
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. 





TAC Minutes 

12-13-18 – 3:00pm – 5:00pm

Attendance 

See Sign-In sheet - Introductions were made. 

Meeting began at 3:00 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

• 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 – the next two meeting will cover this topic

• Want to adjust the meeting schedule to add additional meetings

Angelo Planning Group 

Joe Dills & Jamin Kimmell 

• The last TAC 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 this is consistent

with Metro

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 1500 acres as buildable or

unconstrained

• Transition Slope should have been changed from 50ft to 40ft

• Vision Statement – this is the final statement - made changes based on the CAC

discussion, will review with the CAC

• Guiding Principles Revisions – went from topic areas to more active principle using

active words

PV/NC TAC Meeting #4 Packet

1



Reah Flisakowski 

DKS 

• Gave a highlighted overview of the existing transportation conditions analysis

• Pedestrian System

o Rural facilities are narrow with no shoulder

o Area is not conducive for walking

o There are some sidewalks in the area

o All new facilities will have sidewalks

o No regional trails are planned for this area

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

• Bike Connections

o Most shoulders are gravel – challenging conditions

o A lot of steep grades and curves

o New arterials will have bike lanes

o 172nd is adding a cycle track with development

• Transit System

o There are two routes with moderate ridership

o Expect that the boundary will be extended with development – discuss with Tri-

Met

o Happy Valley City Council votes on extending the boundary and Tri-Met

approves

• Roadway System

o Rural – high speed with advisory speeds posted

o Hwy 212/224 signal light is operating at capacity – will need to review to increase

capacity

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

o Discussed table 2 on page 20 of the packet

o Discussed table 4 on page 26 of the packet

• Safety

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

o Need to address Hwy 212/Tong, Tillstrom/Borgess and Tong/Hwy 224

• Market Housing & Employment Market Analysis

o Four primary objectives

o Will look at recondite buildable land and reconcile with twenty-year look

o Demographics & Social Economics – Was bedroom community now population

is up to 20,000
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o Growing rate is 2.6% - will increase to 3200 people with over 600 jobs – 4 out of

5 jobs are in retail

o The average of new construction permits per year over the last 17 years is 2,500

o Average sale price of a home is $509,000

o Vacancy rates are at a low of 2%-4%

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

new jobs

• There are two scenarios

o Scenario A – has 576,000 net of new buildable acres

o Scenario B – Fewer small lots requires 611,000 of buildable land

o The market responds well to Scenario B

• This is a 20-year forecast – with the high rents and high incomes there is a big demand

for all segments

• It was asked what considerations went into these percentage allocations

o The balance 50/50 rule with how to mix townhomes and apartments to the density

level needed

o For Scenario B had to push up the estate lots so had to push up the apartments by

50%

• Want to see a diverse active system for walking, biking and transit – Scenario B is the

most likely, but scenario A is easier

• Both scenarios can be designed to be transit friendly

• Walkable villages at their core typically have service and commercial center with housing

integrated

• Density is easier to connect with other systems and utilities

• Light Industrial and warehousing

o Looked at three scenarios for employment options

• Large – 172nd & Sunnyside area commercial nodes

• Medium – Tillstrom & Foster

• Small – Carver Junction

o Mixed Use center could be mixed in somewhere too

o Like to have the average annual income per each sector or average hourly

o The housing balance will define where people will work

• Walkable Neighborhood Concepts

o This is a geographic look at the landscape and all the recipient areas of urban

zoning

o There are various degrees of potential in each area

o All neighborhoods north of Vogel will have potential to be new urban

neighborhoods

• Carver Sub-Area

o Existing neighborhoods are small lots
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o Larger lots have a home but also land for development 

o What are opportunities for the Carver area 

o The natural context has historic background between the bluffs and river 

o There is not a direct connection with the Clackamas River – no strong view 

o Would like to create or improve access to the river 

o A riverfront trail would be nice 

• Circulation 

o This is mainly a constraint  

o Fixing junction connections and adding walkability will enhance the area 

o Could have parallel routes east and west of the highway  

o The upper area has water pressure issues 

o Carver has a flood plain code so need to be aware of the flood plain 

o FEMA and the 1996 flood line do not match up 

o Where would the planned public access points be 

▪ downstream in the light-yellow area of the map 

▪ The mobile park located along the river front  

• The Stone Cliff Inn and Carver Park are local tourism destinations especially with the 

filming of the Twilight movie 

• Trail access along the bluff is a highly valuable area to include in the master plan 

• Could see a “new-old” style for building development due to the history of the area 

• Need to define where a town center concept would be located within Carver 

• Like to push the vehicles away towards the intersection and leave the river front area 

more pedestrian friendly 

• Will do two more meetings prior to doing community workshops – looking at January 

24th and March 7th  

• Community workshops will begin in April 2019 

The meeting was adjourned at 5:00 p.m. 

Minutes were taken by Cheryl Whitehead, Planning Department. 

PV/NC TAC Meeting #4 Packet

4



PLEASANT VALLEY SUBAREA
PLAN CONCEPT: WALKABLE NEIGHBORHOODS

LEGEND

new neighborhoods

existing neighborhoods
(large lot)

existing neighborhoods
(small lot)

existing streets

potential streets (2-3 lane)

potential streets (4-5 lane)

Foster Junction Cheldelin

Tillstrom

South 190th

Troge

Winston

Upper Rock Creek

Hemrich

Vogel
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LEGEND

new neighborhoods

existing neighborhoods
(large lot)

existing neighborhoods
(small lot)

existing streets

potential streets (2-3 lane)

potential streets (4-5 lane)

Sunnyside 
Junction

Wyeast

Bel Air

Carver
Bluff

Richardson View

South Vogel

WinstonVogel

Trillium

Carver Junction

Windswept Waters

CARVER SUBAREA
PLAN CONCEPT: WALKABLE NEIGHBORHOODS
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CARVER RIVERSIDE CONSTRAINTS: Flood

104 ft

105 ft

EL 95

106 f
t

LEGEND

Floodway (unbuildable)

Protected Water Feature

100-year Floodplain

Base Flood Elevation (BFE)

EL 95

Open Basement/
Garage (12’ height)

(100-year floodplain)
EL 105.5
EL 107.5

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

SCHEMATIC CROSS SECTION

Base Flood Elevation
Finished Floor

Riverside Development Area

Clackamas   River

Hwy 224

0’N 100’ 400’200’
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CARVER RIVERSIDE CONSTRAINTS: Vegetated Corridors

LEGEND

Vegetated Corridor- 75 ft

Protected Water Feature

Riverside Development Area

Clackamas   River

Hwy 224

0’N 100’ 400’200’
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CARVER RIVERSIDE CONSTRAINTS: Habitat Conservation Areas

LEGEND

High Value Habitat

Moderate Value Habitat

Protected Water Feature

Riverside Development Area

Clackamas   River

Hwy 224

0’N 100’ 400’200’
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LEGEND

CARVER RIVERSIDE CONSTRAINTS: Conservation Slopes

Conservation Slopes

Protected Water Feature

Riverside Development Area

Clackamas   River

Hwy 224

0’N 100’ 400’200’
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CARVER RIVERSIDE CONSTRAINTS: Least Constrained

Within floodplain + 
moderate value habitat

~ 5 acres
20-acre 
parcel

~5ac

Within floodplain 

Riverside Development Area

Clackamas   River

LEGEND

Least Constrained 
for Development

Protected Water Feature

Hwy 224

0’N 100’ 400’200’
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LEGEND

CARVER JUNCTION: PRELIMINARY CONCEPT
SUBJECT TO CHANGE

Civic/Public Facility

Commercial

Residential/
Commercial Mixed-Use

Floodplain area/constrained 
(will have urban zoning)

Single Family Residential

Traffic Signal 

Alley

Alley

Carver

School

Trail to
top of bluff

Trail to
Carver Park

Plaza

Potential
Riverfront

Park

Ped Walkway

Pe
d 

W
al

kw
ay

Trail

Hw
y 224

Br
id

ge
Clackamas       River

0’N 100’ 400’200’
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TOWN CENTER DESIGN
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TOWN CENTER DESIGN:
Bridgeport Village

Activated corners + on street parking

Framed parking lots
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TOWN CENTER DESIGN: 
Progress Ridge

‘Fake‘ entrances

Public street frontage
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TOWN CENTER DESIGN: 
Orenco Station

Pleasant Walking Environment

Connected to Context
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300 FT

TOWN CENTER PRECEDENT STUDY: 
Orenco Station

Adjacent park

Surface parking is 
negative edge

MF garages face 
parking lot

Plaza

Mixed-use

MF density

Surface parking is 
negative edge

Anchor store with 
street ‘frontage’

Ped connections 
to adjacent 

neighborhood

Plaza with outdoor 
seating

Main entry for cars 
and pedestrians 
connects to park 
to north, transit to 
south

Cornell Rd

“M
a
in

 S
t”

New
Seasons

Central 
Park

13 acres
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TOWN CENTER PRECEDENT STUDY: 
Happy Valley Town Center

Public gathering plaza 
and outdoor seating

No crosswalk 
at stairs

Pedestrian routes 
through parking

Transit stop connection

Adjacent natural area

‘Street’ forms edge of 
parking lot

Ped connection thru 
parking lot

Public plaza/seating

Public gateway plaza

Walkable connection 
to City Hall

Large anchor store 
set behind parking

Surface parking is 
negative edge

MF density within 
walking distance 

(uphill)

“Back of House” 
aesthetics--no 

connectivity

Mixed-use ‘pads’ 
frame parking lot 

and provide street 
frontage

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

Drive-thru use

300 FT

New
Seasons

13acres

PV/NC TAC Meeting #4 Packet

18



300 FT

TOWN CENTER PRECEDENT STUDY: 
Sunnyside Town Center

Adjacent natural 
areas

‘Strip-mall’, set 
behind parking

Large anchor store 
set behind parking

Long-term vacant 
parcel

TH density, walkable 
to TC

Civic use, walkable 
to TC

Stark rear edges

Stark rear edges

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

Ped connection

Ped 
connection

Low-density within 
walking distance

Long-term vacant 
parcels

Inefficient double-
sided buildings 
(front-door/rear-door 
confusion)

Connections to 
neighborhood grid

Lack of street 
frontage, TC feels 
‘sunk’ below grade

Grocery
Outlet

12 acres
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300 FT

TOWN CENTER PRECEDENT STUDY: 
Happy Valley Crossroads West

Adjacent natural 
areas

Large anchor store 
set behind parking

Surface parking is 
negative edge

MF density, served 
by transit, with street 

connections into TC

Apartments with 
street ‘frontage’

“Back of House” 
aesthetics

Public plaza/
gathering space, 

close to transit stop

Drive-thru use, 
negative edge

Integration with 
future circulation 
and development

16 acres

Integration with 
future circulation 
and development

FUTURE
HV CROSSROADS 

EAST

Prominent ‘gateway’ 
dining with outdoor 
seating

Good pedestrian 
connections around 
TC and across 
parking lots

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

street frontage

Main ‘entry’ to 
center

Fred Meyer 

Misty Dr
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300 FT

Fred Meyer 

HAPPY VALLEY MASTER PLAN 
09/21/17  |  PROJ. # 217245

SCHEMATIC SITE PLAN
1” = 100’-0”

TOWN CENTER PRECEDENT STUDY: 
Happy Valley Crossroads East

Integration with 
future circulation and 
development

Future housing 
within walking 
distance

Future MF housing 
within walking 
distance

Future N-S street?

Large anchor store 
set behind parking

Surface parking is 
negative edge

Assisted Living 
facility?

“Back of House” 
aesthetics

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

street frontage

Main ‘entry’ to 
center

~12 acres commercial
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HEMRICH TOWN CENTER

Hemrich
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HEMRICH TOWN CENTER

0’N 100’ 200’ 400’

Hemrich Rd

Ro
ck

   
Cr

ee
k

Foster Rd
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HEMRICH CONCEPT A

Hemrich Rd

Signalized Intersection

Signalized Intersection

~ 18-acre Town Center

M
inor Arterial

Collector

Collector

Collector

Collector

Collector

Grocery 
Store
48k sf

Neighborhood 
Park

2 acres

Ped Connection

Approximate Size 
of Community Park

30 acres

400’

300’

Future 177th Ave

M
ain StreetRo

ck
 C

re
ek

P

PP

P

P P

Foster Rd

R-In/R-Out

R-In/R-Out

R-In/R-Out

LEGEND

Commercial / Mixed Use

Park

Surface Parking LotP

Medium/High Density
Residential

0’N 100’ 200’ 400’
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HEMRICH CONCEPT B

Hemrich Rd

Signalized Intersection

Signalized Intersection
M

inor Arterial

Collector

Collector

R-In/R-Out

Collector

Grocery 
Store
48k sf

Neighborhood 
Park 2 acres

Neighborhood 
Park 2 acres

Ped
Connection

Ped
Connection

400’

300’

Future 177th Ave

Main Street

Ro
ck

 C
re

ek

P

P P

Foster Rd

P

P

P

Collector

Approximate Size 
of Community Park

30 acres

LEGEND

Commercial / Mixed Use

Park

Surface Parking LotP

Medium/High Density
Residential

0’N 100’ 200’ 400’
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