Pleasant Valley
4 North Carver AGENDA

@A~ COMPREHENSIVE PLAN

Community Advisory Committee — Meeting #4

Thursday, January 24, 2019
6:00 - 8:30 PM
Happy Valley City Hall = Council Chambers
16000 SE Misty Drive, Happy Valley, OR

ITEM TIME

Welcome and Introductory Items 6:00-6:10 PM
a. Welcome and introductions (Michael Walter, all)
b. Approval of Meeting #3 minutes (see p. 1)

c. Where we are in the process (Joe Dills, APG)

Plan Concepts 6:10-8:20 PM

a. Neighborhood Areas - (Joe Dills, APG) (see p. 6) - The Walkable
Neighborhoods diagrams have been updated to add neighborhood
names, so the areas can be easily referenced. This will be a short agenda

item to get Committee input on the naming.

b. Carver - (Ken Pirie, Walker Macy) (see p. 8) - The Carver Plan Concepts
build on the Committee’s discussions in December. Attached is an
integrated land use and transportation design study, intended to
illustrate the emerging vision for Carver.

c. Hemrich Mixed Use Center (Ken Pirie, Walker Macy) (see p. 14) - In
previous Damascus planning and more recent market work for the
Pleasant Valley/North Carver Plan, support has been shown for a new
mixed use center in the northern part of the project area. The Hemrich
Road neighborhood area is a good candidate for this land use concept
due to its flat land, good access, and large parcel sizes. Attached are
design studies (2 alternatives) for how this area might be planned for a

new mixed use center.

d. Trails (Ken Pirie, Walker Macy) - A Trail Concept Plan is being prepared
for review and discussion by the Committee. The concept plan will be
presented at the meeting.

The meeting location is accessible to persons with disabilities. To request accommodations, please contact the City
Recorder at (503) 783-3836 48 hours before the meeting.
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e. Employment Lands (Jamin Kimmel, APG) (see p. 27) - This item
implements the Committee’s discussion of land needs in December. The
attached memo provides an evaluation of how much Title 4 employment
land is needed, and, two options for how employment lands might be
designated in the northern part of the Pleasant Valley Subarea.

Next Steps 8:20-8:30 PM

a. Next Committee meeting — March 7. This meeting will be focused on the
Plan Concepts for land uses in neighborhoods. A plan for the community
workshops will also be discussed.

b. Monthly public involvement update (Joe Dills, APG)

c. Public comment

Pleasant Valley/North Carver Comprehensive Plan 20f2
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CAC Minutes
12-13-18 — 6:00pm — 8:00pm

Attendance

See Sign-In sheet - Introductions were made.

Meeting began at 6:00 p.m.

The following discussion was made:

Thanked everyone for their attendance

Public outreach was completed thru the city’s newsletter and communicating with
interested parties

Working on a direct mailer post card to go out to all residents

Looking at doing a video on Happy Valley and the growth pressures

Will continue with public involvement efforts

The November 15, 2018 minutes were approved

Will be moving out of the existing conditions phase and moving into the planned
concepts phase

An additional meeting would be helpful prior to the community workshops

Angelo Planning Group
Joe Dills & Jamin Kimmell

The last CAC meeting we presented buildable lands — decided to make an adjustment to
this
o Partially vacant parcels — assumed that all parcels would redevelop in the future
now feel some will stay, any over $300,000 will be preserved so deducted 1.4
acres from each of these lots — high value homes will remain
o Protected Water Quality Buffer Resources — assumed the entire area up to 200ft
were not buildable — determined that 50-100 is more typical so decided 75ft
o Transition Slopes — assumed all was unbuildable — added 50% back in
Discussed the Buildable Lands Inventory map after adjusting 1,500 acres as buildable or
unconstrained
Transition Slope should have been changed from 50ft to 40ft
Vision Statement — requested changes were made from the last CAC meeting
Guiding Principles Revisions — Updated with changes requested — approved and adopted
the final version
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Jim Hart stated that several maps in the last packet showed the straightening out of Foster
road — the Damascus TSP was reviewed, and the packet was updated to only include
roads adopted in the Happy Valley plan

Reah Flisakowski

DKS

Introduced herself and gave a quick background of her work with the city
Gave a highlighted overview of the existing transportation conditions analysis
Pedestrian System

@)

O O O O O

O

Rural facilities are narrow with no shoulder

Area is not conducive for walking

There are some sidewalks in the area

All new facilities will have sidewalks

Challenging conditions with low visibility — 45mph

No regional trails are planned for this study area

Most of the pedestrian activity is around Keiser and the park area

It was asked about 172" / Foster Road area

@)

O
@)
@)

o

O

172"Y/Foster is within the Happy Valley city limits

As development happens the roadway will be improved

The city is looking at impacts of an Urban Renewal District for funding this area
What is the source of funds south of Sunnyside — 20 years” worth of growth
paying SDC’s

The cycle track on 172" is a bike trail and not a pedestrian trail replacement

It was asked how road improvements are prioritized — stated that most people
want building to stop until roadways are taken care of — why not put funding aside
prior to building homes

All developments are required to do a TIA — if there is any impact then it must be
fixed prior to building — traffic is worse, but all intersections meet standards —
peak time is congested but it must be balanced out

Continued to discuss 172" on how it can be improved and made safer

Bike Connections

Rural with narrow shoulders

Most shoulders are gravel — challenging conditions
A lot of steep grades and curves

New arterials will have bike lanes

172" is adding a cycle track with development

Transit System

No transit within the area

O
o TriMet will need to extend the boundary
Roadway System
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o Safety
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Rural — high speed with advisory speeds posted

Hwy 212/224 signal light is operating at capacity — will need to work with ODOT
for agreeable options

The Hwy224/ Market is failing on the approach — new traffic signal in the future

o Last five years the two highest crash sites were:

=  Hwy 224/Market — new traffic signal would help

= Foster/Tillstrom — Angle and limited site distance
Need to address Hwy 212/Tong, 190"/Borgess and Tong/Hwy 224
Most successful towns put in infrastructure and trails first
The city is looking into an Urban Renewal District to fund infrastructure but there
are only so many funding mechanisms available
Traffic calming by lowering speeds doesn’t change driving habits plus the state
has posted speed requirements
Speed bumps are not allowed on collector roads
Lighting is not an element of the TSP — this is done through the county — residents
can form a district with PGE and pay for it

e Market Housing & Employment Market Analysis

O
O

O O O O

Happy Valley is the fastest growing city in the state

Looking out 20 years — population estimate is from 19,000 to 32,000 by the year
2040

Demographics & Social Economics — Was bedroom community now population
is up to 20,000

Growing rate is 2.6% - will increase to 3200 people with over 600 jobs — 4 out of
5 jobs are in retail

The average of new construction permits per year over the last 17 years is 2,500
Average sale price of a home is $509,000 which is an increase of 2%-3%
Vacancy rates are at a low of 2%-4%

Metro expects approximately 4,234 new households and approximately 1,240
new jobs

e There are two scenarios

O
(@)
(@)

Scenario A — Discussed with more apartments than townhomes
Scenario B — Would focus on large lots and apartments — requires more land
The market responds well to Scenario B

e This is a 20-year forecast — with the high rents and high incomes there is a big demand
for all segments

e Itis hard to say how an Affordable Housing Bond would affect Happy Valley

e Study shows that there is enough employment land to meet the forecast but not residential

e The CAC leans towards Scenario B
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e Future employment scenarios attracted to the city are health care, education, hospitality,
retail etc
e If the Sunrise Expressway is extended to the city then it is a game changer — more
development such as cost centers, manufacturers, hospitals, industrial will be attracted to
the city
e Scenario A is inline with Metros numbers from 2040 which assumes no Sunrise
Expressway
e |t was asked if we are looking at what Happy Valley needs or the region — More towards
Happy Valley but this will have a role for Clackamas County jobs
e Scenario A only needs approximately 80 acres
e Discussed the different scenarios
e Light Industrial and Warehousing
o Looked at three scenarios for employment options
e Large— 172" & Sunnyside area commercial nodes
e Medium — Tillstrom & Foster
e Small — Carver Junction
e Walkable Neighborhood Concepts
o The dark blue areas of the map have the most potential for new buildable
neighborhoods
o The purple areas of the map have title 4 constraints which is not usable for
industrial use — need to define how to rework the purple area
o Green corridors are used to separate or be a part of neighborhoods
o Steep slopes and buttes help define the neighborhoods in the Pleasant Valley
Subarea
o The Hemrich road area is a good potential location for a town center
e Carver Sub-Area
o A location for a town center is at the split
Carver Park is an attraction for the area
A waterfront trail would help realize that the river is there
There are a lot of constraints in the area — no water pressure, trails in the bluffs
A tram from the bluffs down to the river could be an option to connect the two
The flood plain area could be a park — with a boardwalk area, boutiques, hotels
A brick roadway entrance into the town would be a main entrance showcase
The lower area could be something like the Bend area
Could connect to the Springwater Trail system
Strategic parking areas and shuttle buses for river floaters from Barton Park to
Carver, etc
e Angelo Planning Group will incorporate these ideas for the next meeting
e Will need to do two more meetings prior to doing community workshops — looking at
January 24" and March 7™

O O O 0O 0O 0O O O O
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o  Community workshops will begin in April 2019
e A copy of the presentation will be available on the website

The meeting was adjourned at 8:00 p.m.

Minutes were taken by Cheryl Whitehead, Planning Department.
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PLAN CONCEPT: WALKABLE NEIGHBORHOODS
PLEASANT VALLEY SUBAREA
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Pleasant Valley
‘4 North Carver
/B>  COMPREHENSIVE PLAN

———— potential streets (2-3 lane)

=mmmmm potential streets (4-5 lane)
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PLAN CONCEPT: WALKABLE NEIGHBORHOODS
CARVER SUBAREA

Vogel Winston
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CARVER RIVERSIDE CONSTRAINTS: Flood

Finished FIOOr == me mm m s o s o EL107.5
Base Flood Elevation sesss——[| 05.5
(100-year floodplain) Open Basement/
Garage (12" height)
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SCHEMATIC CROSS SECTION

* Floodplain development requires
garage or open basement with minimum
approximate height of 12 feet.

Riverside Development Area
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CARVER RIVERSIDE CONSTRAINTS: Vegetated Corridors

Riverside Development Area

Q@ "=
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LEGEND

- Protected Water Feature

Vegetated Corridor- 75 ft
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CARVER RIVERSIDE CONSTRAINTS: Habitat Conservation Areas

Riverside Development Area

Q@ "=
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- High Value Habitat

Moderate Value Habitat
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CARVER RIVERSIDE CONSTRAINTS: Conservation Slopes

Riverside Development Area
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Conservation Slopes
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CARVER RIVERSIDE CONSTRAINTS: Least Constrained

Riverside Development Area

Within floodplain +
moderate value habitat ~5ac

~ 5 acres

%
20-acre P
>

parcel

Within floodplain /
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CARVER JUNCTION: PRELIMINARY CONCEPT
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SUBJECT TO CHANGE
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TOWN CENTER DESIGN:
Bridgeport Village

@ Activated corners + on street parking

@ Framed parking lots

15
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TOWN CENTER DESIGN:
Progress Ridge

@ Public street frontage
@ ‘Fake’ entrances

16
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TOWN CENTER DESIGN:
Orenco Station

@ Pleasant Walking Environment

@ Connected to Context

17
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TOWN CENTER PRECEDENT STUDY:
Orenco Station

13 acres

Adjacent park

MF garages face

Ped connections parking lot
to adjacent C;’;:(a'
neighborhood
Surface parking is Surfa;e parking is
negative edge \ negative edge
Mixed-use
Plaza
w
Anchor store with . :
1 ' ew
street ‘frontage \easons Main entry for cars
densit and pedestrians
MF density Cornell Rd connects to park
to north, transit to
south

Plaza with outdoor
seating

300 FT
18
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TOWN CENTER PRECEDENT STUDY:

Happy Valley Town Center

MF density within
walking distance
(uphill)

“Back of House"
aesthetics--no
connectivity

Large anchor store
set behind parking

Public gathering plaza
and outdoor seating

No crosswalk
at stairs

Pedestrian routes
through parking

Mixed-use ‘pads’
frame parking lot
and provide street
frontage

Transit stop connection

Drive-thru use

Vi

New
Seasons

A

13acres

Walkable connection
to City Hall

‘Street’ forms edge of
parking lot

Adjacent natural area

Ped connection thru
parking lot

Public plaza/seating
Surface parking is
negative edge

Public gateway plaza

Main ‘entry’ to center
(not aligned with any
uses to south)

300 FT
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TOWN CENTER PRECEDENT STUDY:
Sunnyside Town Center

12 acres

Connections to Lack of street
neighborhood grid  ‘1 frontage, TC feels
‘'sunk’ below grade

Entry has no frontage,
or sense of “Main St” Stark rear edges

Stark rear edges

Large anchor store
‘Strip-mall’, set Conﬁggﬁon Grocery set behind parking
behind parking Outlet

Long-term vacant

parcel \

TH density, walkable
toTC

Civic use, walkable
to TC

Ped connection

Inefficient double-
sided buildings

(front-door/rear-door
/ confusion)

Low-density within
walking distance

Adjacent natural
areas

Long-term vacant
parcels

300 FT
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TOWN CENTER PRECEDENT STUDY:
Happy Valley Crossroads West

Integration with
future circulation
and development

Adjacent natural
areas

"“Back of House"
aesthetics

Large anchor store

set behind parking ' &N o g MistyOr

'~‘
\

FUTURE

HV CROSSROADS
EAST

\

Surface parking is
negative edge

Fred Meyer

—

MF density, served
by transit, with street
connections into TC

Apartments with
street ‘frontage’

Public plaza/
gathering space,
close to transit stop

Mixed-use ‘pads’
frame parking lot
and provide good

street frontage

Main ‘entry’ to
center

16 acres

Integration with
future circulation
and development

Drive-thru use,
negative edge

Good pedestrian
connections around
TC and across
parking lots

Prominent ‘gateway’
dining with outdoor
seating

300 FT

21
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TOWN CENTER PRECEDENT STUDY:
Happy Valley Crossroads East

~12 acres commercial

Future N-S street?

“Back of House"
aesthetics

Large anchor store
set behind parking

Main ‘entry’ to

center Integration with

future circulation and
development

Mixed-use ‘pads’

frame parking lot

and provide good
street frontage

= b |
l l
i Future MF housing
| within walking
distance
I l
Surface parking is « I
negative edge I
—_y

~ d

Future housing
within walking

dist
Assisted Living istance
facility?
|
300 FT

22
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HEMRICH TOWN CENTER

Hemrich

/

-am e e -
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HEMRICH TOWN CENTER
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24
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HEMRICH CONCEPT A
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Approximate Size
of Community Park
30 acres
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HEMRICH CONCEPT B

v A00° v Signalized Intersection
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Pleasant Valley
4 North Carver

I‘I" COMPREHENSIVE PLAN

MEMORANDUM

Employment Area Concepts
Pleasant Valley/North Carver Comprehensive Plan

DATE January 16, 2019
TO PV/NC TAC and CAC
FROM Jamin Kimmell, and Joe Dills, Angelo Planning Group

The purpose of this memorandum is to present preliminary concepts for how employment lands can
be accommodated in the Pleasant Valley/North Carver (PV/NC) Comprehensive Plan. The memo
summarizes the need for employment lands, proposes two alternative areas where that need can be
accommodated, and discusses various factors to consider in determining an appropriate area to be
designated for employment uses.

Employment Growth Scenario

The need for employment lands in the plan area was evaluated by FCS Group in a previous analysis
(see Employment Land Needs Projection Memo, dated 12/5/18). Based on a review of national and
regional trends, local employment clusters, and an analysis of the local commercial and industrial real
estate market, the memo proposes three employment growth scenarios for the PV/NC plan area:

e Scenario Ais intended to reflect current market patterns within the Happy Valley area, which
reflects a proportionate share of Clackamas County employment growth. Scenario A is
projected to result in approximately 1,891 jobs added inside the City and the PV/NC Carver Plan
area by year 2040, which equates to 3.9 percent of the net new Clackamas County jobs.

e Scenarios B and C are intended to reflect the enhanced business attraction that would be
afforded after completion of the Sunrise Expressway Phase 2. Scenario B would result in
approximately 3,434 jobs added inside the City and the plan area by year 2040, which equates
to seven percent of the net new Clackamas County jobs.

e Scenario Cis intended to be consistent with the overall Metro employment growth forecast for
the City of Happy Valley and the plan area. This would result in approximately 5,000 jobs
added inside the City and the plan area by year 2040, which equates to 10 percent of the net
new Clackamas County jobs.

With consultation from the project team, the Technical Advisory Committee and Community Advisory
Committee discussed the employment growth scenarios and concluded that Scenario B was a realistic
and appropriate projection for use in the PV/NC Plan. In addition to guiding the plan concepts for

27
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Employment Area Concepts January 16, 2019

employment lands and ultimate zoning, the selected employment growth scenario will serve as the
factual base for Happy Valley's compliance with Title 4 of Metro’s Urban Growth Management
Functional Plan.

Land Need Estimate

FCS Group estimated the amount of land needed to accommodate each employment growth scenario
(Table 1). These estimates are based on typical employment densities, floor area ratios, and land
needed for public facilities. The estimated land need represents the net buildable acres (excludes
streets and other infrastructure) required to accommodate the employment growth scenario. The land
need is divided into three broad employment categories: commercial, general industrial/flex, and
public/education.

Table 1. Land needed to accommodate employment growth scenarios (net buildable acres)

Land Use Classification Scenario A Scenario B Scenario C
Commercial (retail, office, lodging) 23.7 27.2 39.5
General Industrial & Flex 33.0 133.6 193.5
Public & Education (excl. open space & parks) 23.0 41.8 60.3
Total (unconstrained acres) 79.7 202.6 2934

Assuming Scenario B, there is a need for approximately 202 net buildable acres of land across the
three employment categories. The need for commercial land (27 acres) and public/education land (41
acres) will be met in planned mixed use commercial zones and institutional zones, respectively,
throughout the PV/NC plan area. The need for general industrial/flex employment land (133 acres)
must be met in zones designated specifically for these uses in the plan area.

A minor adjustment to the projected land need is necessary to account for a change in the boundary of
the plan area that occurred after the land needs projection. An area just east of the Rock Creek
Employment Center had been zoned for employment uses and annexed to the City of Happy Valley
prior to the beginning of the planning process but was included in the plan area boundary (see
Appendix A for a map).

The land needs projections were based on the plan area boundary that included this area. As the area
has already been zoned for employment uses, it can be credited toward meeting the projected need
for employment lands in the plan area over the next 20 years. This area includes 17 net buildable acres
of land. Accordingly, the remaining need for general industrial/flex employment land elsewhere in the
plan area is approximately 116 acres.

Existing Land Supply (Title 4 Lands)

The land needs were compared to the existing supply of buildable land in the plan area that had been
designated as employment or industrial lands under Title 4 of the Metro Urban Growth Management
Functional Plan. As illustrated in

Pleasant Valley/North Carver Comprehensive Plan 20f7
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Employment Area Concepts January 16, 2019

Figure 1, the existing supply of these Title 4 designated lands (436 acres) exceeds the projected land
need under Scenario B by 233 acres. This surplus of employment land is relatively higher than the
surplus of land designated for residential uses in the plan area; therefore, the plan proposes to reduce
the amount of land designated for employment uses compared to the Metro Title 4 designations in
order to: (a) better meet the projected 20-year land employment need; (b) support a review of the
location and geographic extent of employment lands in the northern portion of the Pleasant Valley
Sub-area; and, (c) better meet the need for residential land in the project area.

Figure 1. Comparison of land needs to supply (net buildable acres)

436

500
400 356
300 203
200 80
—

Vacant Land Scenario A Scenario B Scenario C

Supply Land Need Land Need Land Need

B Commercial Industrial & Flex mPublic & Education

Employment Area Concepts

Lands in the study area that had been previously designated for employment under Title 4 were
evaluated by the project team for their suitability to meet the projected needs. The following
summarizes the team’s review:

Hwy 212-Carver Area - Generally, Title 4 lands in the southern end of the plan area, along Highway 212
and in the Carver area, are considered better suited to residential or mixed- commercial uses, given
slopes and topography, transportation access constraints, and existing parcelization. The emerging
vision for the Carver area is also better served by reconsideration of the previously-designated Title 4
lands.

Northern Pleasant Valley Sub-Area - The Title 4 lands in the northern end of the plan area are more
suitable for employment uses given the following features:

e Relatively flat land with sufficient blocks of buildable land not fully constrained by significant
natural resources or hazards;

e Relatively larger parcels with fewer existing houses;
e Made up of one large, contiguous area designated for Title 4 employment uses;

e Adjacent to Title 4 lands in Gresham'’s Pleasant Valley Plan District; and,

Pleasant Valley/North Carver Comprehensive Plan 30f7
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Employment Area Concepts January 16, 2019

e Good transportation access from the 172nd Avenue corridor, a principal arterial, and the
planned connection between 172" Avenue and 190™ Avenue.

Given these advantages, and the large area of land designated for employment uses in this area, it is
proposed that the entire need for general/industrial flex lands (116 acres) be accommodated in this
northern area.

Two conceptual alternatives were designed for an employment area within the existing boundaries of
the Title 4 designation. The two alternatives are illustrated in Figure 2 and Figure 3. These maps also
show the zoning in the vicinity of the plan area for context (the zoning is generalized for clarity of the
map). Where feasible, the boundaries of the employment areas were designed to follow major
roadways or natural edges, such as a steep slope or stream corridor, in order to provide a buffer with
adjacent residential uses.

The amount of buildable land within each alternative is presented in Error! Reference source not f
ound. and Table 3. Environmentally constrained areas were deducted from the total acreage of each
area, then an additional 30% was deducted from the unconstrained area to estimate the net buildable
areas on the site after land is dedicated for streets and infrastructure. Each area includes a similar
amount of net buildable land (112 acres in Alternative 1 and 117 acres in Alternative 2). Both
alternatives roughly meet the need for 116 net buildable acres of general industrial/flex lands in the
plan area.

Table 2. Buildable Lands, Employment Area Alternative 1

Total Constrained Unconstrained Net Buildable
Development Status

Acres Acres Acres Acres
Constrained 1 1 0 0
Developed 0 0 0 0
Partially Vacant 167 36 129 91
Vacant 50 20 30 21
Grand Total 218 56 160 112

Table 3. Buildable Lands, Employment Area Alternative 2

Total Constrained Unconstraine  Net Buildable
Development Status

Acres Acres d Acres Acres
Developed 0 0 0 0
Partially Vacant 144 23 119 84
Vacant 60 12 48 34
Grand Total 204 35 168 117
Pleasant Valley/North Carver Comprehensive Plan 4 of 7
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Figure 2. Employment Area Concept - Alternative 1
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Pleasant Valley/North Carver Comprehensive Plan 50f7
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Employment Area Concepts

January 16, 2019

Figure 3. Employment Area Concept — Alternative 2
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Appendix A - Rock Creek Employment Center, Plan Area Boundary Adjustment
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Removed from plan area. 31 total acres,
approximately 17 net buildable acres.
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