a paved area with spaces for 108 RV’s and
boats.

The applicant has previously obtained approval under Planning & Zoning File No. Z0494-05-E for a 60
ft. by 365 ft. open-sided RV/Boat storage structure that has not been constructed as a modification of the
prior approval under File No. Z0761-04-E permitting a change of use initially permitting the RV and
boat storage use to replace the original nonconforming use, a propane storage and distribution business.

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 8 of 12
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The use of three storage bays for RV servicing and the sales and installation of RV acce@®Fids ahge
parts; and sales of pellet stove fuel was approved as a further modification under File No. Z0618-08-E.

In the most recent application, File No. Z0555-10-E dated December 7, 2010, the applicant obtained
approval to permit mini-storage type usage of the facility including construction of a 20 ft. by 150 ft.
structure for storage bays in addition to the existing structure and previously approved uses and
structures. Additionally, the applicant was permitted use of the site for parking/storage of up to ten (10)
commercial semi-trucks and trailers.

With the exception of the parking lot and building at the southerly end of the property, which contains
an office, residential living quarters and five bays, three of which were approved for RV servicing and
accessories/parts sales, the site has no other structures.

Pursuant to subsection 1206.05B(2) of the ZDO, the applicant must first verify that the existing use(s),
structure(s) and/or other physical improvements were established as a protected nonconforming use as
defined in Sec. 202 of the ZDO. Sec. 202 of the ZDO defines a “Nonconforming Use” as:

“A use of any building, structure or land allowed by right when established or that obtained a
required land use approval when established but, due to a change in the zone or zoning regulations,
is now prohibited in the zone.”

A. The subject property is currently zoned Rural Residential Farm/Forest (RRFF-5), a rural residential
and small-scale farm and forestry use zoning district. The current zoning classification was adopted
and applied to the subject property on June 28, 1976.

B. Prior to that date, the subject property was not zoned, but was subject to the Unzoned Area
Development Permit (UADP) requirements adopted on July 7, 1975.

C. Prior to the adoption of the UADP standards, the subject property was not subject to restrictive
zoning regulations.

D. The existing and proposed uses are not listed as primary, accessory or conditional uses in the RRFF-
5 zoning district. Under the UADP provisions, a county-approved permit for such uses would have
been required.

In order to demonstrate the establishment of a nonconforming use, the applicant must demonstrate the
following: (1) that the use(s) and structure(s) were established prior to the effective date of the initial
zoning of the property; or (2) that the use(s) and structure(s) were allowed by right under the zoning
applicable at the time of establishment; or (3) that a required land use permit; e.g. conditional use
permit, was obtained from the County to establish the use(s) and structure(s) prior to a change in zoning
regulations pursuant to subsection 1206.06B of the ZDO.

A. The subject property has been the subject of four prior Alteration of Nonconforming Use
applications.

On November 22, 2004, the Planning & Zoning Division issued a decision, File No. Z0761-04-E,
finding that a nonconforming use status had been established for a propane storage and sales use that
was established sometime in 1974 according to County Tax and Assessment department appraisal
records. The original occupant was Doxol L.P. Gas. The use consisted of a large bulk propane
storage tank, storage of residential and commercial propane tanks, propane delivery trucks,
miscellaneous related equipment and a small storage shed. In that 2004 decision, the Planning &
Zoning Division authorized an alteration/change in use to permit the applicant’s proposed RV and
boat storage business.

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 9 of 12
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On August 24, 2005, the Planning & Zoning Division approved a modification of tA820th 8hffbval,
File No. Z0494-05-E, to permit construction of two buildings, one being the structure at the south
end of the property to house an office, residential living quarters and five storage bays that has been
completed, and one open-sided covered storage structure that has not been constructed.

On December 30, 2008, the Planning & Zoning Div. approved a further modification permitting the
use of three storage bays within the completed structure for RV servicing and the sales and
installation of RV accessories and parts; and sales of pellet stove fuel in addition to the previously-
approved RV and boat storage use.

On December 7, 2010, the Planning & Zoning Division approved a modification of the prior
approvals to permit mini-storage type usage of the facility including construction of a 20 ft. by 150
ft. structure for storage bays in addition to the existing structure and previously approved uses and
structures. Additionally, the applicant was permitted use of the site for parking/storage of up to ten
(10) commercial semi-trucks and trailers.

B. Conclusion: Based upon the prior land use permitting history, the staff finds that the existing
nonconforming use permitted under File No. Z0761-04-E and subsequently modified by File Nos.
Z0494-05-E, Z0618-08-E and Z0555-10-E, is a lawfully established nonconforming use under the
current RRFF-5 zoning designation. This criterion is satisfied.

If the applicant proves that a nonconforming use status has been established, the nonconforming use
may be continued pursuant to subsec. 1206.01 of the ZDO. Subsec. 1206.01 of the ZDO states:

“A nonconforming use may be continued although not in conformity with the regulations for the
zone in which the use is located.”

If the applicant has demonstrated that a nonconforming use has been lawfully established, the applicant
must also provide evidence as to the nature, extent, existence and continuity of the nonconforming use
and that the nonconforming use has not been discontinued for any period exceeding twelve (12)
consecutive months during the 20-year period immediately preceding the date of the application for
verification pursuant to subsec. 1206.02 of the ZDO and ORS 215.130(11). Subsec. 1206.02 of the
ZDO states:

“If a nonconforming use is discontinued for a period of more than twelve (12) consecutive months,
the use shall not be resumed unless the resumed use conforms with the requirements of the
Ordinance and other regulations applicable at the time of the proposed resumption.”

A. Based upon the land use, building permitting records and 2008, 2009, 2012 and 2016 county aerial
photos for the subject properties, the applicant’s affirmation and staff knowledge of the use, the staff
concludes that the nonconforming use of the subject property has not been discontinued for any
period in excess of twelve (12) consecutive months since the adoption of restrictive zoning
regulations in December of 1967 and approval of the prior land use decisions described above. This
criterion is satisfied.

Pursuant to subsection 1206.05B(1) of the ZDO, in order to approve this request, the proposed alteration
of the nonconforming use, structure and/or other physical improvements shall have no greater adverse
impact upon the neighborhood than the existing use, structure(s) and/or physical improvements. The
Planning Director, or designate, may impose conditions designed to mitigate any potential additional
adverse impacts pursuant to subsection 1206.05B(3) of the ZDO.

A. The applicant is proposing an Alteration of a Nonconforming Use to modify the nonconforming use
to include the existing uses of the existing structure at the south end of the property . In addition to

Notice of Land Use Decision — File No. Z0190-18-E; Randall Eagle Creek RV Page 10 of 12



EXHIBIT 6
Z0109-25 & Z20110-25

the uses of that structure, the applicant is requesting approval to construct four nefASFIZihGE €8
ranging in size from 7200 s.f. to 10,720 s.f. with a total covered and/or enclosed area of 37,680 s.f.
for RV, ATV and boat storage. This request, if approved, would modify the existing approval for
120 RV/Boat/Vehicle storage spaces to 80 spaces and would largely replace the existing outdoor
storage of the same items.

. Approval of this request will also require the applicant to obtain any required building, plumbing,
electrical and any other specialty code permits required by the County Building Codes Div. and any
requirements of the Clackamas Fire District No. 1 Fire Marshal to ensure that all fire and life safety,
water quality and public safety concerns are satisfied with respect to the proposed structure(s).
Conditions of approval are warranted requiring the applicant to comply with these requirements
prior to the commencement of construction of the proposed structures.

. The County Traffic Engineering Div. staff have reviewed this application. The Engineering
Division has not stated any concerns related to traffic generated by the use. The comments
submitted indicate that the layout and size of the proposed structures may require some modification
to comply with Fire District emergency access standards. The applicant notes that if this proposal is
implemented, it will reduce the total number of storage spaces 120 to 80 which will, in turn, result in
an overall reduction of traffic to and from the facility. The Engineering Division has not indicated
that there are any traffic capacity or mobility issues on SE Eagle Creek Rd. that would be adversely
impacted (worsened) if the current proposal is approved. In addition, the entrance to the site onto SE
Eagle Creek Rd. at the southerly end of the site is located such that there is adequate sight distance
from both directions and the approach is designed to permit two-way traffic into and from the
facility, helping to minimize potential turning movement conflicts.

. The Clackamas Fire District No. 1 Fire Marshal has submitted comments and recommendations
concerning this proposal. These indicate that prior to issuance of permits and commencement of
construction, the applicant must submit a Fire Access and Water Supply plan to the CFD#1 for review
and approval. This site plan shall depict fire apparatus access and available water supply, street widths,
turning radius, “no parking - fire lane” designations, turnarounds, FDC locations, fire flows, building
square footages and construction type, hydrant locations, and any additional information requested by
the CFD#1.

The Planning staff notes that the size and location of the proposed structures may need to be modified to
meet the CFD#1 requirements and to comply with relevant structure setbacks from property lines; e.g.
30 feet to the Eagle Creek Rd. right of way and 10 feet to all other property lines pursuant to Section
316 of the ZDO. Additionally, building code requirements for separation distances may also require
such modifications.

. The subject property is bordered on the south and west by commercial and industrial uses; e.g.
foundry use, and additional commercial uses are in close proximity; e.g , Ferrelgas across the street
and a feed and hardware store a short distance to north. The Foster Farm living history facility is
located to the west of the north end of the site. The immediate area can be characterized as
commercial/industrial in nature.

. Given the similarity in terms of use and scale of the existing land use approvals for the site and the
use proposed in this application, the staff is unable to identify any additional adverse impacts to the
surrounding properties that would occur as a result of approval of this change in use when compared
to the existing and approved uses of the site.

. Conclusion: Based upon the Findings discussed above, the staff finds that approval of this
alteration of a nonconforming use, as described in the application materials and herein, will not
cause any additional adverse impacts to the surrounding area when compared with the existing
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nonconforming use. This criterion is satisfied. Page 12 of 68

6. The Federal Endangered Species Act (ESA) is not a criterion for approval of this application. The
County has reviewed the approval standards in light of the requirements of the ESA, believes that the
criteria for approval are consistent with the terms of the ESA and has submitted the Development
Ordinances for consideration for a “4(d)” programmatic limitation. However, the analysis included in
this report does not include an evaluation by the County of the application for consistency with the ESA
nor does the report reach any conclusions concerning that federal law. The applicant is responsible for
designing, constructing, operation and maintaining the activities allowed by an approval of this
application in a manner that ensures compliance with the ESA. Any questions concerning this issue
should be directed to the applicant, its consultant and the federal agencies responsible for administration
and enforcement of the ESA for the affected species.

SUMMARY:: The Planning and Zoning Division staff finds that the applicant has submitted information which
demonstrates that the proposal can satisfy the relevant approval standards of the Zoning and
Development Ordinance and other County and State Regulations, as outlined in Section 3 of this report.
The imposition of, and compliance with, Conditions of Approval found in Section 2 will assure
compliance with these relevant requirements.

DECISION: Based upon the findings and conclusions herein, the proposed Alteration of a Nonconforming
Use is hereby APPROVED subject to the conditions of approval found in Section 2.
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01853122

ADMINISTRATIVE INFORMATION

PARCEL NUMBER
01853122

23000 EAGLE CREEK ROAD LLC

OWNERSHIP

23000 EAGLE CREEK ROAD LLC
16380 S SPRINGWATER RD

23000 SE EAGLE CREEK RD
Tax ID 24E31A 02804

TRANSFER OF OWNERSHIP

EXHIBIT 6
Z0109-25 & Z0110-25
Printed 07/11/2024 card ndPage 14rqf 68

OREGON CITY, OR 97045 Date
Parent Parcel Number
3492 EAGLES NEST #2 LT 8 11/14/2023  EAGLE CREEK R V LLC $1650000
Doc #: 435512
Property Address
23000 SE EAGLE CREEK RD 07/28/2011 SONAS CAPITAL GROUP LLC $375000
Doc #: 218946
Neighborhood 06/19/2009 EAGLE CREEK RV STORAGE LLC $750000
20020 AREA 02 COMMERCIAL Doc #: 191036
Property Class 09/27/2007 J R R PROPERTIES INC $80000
201 201 Commercial Improved Doc #: 167603
05/04/2004 LEATHERS KATHRYN S $80000
TAXING DISTRICT INFORMATION Doc #: 96720
Jurisdiction 003
Area 001 VALUATION RECORD
Assessment Year 01/01/2019 01/01/2020 01/01/2021 01/01/2022 01/01/2023 01/01/2024
Worksheet
Reason for Change
Reval Reval Reval Reval Reval Reval
VALUATION L 361766 379854 401962 426080 442158 456227 456227
Market E 221790 232280 245770 260760 271250 278740 343750
T 583556 612134 647732 686840 713408 734967 799977 V
Site Description 0
Legal Acres:
2.0000
LAND DATA AND CALCULATIONS
Rating Measured Table ~ Prod. Factor
Soil ID Acreage -or-
-or- -or- Depth Factor
Actual Effective Effective -or- Base Adjusted Extended Influence
Land Type Frontage Frontage Depth Square Feet Rate Rate Value Factor Value
1 C 10 Market Total 0.0 1.00 2009681.00 200981.00 200981 L 127¢% sV 456227
CI22: COMMERCIAL INVENTORY 2022 <
5/3/22 ML Supplemental Cards
NC09: NEW CONSTRUCTION 2009 6207
RETAIL RV STORAGE BLDG 4,200 SF & EXTERNAL OFFICE TRUE TAX VALUE 4562
576 SF 100% & NEIGH CHG RES TO COMML 2-10-09 #58
INT/OWNER
NC24: NEW CONSTRUCTION 2024
13 STORAGE CONTAINERS 100% 4/23/24 EXT #92
NOR: Note of Record
'99 ALLOCATED SUBDIVISION. 2000 TRC #0823
BOPTA NO. 2009-0358 - WITHDRAWN. MH SITED L116137
2 & L, -
3224/10 #65 EXT/EMPLOYEE. MH GONE (L116137) 5/1/12 Supplemental Cards
- TOTAL LAND VALUE 456227

OE00:

2000 NEW SUBDIVISION COMPLETE

201



PHYSICAL CHARACTERISTICS

ROOFING

Built-up

WALLS

Frame
Brick
Metal
Guard
FRAMING
B 1 2
HEATING AND AIR CONDITIONING

B 1 2

SPECIAL FEATURES

EXHIBIT 1o, o0

IMPROVEMENT DATA : Z0109-25 & Z0110-25
Item Description Unitgaggos"cs of Qaal Pct
(LCM: 100.00)

SUMMARY OF IMPROVEMENTS

Data Collector/Date

Year Eff Base Feat- Adj Size or Computed PhysObsolMarket %
Type Grade Const Year Cond Rate ures Rate Area Value Depr Depr Adj Comp Value
2008 2008 AV 0.00 N 0.00 4776 0 0 SV 100 100 0
2008 2008 AV 0.00 N 0.00 0 149858 0 Sv 100 100 278740
2020 2020 AV 0.00 N 0.00 0 34946 . 0 Sv. 100 100 65010
Appraiser/Date Neighborhood Supplemental Cards
TOTAL IMPROVEMENT VALUE 343750

Neigh 20020 AV



EXHIBIT 6
01853122 23000 EAGLE CREEK ROAD LLC 23000 SE EAGLE CREEK RD  z0109-25 & z0110-25 201

ADMINISTRATIVE INFORMATION OWNERSHIP Tax ID 24E31A 02804 Printed 12/13/2023 cRags 16 of 68,
23000 EAGLE CREEK ROAD LLC TRANSFER OF OWNERSHIP
ey o BER 16380 S SPRINGWATER RD
OREGON CITY, OR 97045 Date
Parent Parcel Number 5
3492 EAGLES NEST #2 LT 8 11/14/2023 EAGLE CREEK R V LLC $1650000
Doc #: 435512
Property Address
23000 SE EAGLE CREEK RD 07/28/2011 SONAEOSA?TQIIBSZIREUP LLC $375000
Neighborhood 06/19/2009 EAGLE CREEK RV STORAGE LLC $750000
20020 AREA 02 COMMERCIAL Doc #: 191036
Property Class 09/27/2007 J R R PROPERTIES INC $80000

Doc #: 167603

201 201 Commercial Improved b !
4 05/04/2004 LEATHERS KATHRYN S $80000
TAXING DISTRICT INFORMATION j__/ Doc #: 96720

Jurisdiction 003

Area 001 VALUATION RECORD
Assessment Year 01/01/2018 01/01/2019 01/01/2019 01/01/2020 01/01/2021 01/01/2022 0170172023
Reason for Change
Reval Reval Reval Reval Reval Reval Reval
VALUATION L 335638 335638 361766 379854 401962 426080 442158
Market E 205310 205310 221790 232280 245770 260760 271250
T 540948 540948 583556 612134 647732 686840 713408

Site Description

Legal Acres:
2.0000

LAND DATA AND CALCULATIONS

Rating Measured Table Prod. Factor
Soil ID Acreage -or-
-or- -or- Depth Factor
Actual Effective Effective -or- Base Adjusted Extended Influence
Land Type Frontage Frontage Depth Square Feet Rate Rate Value Factor Value
1 C 10 Market Total 0.0 1.00 200981.00 200981.00 200981 L 120% sv 442158

ncad - |3 Ste@se cCowlamess | 009%b
y.23-29 [ex¥ [#92

CI22: COMMERCIAL INVENTORY 2022

5/3/22 ML Supplemental Cards
NC09: NEW CONSTRUCTION 2009

RETAIL RV STORAGE BLDG 4,200 SF & EXTERNAL OFFICE
576 SF 100% & NEIGH CHG RES TO COMML 2-10-09 #58
INT/OWNER

NOR: Note of Record

'99 ALLOCATED SUBDIVISION. 2000 TRC #0823

BOPTA NO. 2009-0358 - WITHDRAWN. MH SITED L116137
4/22/10 #65 EXT/EMPLOYEE. MH GONE (L116137) 5/1/12
#96

OE00: 2000 NEW SUBDIVISION COMPLETE

TRUE TAX VALUE 442158

Supplemental Cards
TOTAL LAND VALUE 442158



PHYSICAL CHARACTERISTICS
ROOFING

Built-up

WALLS

Frame
Brick
Metal
Guard

FRAMING

B 1 2 U

HEATING AND AIR CONDITIONING

B 1 2 U

IMPROVEMENT DATA

01853122 EXHIBFT:H6Class: 201

Z0109-25 &°Z0%10:28" CREEK RO

Item Description Unitspaggos‘!7 of ?ostal Pct
Fr Comm
(LCM: 100.00)
SPECIAL FEATURES SUMMARY OF IMPROVEMENTS
Stry Const Year Eff Base Feat- Adj Size or Computed PhysObsolMarket %
Description Value ID Use Hgt Type Grade Const Year Cond Rate ures Rate Area Value Depr Depr Adj Comp Value
C GENCOMM 0.00 4 2008 2008 AV 0.00 N 0.00 4776 0 0 SV 100 100 0
01 RV STOR 0.00 4 2008 2008. AV 0.00 N 0.00 0 149858 0 SV 100 100 271250

Stoetge cond 2e2e

Data Collector/Date Appraiser/Date Neighborhood

Neigh 20020 AV

&5,000

N

Supplemental Cards

TOTAL IMPROVEMENT VALUE 271250



EXHIBIT 6
Z0109-25 & Z20110-25
Page 18 of 68



EXHIBIT 6
Z0109-25 & Z20110-25

e A SAL WORK FILE
01853122 24E31A 02804
I RO AR
MH #: Action_Type: PERMITS

Existing/New Location:
Old Location:
Space No.: Exempt:

NO START

gg% X Situs: 23000 SE EAGLE CREEK
S 2024 Return Office Only ©
S _ ] C




EXHIBIT 6
01853122 EAGLE CREEKR VLLC 23000 SE EAGLE CREEK RD Z20109-25 & Z0110-25 201

ADMINISTRATIVE INFORMATION OWNERSHIP Tax ID 24E31A 02804 Printed 10/20/2022 Qage.zp of 68 1
PARCEL NUMBER EAGLE CREEK R V LLC TRANSFER OF OWNERSHIP
01853122 23000 SE EAGLE CREEK RD
EAGLE CREEK, OR 97022 Date
Parent Parcel Number
3492 EAGLES NEST #2 LT 8 07/28/2011  SONAS CAPITAL GROUP LLC $375000
Doc #: 218946
Property Address
23000 SE EAGLE CREEK RD 06/19/2009 EAGLEOgRiIE'ZKli;\{Og'EORAGE LLC $750000
Ne1ghborhood 09/27/2007 J R R PROPERTIES INC . $80000
20020 AREA 02 COMMERCIAL Doc #: 167603
Property Class 05/04/2004 LEATHERS KATHRYN S $80000

201 201 Commercial Improved Doc #: 96720
07/01/1999 $0
TAXING DISTRICT INFORMATION Doc #: 99-77243

Jurisdiction 003

Area 001 VALUATION RECORD
Assessment Year 01/01/2018 01/01/2018 01/01/2019 01/01/2019 01/01/2020 01/01/2021 01/01/2022
Reason for Change
Reval Reval Reval Reval Reval Reval Reval
VALUATION L 307501 335638 335638 361766 379854 401962 426080
Market B 188820 205310 205310 221790 232280 245770 260760
T 496321 540948 540948 583556 612134 647732 686840
Site Description
Legal Acres:
2.0000
LAND DATA AND CALCULATIONS
Rating Measured Table Prod. Factor
Soil ID Acreage -or-
—or- ~or- Depth Factor
Actual Effective Effective -or- Base Adjusted Extended Influence
Tand Type -Frontage Frontage Depth Square Feet Rate Rate Value Factor Value
1 C 10 Market Total 0.0 1.00 200981.00 200981.00 200981 L 112% sv 426080
g;g?;ﬁcggMERCIAL INVENTORY 2022 Supplemental Cards
NC09: NEW CONSTRUCTION 2009
RETAIL RV STORAGE BLDG 4,200 SF & EXTERNAL OFFICE TRUE TAX VALUE 426080
576 SF 100% & NEIGH CHG RES TO COMML 2-10-09 #58
INT/OWNER
NOR: Note of Record
'99 ALLOCATED SUBDIVISION. 2000 TRC #0823
BOPTA NO. 2009-0358 - WITHDRAWN. MH SITED L116137
4/22/10 #65 EXT/EMPLOYEE. MH GONE (L116137) 5/1/12
#96
OEQ0: 2000 NEW SUBDIVISION COMPLETE
PT23: PERMIT 2023 Supplemental Cards

50X120 POLE BLDG TOTAL LAND VALUE 426080



PHYSICAL CHARACTERISTICS
ROOFING

Built-up

WALLS

Frame
Brack
Metal
Guard

FRAMING

B 1 2 U

HEATING AND AIR CONDITIONING

B 1 2 U

Fr Comm

EXHERR S 2o
Z20109-25 & Z0110-25
Item Description uniPagec2d of 6& a1 Pct

IMPROVEMENT DATA

(LCM: 100.00)
SPECIAL FEATURES SUMMARY OF IMPROVEMENTS
Stry Const Year Eff Base Feat- Adj Size or Computed PhysObsolMarket %

Description Value 1D Use Hgt Type Grade Const Year Cond Rate wures Rate Area Value Depr Depr Adj Comp Value

o} GENCOMM 0.00 4 2008 2008 AV 0.00 N 0.00 4776 0 0 sV 100 100 0

01 RV STOR 0.00 4 2008 2008 AV 0.00 N 0.00 0 149858 0 SV 100 100 260760

Data Collector/Date Appraiser/Date Neighborhood Supplemental Cards

TOTAL IMPROVEMENT VALUE 260760

Neigh 20020 AV



01853122

EAGLE CREEK R VLLC

23000 SE EAGLE CREEK RD

EXHIBIT 6

ADMINISTRATIVE INFORMATION OWNERSHIP Tax ID 24E31A 02804 Printed»05/05/22@;*(}£hﬂzﬁi-£h ::()1.14@_;25
EAGLE CREEK R V LLC TRANSFER OF OWNERSHIP
P§1R§§§12N§MBER 23000 SE EAGLE CREEK RD Page 22 of 68
EAGLE CREEK, OR 97022 Date
Parent Parcel Number
3492 EAGLES NEST #2 LT 8 07/28/2011 SONAS CAPITAL GROUP LLC $375000
Doc #: 218946
Property Address
23000 SE EAGLE CREEK RD 06/19/2009 EAGLE CREEK RV STORAGE LLC $750000
Doc #: 191036
Neighborhood 09/27/2007 J R R PROPERTIES INC $80000
20020 AREA 02 COMMERCIAL Doc #: 167603
Property Class 05/04/2004 LEATHERS KATHRYN S $80000
201 201 Commercial Improved Doc #: 96720
07/01/1999 $0
TAXING DISTRICT INFORMATION Doc #: 99-77243
Jurisdiction 003
Area 001 VALUATION RECORD
Assessment Year 01/01/2018 01/01/2018 01/01/2019 01/01/2019 01/01/2020 01/01/2021
Worksheet
Reason for Change
Reval Reval Reval Reval Reval Reval
VALUATION L 307501 335638 335638 361766 379854 401962 401962
Market B 188820 205310 205310 221790 232280 245770 245770
T 496321 540948 540948 583556 612134 647732 647732
Site Description
Legal Acres:
2.0000
LAND DATA AND CALCULATIONS
Rating Measured Table Prod. Factor
Soil ID Acreage -or-
-or- -or- Depth Factor
Actual Effective Effective -or- Base Adjusted Extended Influence
Land Type Frontage Frontage Depth Square Feet Rate Rate Value Factor Value
1 C 10 Market Total 0.0 1.00 200981.00 200981.00 200981 L 100% sV 401962
CI22: COMMERCIAL INVENTORY 2022
5/3/22 ML Supplemental Cards
NC09: NEW CONSTRUCTION 2009
RETAIL RV STORAGE BLDG 4,200 SF & EXTERNAL OFFICE TRUE TAX VALUE 401962
576 SF 100% & NEIGH CHG RES TO COMML 2-10-09 #58 FARMLAND COMPUTATIONS
INT/OWNER Parcel Acreage 2.0000 XeasuredTAcre?ge Value/A
NOR: Note of Record g : verage lfrue lfax Value/Acre
'99 ALLOCATED SUBDIVISION. 2000 TRC #0823 g; geg‘i‘,l D;\alg N\I\;\/ E*} TRUE TAX VALUE FARMLAND
BOPTA NO. 2009- - WITHDRAWN. MH SITED L116137 ubilc Roads - s
4?22/100#650]2>9(T9]?31\54§L0YEE MH GONE (Ll§6l37) 5/?/%2 83 UT Towers NV (-] Classified Land Total
s . 9 Homesite (s) -1 gomesn:;(s) Val\L;el E+;
_ xcess Acreage Value +
OE00: 2000 NEW SUBDIVISION COMPLETE 91/92 Excess Acreage(-] g 1 N
TOTAL ACRES FARMLAND Supplemental Cards
TOTAL LAND VALUE 401962

TRUE TAX VALUE

201



Property Class: 201
IMPROVEMENT DATA EXRYBITEGEAGLE CREEK RC

o B

PHYSICAL CHARACTERISTICS
ROOFING

Built-up

WALLS

Frame
Brick
Metal
Guard
FRAMING
B 1 2 U
HEATING AND AIR CONDITIONING

B 1 2 8)

(LCM: 100.00)
SPECIAL FEATURES SUMMARY OF IMPROVEMENTS
Stry Const Year Eff Base Feat- Adj Size or Computed PhysObsolMarket %

Description Value ID Use Hgt Type Grade Const Year Cond Rate ures Rate Area Value Depr Depr Adj Comp Value

c GENCOMM 0.00 4 2008 2008 AV 0.00 N 0.00 4776 0 0 SV 100 100 0

01 RV STOR 0.00 4 2008 2008 AV 0.00 N 0.00 0 149858 0 SV 100 100 245770

Data Collector/Date Appraiser/Date Neighborhood Supplemental Cards

TOTAL IMPROVEMENT VALUE 245770
Neigh 20020 AV




01853122 EAGLE CREEK R VLLC

OWNERSHIP
EAGLE CREEK R V LLC

ADMINISTRATIVE INFORMATION

PARCEL NUMBER

23000 SE EAGLE CREEK RD
Tax ID 24E31A 02804

EXHIBIT 6

Printed 04/28/289% 0925 -& Z0110-25

TRANSFER OF OWNERSHIP

01853122 23000 SE EAGLE CREEK RD Page 24 of 68
EAGLE CREEK, OR 97022 Date
Parent Parcel Number
3492 EAGLES NEST #2 LT 8 07/28/2011 SONAS CAPITAL GROUP LLC $375000
Doc #: 218946
Property Address
23000 SE EAGLE CREEK RD 06/19/2009 EAGLE CREEK RV STORAGE LLC $750000
Doc #: 191036
Neighborhood 09/27/2007 J R R PROPERTIES INC $80000
20020 AREA 02 COMMERCIAL Doc #: 167603
Property Class 05/04/2004 LEATHERS KATHRYN S $80000
201 201 Commercial Improved Doc #: 96720
07/01/1999 S0
TAXING DISTRICT INFORMATION Doc #: 99-77243
Jurisdiction 003
Area 001 VALUATION RECORD
Assessment Year 01/01/2018 01/01/2018 01/01/2019 01/01/2019 01/01/2020 01/01/2021
Worksheet
Reason for Change
Reval Reval Reval Reval Reval Reval
VALUATION L 307501 335638 335638 361766 379854 401962 401962
Market B 188820 205310 205310 221790 232280 245770 245770
T 496321 540948 540948 583556 612134 647732 647732
Site Description
Legal Acres:
2.0000
LAND DATA AND CALCULATIONS
Rating Measured Table Prod. Factor
Soil ID Acreage -or-—
-or-— -or-— Depth Factor
Actual Effective Effective -or-— Base Adjusted Extended Influence
Land Type Frontage Frontage Depth Square Feet Rate Rate Value Factor Value
1 C 10 Market Total 0.0 1.00 200981.00 200981.00 200981 L 100% SV 401962
NC09: NEW CONSTRUCTION 2009 Supplemental Cards
RETAIL RV STORAGE BLDG 4,200 SF & EXTERNAL OFFICE pp
576 SF 100% & NEIGH CHG RES TO COMML 2-10-09 #58
INT/OWNER TRUE TAX VALUE 401962
NOR: Note of Record FARMLAND COMPUTATIONS Measured Acreage
'99 ALLOCATED SUBDIVISION. 2000 TRC #0823 P 12 2.0000
BOPTA NO. 2009-0358 - WITHDRAWN. MH SITED L116137 arce. Acreage Average True Tax Value/Acre
4/22/10 #65 EXT/EMPLOYEE. MH GONE (L116137) 5/1/12 8l Legal Drain NV  [-] TRUE TAX VALUE FARMLAND
#96 §2 Public Roads WV [] Classified Land Total
. 83 UT Towers NV [-1 1l
OE00: 2000 NEW SUBDIVISION COMPLETE 9 Homesite (s) -] Homesite (s) Value +)
91/92 Excess Acreage[-] Excess Acreage Value (+)
TOTAL ACRES FARMLAND Supplemental Cards
TOTAL LAND VALUE 401962

TRUE TAX VALUE

201


suzannewar
Typewritten Text
CI22  #20  4-28-22


Property Class: 201

IMPROVEMENT DATA EXHIBIT 621" CREEK R
Z0109-25 & Z0110-25
PHYSICAL CHARACTERISTICS
Page 25 of 68
CIM - PROVAL INVENTORY STAMP
Number of Buildings: 1 Rec 1 of 1
Bldg Type (Stat Class): RV Storage Facility
. General
Primary Occupancy (M&S): Commercial
Proval Misc Name Conven: |[RV STOR
Grade/Rank: 4 (Default)
Building SF: 4,776
Year Built: 2008
Effective Year: 2008
Framing Class: S
Wall Height: 14
Perimeter: If blank, use 1000 304
Comml MKkt Adj: af Applicable)
Computed Value $ No Change
(LCM: 100.00)
SPECIAL FEATURES SUMMARY OF IMPROVEMENTS
Stry Const Year Eff Base Feat- Adj Size or Computed PhysObsolMarket %
Description Value ID Use Hgt Type Grade Const Year Cond Rate ures Rate Area Value Depr Depr Adj Comp Value
01 RETAIL 0.00 2008 2008 AV 0.00 N 0.00 0 149858 0 SV 164 100 245770
Data Collector/Date Appraiser/Date Neighborhood Supplemental Cards
TOTAL IMPROVEMENT VALUE 245770
Neigh 20020 AV



suzannewar
CIM PROVAL STAMP


SRS EXHIE(T 6
, Z0109-25 & Z0110-25
/ Vﬂﬂage 26 of 68
STos
2012 RECHECK  APPRAISAL WORK FILE ——
11853122 24E31A 02804 T
X-Number; L116137 I
Action_Type: LAND 190 MOVE OFF —}—
Existing/New Location: o
Jld Location: f
Space No.: —
VALUATION ¢ <Pt
. 2013 Return [ Office Only []
Sess- Total Land T Y VG 1r e e g —— e 8
Q’\eat Acres Ldd ACres

f

L btk et L. CL L LY T P T TN TP Ry PRy mnpgigs ——-—*;——-—— o = o . - - - -

R PN [y iy [y (U S — -—_-_T---J-—--"--— SN I



/

~ EXHIBIT 6
2 4E0TAN2502 FP410-25 {
KEY 185312Rag<€ R pfHES3017

2 4€ 31A 02804 : -~
23000 SE EAGLE CREEK RD /ielolpldo V.EGLER
EAGLE CREEK OR
Land Bldg. Year | Maint.| Year | Appr.
Class Built | Area | Appr.| No.
VALUATION SUMMARY OF REAL PROPERTY
Assess- ‘ FP
ment Land Improvements Acres F.P.LV. Remarks

Year

77 268

. RZ4E3T1A 023804 9% L
957 31,390
24E31A 02804 7
2000 117,560 J

1 : i
! 1
! 1
! 1
! 1
! H
! '
H 1
' 1
: !
! 1
! 1
! 1
! '
! i
1 i
1 ]
! 1
1 i
1 i
1 H
! 1
! 1
] i |
[ ] 1. H
[ ] 1 ;
! i
! '
! 1
) )
! 1
1 1
! )
! ]
1 '
H !
H I
' I
H I
J 1
' 1
1 1
1 1



EXHIBIT 6
Z0109-25 & Z0110-25
Page 28 of 68



EXHIBIT 6
Z0109-25 & Z0110-25
Page 29 of 68



EXHIBIT 6
Z0109-25 & Z20110-25
Page 30 of 68



2008-09 Recheck

EXHIBIT 6

Z0109-25 & Z0110-25

Page 31 of 68

LAND COMPS
Approx. dist. |cur PROPER-
Map/Tax Ac- Land |Land |RMV Loca- PP . Czoﬁ,ﬁtif TY
. . from subject CLASS |BUSINESS NAME
Lot count # [(Ac) (sf) Land |Price/SF |tion

Subject |24E31A 02804 | 01853122 2.00{ 87,120 | $136,603 $1.57|ECrk  |subject RRFF-5 100 {ECrk RV Storage
Comp 1 |24E31A 02801 | 01853097 1.70| 74,052 | $281,532 $3.80{ECrk  [290 FT RC 201 ECrk Feed Store
Comp 2 |24E32 04901 | 00683692 1.00] 43,560 | $183,899 $4.22|ECrk |0 FT (next door) |RRFF-5 201 unk
Comp 3 |24E31A 01200 | 00682504 5.48( 238,709 | $298,514 $1.25|ECrk  [1150 FT RC 201 gas station
Comp 4 0 #DIV/0!
Comp 5 0 #DIV/0!
Comp 6 0 #DIV/0!

AVERAGE #DIV/0!

MEDIAN #DIV/0!
Conclusion:

$ 25— pof
" O /)l/uﬂ&i (M () 90\ .
A1 \* [ _C\)"L o
¢ 2 2
\ \z) ?( DVC’ ‘OV /
\\o W7
o A%
© L N R SN
N o 9" At 4
b A L N 2\
i \x‘*%k 9’9 W oV
\‘O,&k \S \)(‘?' /a‘/\xt_t/, O.
M o7 X
‘X‘
L @ Lb = Pz et
i 56 \mge SF
B bed = 3.
- b0
T

S//Comml/08-09 Zone and use changes for recheck

2/19/2009
5:05 PM




EXHIBIT 6
Z0109-25 & Z20110-25
Page 32 of 68



EXHIBIT 6
Z0109-25 & Z0110-25
Page 33 of 68



EXHIBIT 6
Z0109-25 & Z0110-25
Page 34 of 68



EXHIBIT 6
Z0109-25 & Z0110-25
Page 35 of 68



EXHIBIT 6
Z0109-25 & Z20110-25
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EXHIBIT 6
Z0109-25 & Z20110-25
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EXHIBIT 6
Z0109-25 & Z20110-25
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EXHIBIT 6
Z0109-25 & Z20110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
Page 49 of 68



EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
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EXHIBIT 6
Z0109-25 & Z0110-25
Page 53 of 68



EXHIBIT 6
Z0109-25 & Z0110-25
Page 54 of 68



!
: EXHIBIT 6
01853122 SONAS CAPITAL GROUP LLC 2@000 SE EAGLE CREEK RD,EAGLE BBk R H110-25 201

ADMINISTRATIVE INFORMATION OWNERSHIP Tax ID 24E31A 062804 Printed 06/24/2010 caxPage; 55 ofoﬁ§
PARCEL NUMBER SONAS CAPITAL GROUP LLC ) TRANSFER OF OWNERSHIP
01853122 1111 MAIN ST STE 700,VANCOUVER,WR, 98660, Date
Parent Parcel Number
3 06/19/2009 EAGLE CREEK RV STORAGE LLC Doc #: 191036
. v Rddress 3492 EAGLES NEST #2 LT 8 i 5750000
roperty | .
23000 SE EAGLE CREEK RD,EAGLE CREEK,OR,9 $3/27/2007 J R R PROPERTIES INC saooggc #: 167603
Neighborhood J 05/04/2004 LEATHERS KATHRYN S Doc #: 96720
20020 AREA 02 COMMERCIAL i 580000
Property Class : 07/01/1359 Doc #: 33-77243
201 201 Commercial Improved 50
04/01/199% Doc #: 99-44067
TAXING DISTRICT INFORMATION 30
Jurisdiction 403
Area 001 VALUATION RECORD .
Assessment Year 01/01/2006 01/01/2007 01/01/2007 01/01/2008 ©1/01/2009 01/61/200 01/01/2010
Reason for Change
Reval Reval Reval Reval Reval N Reval §
VALUATION L 106160 117088 131139 136603 120210 355736 285393
Market B 0 0 0 0 0 220290 176840
Site Description T 106160 117088 131139 136603 1202190 576026 462233
Topography:

Public Utilities:

LAND DATA AND CALCULATIONS
Street or Road:

Rating Measured Table Prod. Factor
R Soil ID Acreage ~or-
Neighborhood: -or- -0r- Depth Factor
Actual Effective Effective -Qr- Base Adjusted Extended Influence
Zoning: Land Type Frontage Frontage Depth Square Feet Rate Rate value Factor Value
Iz‘eggéop‘cresz 1 C 10 Market Total 0 1.00 200981.00 200981.00 200981 L  42% sv 285393
-
NCO9: NEW CONSTRUCTION 2009
RETAIL RV STORAGE BLDG 4,200 SF & EXTERNAL OFFICE Supplemental Cards Supplemental Cards
576 SF 100% & NEIGH CHG RES TO COMML 2-10-095 #58 MEASURED ACREAGE TRUE TAX VALUE 285393
INT/OWNER
NOR: Note of Record FARMLAND COMPUTATIONS Measured Acreage
'99 ALLOCATED SUBDIVISTION. 2000 TRC #0823 '
BOPTA NO. 2009-0358 - WITHDRAWN. MH SITED L116137 Parcel Acreage . 2.0000 Awverage True Tax Value/Acre
4/22/10 #85 EXT/EMPLOYEE 81 Legal Drain NV [-1
TRUE TAX VALUE FARMLAND
OEGD: 2000 NEW SUBDIVISION COMPLETE 82 Bublic Roads NV [-]
83 UT Towers NV, [-1 Classified Land Total
9 Homesite(s) T [-1 Homesite (s) Value (+)
TOTAL ACRES FARMLAND Supplemental Cards

. : TOTAL LAND VALUE
TRUE TAX VALUE -
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01853122
TMPROVEMENT DATA

SUMMARY OF IMPROVEMENTS

. Stry Const Year BEff Base Peat- Adj Size or Computed PhysObscolMarket %
Description Value ID Use Hgt Type Grade Const Year Cond Rate ures Rate Area Value Depr Depr Adj <Comp Value
01 RETAIL 0.00 2008 2008 AV d.00 N 0.00 4] 149858 a S5V 118 100 176840
Data Collector/Date Appraiser/Date Neighborhood Supplemental Cards
‘TOTAL IMPROVEMENT VALUR 1768440

Neigh 20020 AV
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- 2 4E 31A ORZEMHIBIT 6

APPRAISALDA ey 1E930925 £OoRE1D0RD17 |

APPR. DATE INSPECTED ZONING SUE cunmcrsmwe'gé\ﬁﬂiﬁlﬁﬂ)vménrs
D& | 1257 08| Vifiw pem ED | RESIDENTIAL FR #HF-5"| TOPOGRAPHY SIDEWALKS
/ / MULTI-FAMILY VIEW CURBS
/ / COMMERCIAL STREET
/ / INDUSTRIAL WATER
/ / SEWERS
/ / ELECTRICITY
OUTBUILDINGS LAND DESCRIPTION
DIMEN- $Q. FT. SOIL LAND DIMENSIONS OR
FOUND | FLOOR | ROOF | WALLS | MISC. SIONS AREA |NO.| TYPE | CLASS ACRES
1 X
——————— Iy
- 1 N M
2 ____)_( _____ o
.4
3 ____)_(_____ 3
X
4 ____)_(_____ 4
X
5 ____5___“ 5
X
6 ____)_( _____ 6
X
7 ....--)_(--__- 7
X
8 x
""; """ TOTAL ACRES D)

PLOT PLAN:

CCP-ASR19 (7/93)
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