








The following building permits and land use decisions were approved and issued.

Table 5.4-17 Recent Buildinﬁ Permits & Land Use Decisions Issued

Address Jurisdiction Type Date
12655 SE Rachella Ct Damascus Dwelling addition | 08/27/2003
12660 SE Rachella Ct Damascus Dwelling addition | 08/.27/2003
12722 SE Rachella Ct Damascus Pole Building 09,/04/2007
12955 SE Rachella Ct Damascus Deck 01/16/2002
12955 SE Rachella Ct Damascus Carport 08/20/2001
17241 SE Hemrick Rd Abundant Life 11/16/2001
Church- Design
Review
17241 SE Hemrick Rd Happy Valley New Church 07/31/2002
Building
17241 SE Hemrick Rd Happy Valley Demolition 01/26/2004
17241 SE Hemrick Rd Happy Valley Storage Tank 05,/28/2003
17496 SE Hemrick Rd Clackamas Pole Building 04/02/1998
17496 SE Hemrick Rd Clackamas Replacement 06,/05/2002
dwelling
17496 SE Hemnrick Rd Clackamas Health Hardship 08/25/2003
dwelling
17496 SE Hemnrick Rd Clackamas Land Use decision | 03/31/2010
— Health Hardship
MH
17496 SE Hemrick Rd Clackamas Land Use decision | 08/25/2003
— Health Hardship
MH
17496 SE Hemrick Rd Clackamas Land Use decision | 11/01/2006
— health hardship -
MH
17505 SE Hemrick Rd Clackamas Addition 05/03/1996
17699 SE Hemrick Rd Clackamas Pole Barn 06/29/2001
17699 SE Hemrick Rd Clackamas Dealer’s License — | 09/19/2002
wholesale Autos
17590 5E Troge Rd Happy Valley Demolition Permit | 07/31/2007
17590 SE Troge Rd Happy Valley Single Family 09/13/2007
dwelling
19723 SE Tillstrom Rd Damascus Replacement 06/13/2000
Dwelling
19723 SE Tillstrom Rd Damascus Demolition 04/20/1999
21147 SE Tillstrom Rd Damascus Hardship Dwelling | 06/11,/1996
21400 SE Tillstrom Rd Damascus Hardship Dwelling | 07/25/2006
21400 SE Tillstrom Rd Damascus Accessory Building | 07/25/2006
23400 SE Tillstrom Rd Damascus Agriculture 02/22/1999
Building
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Address Jurisdiction Type Date

23400 SE Tillstrom Rd Damascus Manufacture 02/14/1997
Home

23595 SE Tillstrom Rd Damascus Manufacture 07/08/2005
Home

24003 SE Tillstrom Rd Damascus Hardship Dwelling | 02/01/1999

23595 SE Tillstrom Rd Damascus Replacement MH | 07/08/2005

23663 SE Tillstrom Rd Damascus Pole Building 08/06/2007

8520 SE 172hnd Ave LU decision — 06,/10/2009
maodification to
substation

8520 5E 172™ Ave Clackamas LU decision — 02/24/2009
maodification to
substation

8695 SE 172™ Ave Clackamas Agriculture 01/12/2009
Building

8855 SE 172™ Ave Clackamas Agriculture 02/26/2007
Building

8855 SE 172™ Ave Clackamas Single Family 04,/27/2007
Dwelling

10443 SE 172™ Ave Happy Valley Agriculture 07/12/2007
Building

10505 SE 172™ Ave Happy Valley Manufacture 09/05/2006
Home

11585 SE 172™ Ave Happy Valley Dwelling Addition | 03/31/2008

13580 SE 172™ Ave Happy Valley Demolition- 01/26/2009
dwelling

13600 Se 172™ Ave Happy Valley Demolition - 09/15/2008
Dwelling

13630 SE 172™ Ave Happy Valley Single Family 01/26/2009
Dwelling & garage

13711 SE 172™ Happy Valley Demolition - 01/26/2009
Dwelling

13750 SE 172" Happy Valley New Garage 09/21/2007

13771 SE 172™ Ave Happy Valley Demolition — 08,/22/2008
Dwelling

13821 SE 172™ Ave Happy Valley Demolition — 08/22/2009
Dwelling

13871 SE 172™ Ave Happy Valley Demoaolition - 08/22/2008
Dwelling

13901 SE 172" Ave Happy Valley Demolition — 08/22/2008
Dwelling
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Address Jurisdiction Type Date

14303 SE 172" Ave Happy Valley Property Line 03/09/2007
Adjustment

14341 SE 172™ Ave Happy Valley Demolition - 08/22/2008
Dwelling

17970 SE Cheldelin Rd Clackamas Agriculture 098/01/1999
Building

17970 SE Cheldelin Rd Clackamas Property Line 01/14/2005
Adjustment

18346 SE Cheldelin Rd | Clackamas Demolition — Barn | 06/04,/2004

18728 SE Cheldelin Rd Clackamas Agriculture 09/16/1996
Building

18740 SE Cheldelin Rd Clackamas Garage 01/23/2004

18740 SE Cheldelin Rd Clackamas Addition 06,/30/2004

18910 SE Cheldelin Rd Clackamas Addition 12/01/2009
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Existing Planning and Zoning Designations

Study Area Comprehensive Plan Designations

There are four different jurisdictional bodies in the PSA, The comprehensive plan designations
for each jurisdiction are listed below in Tables 5.4.6-9. A description of each comprehensive
plan land use designation is presented below by jurisdiction. See Figure 18 for comprehensive
plan designations and Figure 19 for the zone designations within the PSA.

Clackamas County

Land uses within Clackamas County’s jurisdiction are located along SE 172™ Avenue and at the
northern portion of the PSA. These parcels are surrounded by the Cities of Happy Valley,
Gresham and Damascus and Multnomah County. The existing designations have not been
changed from rural to urban land use designations. Although the area is within the urban
growth boundary, it is still designated for rural and forest uses. These land use designations will
likely not change until the lands are annexed into an adjacent city jurisdiction.

See Table 5.4-18 for a list of comprehensive plan and zone designations in Clackamas County
and within the PSA. Below is a description of land use and zoning designations applied to those
lands with the PSA:

Comprehensive Plan

*  Rural — Typically this designation applies to exception lands located outside the urban
growth boundary or Unincorporated Communities, as defined in Oregon Administrative
Rules 660-004-0005(1), The lands are suitable of 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.

* Forest — Lands composed of existing and potential forestlands that are suitable for
commercial forest uses. Also included are other forested lands needed for watershed
protection, wildlife and fish habitat, and recreation, lands where extreme conditions of
climate, soil, and topography require maintenance of vegetative cover, and forested lands
in urban and agriculture areas which provide urban buffers, windbreaks, wildlife habitat,
scenic corridors, and recreational uses.

Zone Designations

* Rural Residential Farm Forest-5 Acres (RRFF-5) zone primarily allows for a single family
residence on rural lands in association with farm and forest practices. The required
minimum lot size is 5 acres and a flex lot provision can be applied in the partition process.

* Farm Forest — 10 Acres (FF-10) zone primarily allows for single-family dwellings on forested
land in association with farm and forest uses. The required minimum lot size is 10 acres.
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Table 5.4-18 Clackamas County Comprehensive Plan & Zoning within PSA

Land Zone Description # of Parcels Acreage
Use
Forest | FF-10 Farm-Forest (10 acre minimum) 13 33.652
Rural | RRFF-5 Rural Residential Farm Forest (5 47 113.285
acre minimum)

City of Damascus

At this time the existing comprehensive plan and zone designations are the same as Clackamas
County designations. The City is currently underway with public meetings and soon to undergo
the hearing processes to adopt new comprehensive plan and zone designations. The process is
anticipated to be completed by December of 2010. See Tables 5.4-19 and 20 for a list of
comprehensive plan and zone designations in the City of Damascus and within the PSA. Below is
a description of land use and zoning designations applied to those lands with the PSA:

Comprehensive Plan

Rural = Typically this designation applies to exception lands located outside the urban
growth boundary or Unincorporated Communities, as defined in Oregon Administrative
Rules 660-004-0005(1), The lands are suitable of 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.

Forest — Lands composed of existing and potential forestlands that are suitable for
commercial forest uses. Also included are other forested lands needed for watershed
protection, wildlife and fish habitat, and recreation, lands where extreme conditions of
climate, soil, and topography require maintenance of vegetative cover, and forested lands
in urban and agriculture areas which provide urban buffers, windbreaks, wildlife habitat,
scenic corridors, and recreational uses.

Agriculture — Lands predominately Class | through IV soils as identified by the United States
Natural Resources Conservation Service or as identified in more detailed data; and other
lands that are suitable for farm use due to soil fertility, suitability for grazing, climatic
conditions, existing or future potential for irrigation, land use patterns, or accepted farming
practices or are necessary to permit farming practices to be undertaken or adjacent or
nearby lands.

Forest — Lands suitable for commercial forest uses. Also can be suitable for watershed
protection, wildlife and fish habitat, and recreation, lands where extreme conditions of
climate, soil and topography require maintenance of vegetative cover, and forested lands in
urban and agricultural areas which provide urban buffers, wind breaks, wildfire habitat,
scenic corridors, and recreation uses.
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Future Land Use Designations — Comprehensive Plan Draft

Butte Residential - To allow a density of 1.5 dwelling units per acre.
Center — Future land use designation.

Neighborhood Medium — To allow a density of 8 dwelling units per acre.
Rural Residential — Same as the existing zone designation

Village — To allow 10 dwelling units per acre.

Village Employment — Future land use designation.

Zone Designations

Rural Residential Farm Forest-5 Acres (RRFF-5) zone primarily allows for a single family
residence on rural lands in association with farm and forest practices. The required
minimum lot size is 5 acres and a flex lot provision can be applied in the partition process.

Farm Forest — 10 Acres (FF-10) zone primarily allows for single-family dwellings on forested
lands in association with farm and forest uses. The required minimum lot size is 10 acres.

Exclusive Farm Use (EFU) zone allows for the protection and fostering of the state’s
agricultural lands to increase the agricultural income and employment in Clackamas County.
Allows for single family development provided compliance with income standards fora
commercial farm is met. Minimum lot sizes are 80 acres.

Timber (TBR) zone allows for the protection of the state forest practices and to allow and
conserve the forest planting and harvesting practices in the County, and to protect, enhance
and preserve watersheds, fisheries, wildlife, agriculture and recreational uses that are
compatible with the primary use. Single family uses are allowed if in compliance with the
primary objective to preserve forest lands. Other uses may be allowed if they comply of the
conditional use standards. Minimum lot sizes are 80 acres.

Table 5.4-19 City of Damascus — Existing County Zoning within PSA

Land Use Zone Description # of Parcels Acreage
Agriculture EFU Exclusive Farm Use (80 acres) 13 245.790
Forest FF10 Farm Forest 10 acre minimum 5 32.493
Rural RRFF-5 Rural Residential Farm Forest (5 161 445,638

acre minimum)
Forest TBR Timber (80 acre minimum) 7 74.015
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Table 5.4-20 Damascus Draft
Comprehensive Plan within PSA

Land Use Description # of Parcels Acreage
Butte 1.5 dwelling units/Acre 51 240.725
Residential

Center Future Land Use Designation 11 33.309
Neighborhood 8 dwelling units/acre 25 63.384
Medium

Rural Existing 6 10.220
Residential

Village 10 dwelling units/acre 91 395.
Village Future Land Use Designation 50 207.304
Employment

City of Happy Valley

As of 2004 the City of Happy Valley began annexing lands surrounding SE 172" Avenue and by
2010 they completed the adopted of comprehensive plan and zone designations in compliance
with state and regional regulations. The City of Happy Valley has thirteen different zone
districts in the PSA. At this time, development consistent with the zone designations has not
occurred. Infrastructure to support higher densities in the PSA is not available and will not
occur until infrastructure is in place to support higher densities and more intensive
development. Until then the area will be comparable to what exists today. See Table 5.4-21 for
a list of comprehensive plan/zone designations in the City of Happy Valley and within the PSA.
Below is a description of land use/zone designations applied to those lands with the PSA:

Comprehensive Plan and Zone Designations

* Very Low Density Residential (R-20) — Allows for one dwelling unit per 20,000 square feet.
The allowed uses are focused on low density urban and infill developments. This district can
serve as a buffer between low density and under-developed areas and higher density
developments.

*  Low density residential (R-10) — Allows for one dwelling unit per 10,000 square feet. Some
flexibility within the standards does exist to provide variations in dwelling types and lot sizes
within the City’s urban environment. A conditional use application process exists to allow
more intense uses within the R-10 district.

* Low Density Residential (R-7) — Allows for one dwelling unit per 7,000 square feet. Some
flexibility within the standards does exist to provide variations in dwelling types and lot sizes
within the City’s urban environment. A conditional use application process exists to allow
more intense uses within the R-7 district.

* Low Density Residential (R-5) — Allows for one dwelling unit per 5,000 square feet. Other
permitted uses include two to three family dwelling units and accessory units. Some
flexibility within the standards does exist to provide variations in dwelling types and lot sizes
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within the City’s urban environment. A conditional use application process exists to allow
more intense uses within the R-5 district.

*  Mixed Use Residential (MUR-S) — Allows for compact development for residential and
commercial and/or residential and office uses. Uses allowed include single-family attached
and detached, two and three units, and more intense uses as allowed through the
conditional use process. Density is 6 units per acre with an allowed lot size of 4,000 square
feet.

*  Single-Family Attached (SFA) — Promotes the livability, stability and improvement of Happy
Valley’s new neighborhoods by providing a variety of medium density residential housing
types. Out-right uses include townhouses and row houses, duplexes and triplexes, accessory
dwelling, commercial uses and parks and open spaces. More intense uses require approval
through a conditional use process. Minimum density is 10 units per acres and maximum is
15 units per acre. The minimum lot size allowed is 2,000 square feet.

* Community Commercial Center (CCC) — Allows for medium to high density residential
development, senior housing with non-residential uses, commercial and retail uses and
offices. Institutional uses require approval through a conditional use review process.

« Institutional and Public Use (IPU} — Allows for institutional development such as schools,
public centers, public facilities (fire, schools, sewer), television stations, street and road
construction. Other intense uses may be allowed under the conditional use review process.

*  Employment Center (EC) — Allows for mix of employment opportunities and accessible to a
variety of transportation modes, transit services and pedestrian connections. This district is
also suitable for business and office, parks, campus and light industrial uses, professional
and corporate offices, medical offices and clinics, technical/flex businesses. Housing is
allowed in vertical mixed-use buildings as are large single user campuses, multi-tenant
mixed-use buildings.

* Lot sizes are restricted to 20,000 square feet for daily retail use structures and 3,000 square
feet for a single outlet use. Separation distance is 1,000 feet from residential districts and
petroleum storage and refining facilities.

+  Mixed Commercial Center (MCC) - Allows mixed use commercial centers with a broad range
of shopping and service requirements to meet neighborhood and city-wide level needs.
Limitations include new development not to exceed 15 contiguous acres in size consistent
with the comprehensive plan; new single-use retail building limited to a maximum of 60,000
square feet; MCC developments of five acres or more are subject to a master plan review
and design review process. Locations of mixed commercial centers are appropriate at
arterial street intersections or an arterial and major collector; preferably served by transit.

+  Mixed-Use Residential-Multi-Family Medium Density (MURM2) - Allows for compact
development form of residential and commercial or office uses. Retail uses are to serve the
immediate area and not attract outside traffic. Density allowed is 34 du/net acre maximum
and 25 du/net acre minimum. Building height is allowed at a maximum of 65-feet.
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*  Farm Forest 10 acre (FF-10) = County zone that allows for single-family dwellings on
forested lands in association with farm and forest uses. The required minimum lot size is 10
dcres.

Table 5.4 -21 City of Happy Valley Comprehensive Plan/Zoning within PSA
Zone Description # of Parcels Acreage
R10 Residential (1 unit/10,000 sq ft) 5 11.007
R20 Residential (1 unit/20,000 sq ft) 2 2.761
R5 Residential (1 unit/5,000 sq ft) 31 66.665
R7 Residential (1 unit/7,000 sq ft) 7 15.251
SFA Single Family Attached Residential 19 64.919
RRFF5 Rural Residential Farm Forest—5 23 110.787
acres
MCC Mixed Commercial Center 15 45.012
MURM?2 Multi-Family Medium Density 33 79.123
CCC Community Commercial Center 3 4.319
EC Employment Center 12 125.675
FF10 Farm Forest — 10 Acres 1 47.431
IPU Institutional & Public Use 4 33.511
MURS Mixed Use Residential — Single 6 20.165
Family

Multnomah County

Land uses within Multnomah County’s jurisdiction are located along the northeast section of
the PSA. Adjacent and to the south of the Multnomah County parcels are parcels within the City
of Damascus and Clackamas County. The existing land use designation is rural.

Below is a description of the Multnomah comprehensive plan and zoning designation applied
to those lands with the PSA.

Comprehensive Plan

*  Rural Residential Future Urban (RRFU) — Allows for residential uses within rural areas. Uses
within the district includes farm and forest uses consistent with ORS 215.203. More
intensive uses may be allowed under a conditional use application review process. The
minimum lot size shall be five acres.

Rural Residential: The intent of this classification is to provide for rural residential development
in areas which are not suitable for commercial farm or forest operations because of the existing
land use pattern of development, small parcel sizes, non-aggregated ownership, and largely
non-commercial resource uses. Small scale agriculture and forestry operations may occur and
are, in fact, considered to be an integral part of the rural residential environment. Such uses as
wholesale and retail sales for agricultural products grown on the premises, limited forest
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product processing, cottage industries, limited rural service commercial and tourist commercial
may be developed as conditional uses in accord with established criteria.

Zone Designation

* RR- The district allows for rural uses with one single-family residence per parcel and a
minimum lot size of five acres.

City of Gresham

The City of Gresham lands within the PSA are under the Pleasant Valley Plan that was last
amended in 2005. There are five different zones from the Pleasant Valley Plan that apply to the
PSA. Below is a description of both the comprehensive plan and zone designation. See Tables
5.4-22 and 23 for a list of comprehensive plan and zone designations in Multnomah County and
the City of Gresham and within the PSA. Below is a description of land use and zoning
designations applied to those lands with the PSA:

Comprehensive Plan

s ESRA-PV - Allows for the protection of Metro Title 3 and 13 lands and Statewide
Planning Goal 5 resources within the Pleasant Valley Plan District. These resources
include conservation of streams corridors, wetlands, floodplains, and forests identified
in the Pleasant Valley Plan District.

* Low-Density Residential — Pleasant Valley (LDR-PV) — This designation is intended for
single-family detached dwellings, manufactured homes, and tow-unit attached
dwellings on a wide range of lot sizes in individual neighborhoods that invite walking to
gathering places, service and convenience stores, neighborhood parks and connect to
the larger community by a street network, trails and pedestrian connectors to the
Environmental Sensitive and Restoration Areas.

* Medium-Density Residential — Pleasant Valley (MDR-PV) - Allows for a range of detached
and attached dwellings and to provide a transition between low density residential and
employment and high-density housing types. This district is to also provide for
townhomes and garden apartments and serve to as a buffer between residential and
employment and high-density housing.

# High-Density Residential (HDR-PV)- Allows for the highest housing density housing that
includes a variety of housing options The housing options are to include townhomes,
apartments, condominiums, elderly housing, and live-work units.

e The Neighborhood Center (NC-PV) Sub-district provides for a mix of local retail, service,
office, and live-work uses that encourages short walking, biking and driving trips from
adjacent neighborhoods and provides for small plaza/public spaces.
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Zone Designations

Public Open Space (POS) — Allows for the protection and restoration of streams and
riparian areas for their ecologic functions and as an open space amenity for the
community. Simultaneously it protects the floodplains, wetlands, and restores them
from improved hydrology, flood protection, aquifer recharge, and habitat functions,
upland habitats, and enhances water quality control and erosion sediment control.

Low-Density Residential — Pleasant Valley (LDR-PV) — Allows for single-family
development with a minimum lot size of 4,500 square feet. Lot sizes variations are
allowed at lot sizes less than 7,500 feet (70%) and lot sizes greater than 7,500 square
feet at 30%. The specific mix and variety of housing for properties and groups of
properties shall be guided by an approved master plan. The plan shall provide for an
average density of 5.3 to 7.9 dwellings per net acre.

Medium-Density Residential — Pleasant Valley (MDR-PV) — Allows for housing mix
consisting of detached dwellings and elderly housings. Lot sizes are 3,000 to 5,000
square feet with a density mix ranging between 15-20, 20-30 and 20-62 dwelling units
per acre. The average density of 12-20 dwelling units per net residential acre shall be
provided. A master plan review is required for approval of the housing mix
development.

High-Density Residential - Pleasant Valley (HDR-PV) — Allows for the highest density in
the Pleasant Valley Plan to include housing density of 20-30 dwelling units per net acre,
20-62 dwellings per net acre for elderly housing, and 30-40 dwelling units per net acre
for attached housing. Attached housing — Generally 20-30 du/net acres (30%), 20-40
du/net acres (45%), Elderly 20-62 du/net acre (25%). A master plan review and approval
is required for the proposed mix of housing types and mixes.

Neighborhood Center — Pleasant Valley (NC-PV) — Develop in this district is small at
approximately 3-5 acres in size and to be located near a transit center and transit
streets. Uses in this district are to serve the adjacent neighborhoods.

Table 5.4-22 Multnomah County Jurisdictions Comprehensive Plan & Zoning within PSA

Jurisdiction Zone Local Description # of Acres
Classification Zoning Parcels
Multnomah | RRFU Rural Residential RR Rural 54.710
Future Urban Residential
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Table 5.4-23 City of Gresham Comprehensive Plan & Zoning within PSA

Jurisdiction | Classifications | Description Local Description Acres
Zoning
Gresham - | POS Public Open ESRA Environmental | 10 33.909
Pleasant Space Sensitive
Valley Restoration
Area
Gresham - | MFR2 Multi-Family | MDR-PV | Medium 14 16.833
PV Residential 20 Density
DU/Ac Residential —
Pleasant
Valley
Gresham- | eogq Single Family | LDR-py | oW Density | 5, 49.270
PV Residential Residential-
(4,500 sq Pleasant
ft/lot size) Valley
PV MFR2 Multi-family HDR-PV High Density 3 2.434
Residential Residential
Attached
Dwellings
3,000 -5,000
sq. ft per lot
Attached
dwellings 20-
60 DU/net
acre
PV NC Neighborhood | NC-PV Small and 4 4.610
Center medium sized
shopping with
limited office
next to
residential
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Intergovernmental Agreements (IGAs) & Urban Growth Management
Agreements (UGMAs)

A number of IGAs and UGMAs have been established in the PSA and are listed below. These
agreements address joint efforts in planning for capital transportation system improvement
and financing of these projects to include joint system development charges and funding
incentives to help pay cost of transportation infrastructure, and costs involved operating the
capital improvement plan.
= Happy Valley and Clackamas County UGMA — To integrate management of growth and
to insure both are compatible; and to coordinate with a joint transportation capital
improvement plan, and to coordinate land use planning efforts.
= Happy Valley and Water Environment Service (WES) IGA — An agreement to contract
WES to process all Title 3 and 13 land use applications.
s City of Damascus and Clackamas County IGA — Contract with the County to process and
administer structural codes, process building permits, and administer and process land
use applications for the City.

# Gresham and Portland adopted a revised Intergovernmental Agreement in March 2004.
The cities have agreed to adopt similar policies and code and have reached an
agreement that Gresham will eventually serve 1,242 acres and Portland 290 acres of the
Pleasant Valley Plan.

These agreements are available upon request.

Land Use Applications and Permits

The possible land use applications and building permits required by the various jurisdictions to
commence the acquisition, design and construction of the SE 172" Avenue and SE 190th Drive
and/or other road widening and connections may include the following:
* Floodplain Land Use Review application
Wetlands Mitigation
Division of State Lands Review
Division of State Lands Review Application
River Streams and Corridors Land Use Review
Cities of Happy Valley and Damascus Title 3 and 13 Review
Cities of Happy Valley and Damascus Tree Removal Permits
Steep Slopes Review
Cities of Happy Valley and Damascus Tree removal application
Grading Permits
Oregon Fish and Wildlife Review
Endangered Species Review
Army Corp of Engineers Review
NOAA review
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s Land Acquisition Application

Land Use Findings and Constraints

Findings and constraints are concerns identified thought the existing conditions research that
should be considered when developing and selecting alternatives. These should be added to
concerns identified through the public outreach processes completed to date.

The following findings and constraints are within respect to land use:

# The City of Damascus anticipates the adoption of their comprehensive plan and zoning
development ordinance by December 2010.

# Significant floodplain areas are located along the Rock Creek and Deep Creek
streambeds. Development in these areas will require review and approval of a
floodplain and River Streams and Corridor Areas (RSCA) applications, Title 3 and 13
review and approval, review and approval by the US Army Corps of Engineers and
Oregon Department of Fish and Wildlife and possible review of wetlands and steep
slopes applications.

# Significant slopes are located at the east and west boundaries. Location of a roadway to
connect SE 172nd Avenue and SE 190" Drive may require a steep slope review process.
The slopes may also limit available locations to locate potential roadway connections
between SE 172" Avenue and SE 190" Drive.

e Construction of a road between SE 170" Avenue and 190th Drive will require acquisition
of lands currently underdeveloped but in private ownership.

* Athorough assessment of property values will need to be determined to determine
funding for acquisition of lands.

= Compliance with existing Intergovernmental Agreements (IGAs) between jurisdictions
and agencies is required.

* Coordination between the five jurisdictions and the various local and state policies is
required.

Land Use Conclusion

The PSA is an underdeveloped area that has undergone many changes within the past ten
years. There are five different jurisdictions in the P5A, with Happy Valley and Damascus having
jurisdiction over a majority of the acreage. At least 36.7% of the tax lots within the PSA are
classified as vacant lots and 77.2% of the tax lots have less than 5 acres. The majority of tax lots
in the PSA are underdeveloped with single family dwellings on large acre tax lots. Farming
practices is at a minimum with a few livestock and equine facilities within the PSA. Businesses
are of a rural nature and primarily cater to nursery businesses.’
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The most active development has occurred on SE 172" Avenue. where three chu rches, two
nursery facilities, a landscape business, a tree cutting business, cell towers, a golf course, and a
couple of equine facilities exists.

The natural features in the area consists of significant creek beds, fish and wildlife habitat and
steep slopes. These natural features will present some constraints when designing potential
roadway alignments between SE 172" Avenue to SE 190" Avenue. However the
underdeveloped nature of the PSA provides an ability to design roadway alignments that will
not impact major developments and provide some flexibility in the land acquisition process.

Coordination between the various jurisdictions within the PSA is required to ensure the nature
of the previously approved plans such as the Pleasant Valley, Happy Valley and Damascus.
Likewise coordination between agencies is required to comply with the various requirements
when developing within floodplains, habitat areas, or on steep slopes.
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