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EXECUTIVE SUMMARY
On the southern bank of the Willamette River, Oregon City retains its small-town charm even
though it’s on the edge of the Portland Metropolitan area. Oregon City is a total of 9.29 SQ
MI with a population of approximately 36,286 (2016) making it a low-density suburb at six
people per acre.

The city’s growing population and rising average incomes are in line with the surrounding
areas and are expected to keep growing. This increasing housing demand and subsequent
increasing housing values will negatively affect affordability and first-time home buyers,
unless new options are added to the market.
DEMOGRAPHICS
According to July 2016 estimates made by Portland State University’s Population Resource
Center, the population of Oregon City is close to 36,300. That is a 5.4% increase from 2012,
the beginning of the economic recovery. This compares to a statewide increase of 5%, and a
U.S. increase of 2.9%. Since Park Place was brought into the urban growth boundary in 2002,
Oregon City has grown by 21.4%. As of 2016, there are 11,973 households in Oregon City
with an average household size of 2.86. The median Oregon City resident is 37.9 years old,
31% of the population has a college degree, 76% of the population is married, and 36.6%
of households consist of at least one member under the age of 18. The ethnic population
is predominately White at 84.2% with the next ethnicity identified as Hispanic at 8.7%. The
average house value is $283,704 which is a 43% increase since 2000. The median household
income is $66,349 per year, and just over 70% of the households live in owner occupied
housing. However, 11.6% of the population is living in poverty.
OREGON CITY, OR
County:

Clackamas County

Land Area:

9.29 SQ MI, 5,945 Acres

Population:

Apx. 36,300

Density:

Low – 6 people/acre
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MARKET OVERVIEW

COMMERCIAL AND RESIDENTIAL SECTORS
Major employers in Oregon City include: Clackamas County Government, Clackamas
Community College, Willamette Falls Hospital, Miles Fiberglass & Composition and Home
Depot, Inc. Research from Loopnet and Axiometrics show rents for the commercial sectors
have increased by 40% for Multi-family, 7.5% for Office, 12.5% for Industrial and 2.5% for
Retail.
Unlike the Portland metro area, Oregon City has not seen rapid expansion in the office,
industrial or retail sectors. In researching Loopnet, Office and Industrial rents in the Oregon
City area are lower than the regional average. Retail rents have also been decreasing over
the last year. Building Permits in Oregon City have been down considerably from the early
2000s, but construction costs have been steadily increasing over the same time.
The multi-family sector in Oregon City has not shown significant growth as compared to
the Portland metro area. However, the price for multi-family properties has increased 24%
year over year. A more disturbing trend has been the decrease in demand for all sectors
in the Portland metro area over the last year. This may soon be reflected in the Portland
submarkets, which includes Oregon City.
Residential market trends for the Oregon City/Milwaukee area since 2007-2017 show
very little apartment supply and demand in the region. Axiometrics data from 2007-2017,
indicates there has only been 1089 new rental units. However, effective rents have risen
steadily from $771 to $1297 per unit. In the pipeline for Oregon City are two projects, The
Cove I & II, which will provide 439 new residential units when completed.
The single-family housing market in Oregon City is very strong and has been for the last two
years. The median days on the market has fluctuated between 20 to 80. The higher days on
the market numbers come in the winter months when there is less demand for homes. In
March of 2017 the median number of days on the market was 34. The median listing price
has also seen a steady increase over the past three years. In February 2014, the median
listing price was $332,000 and in March 2017 it was $428,000. This trend also correlates
with the median listing price per square foot numbers. In February 2014, the median listing
price per square foot was $145 and in March 2017 it was $185. This shows that houses are
generally getting more expensive in the area, not necessarily driven by developers building
bigger homes and driving up prices.
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OREGON CITY URBAN RESERVES SITE ANALYSIS
Oregon City has five urban reserve areas: Holcomb, Holly Lane/Newell Creek, Maplelane,
Henrici Road, and Beaver Creek Bluffs. These sites represent a total of 2,233 acres with 1,383
acres of land suitable for development. Below is an assessment and analysis of each Oregon
City urban reserve.

HOLCOMB

MAPLELANE
HOLLY LANE –
NEWELL CREEK

BEAVER CREEK
BLUFFS

HENRICI ROAD

Oregon City Urban Reserves - Oregonmetro.gov

HOLLY LANE/NEWELL CREEK CANYON
The Holly Lane/ Newell Creek Canyon Urban Reserve is located approximately two miles
from downtown Oregon City. The reserve is made up of around 700 acres, however much of
the land is unbuildable with topography consisting of steep slopes and dense forest.
Oregon City Topography Map
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Additionally, 318 acres are protected land and nature reserves. Metro has recently taken
ownership of Newell Creek Canyon nature reserve and has been working to make it a public
park, which will open at the beginning of Summer 2017. The site is bisected by Highway 213
running north/south. This creates a barrier to development and connectivity to the Newell
Creek Canyon and other Oregon City neighborhoods. The Oregon Loop Trail runs along
Highway 213 providing a pedestrian and bike friendly path connecting to Oregon City to the
north and Clackamas Community College to the south before looping back to the city. South
Holly Lane is located on some of the only flat area within this reserve and it is populated
with large lots of single-family residences and small farms. To the east along Division Street,
there are pockets of developable land that have direct access to Oregon City amenities and
neighborhoods. The current zoning according to the Clackamas County land use planning
map is (F)forest or (R)rural. The zoning adjacent to the reserve is (LR)low density residential.

The students in K-12 are served by the Oregon City School District. The closest schools
within a few miles are: Redland Elementary, Ogden Middle School, and Oregon City High
School. For older students, Clackamas Community College is just a few miles to the south.
Fire and police in the area are serviced by Clackamas County Fire District, Oregon City Fire
Department and the Clackamas County Sheriff Department. The water service provider
is the Portland Water Bureau. According to the Oregon City Systems Distribution Water
Master Plan, there will be future water lines and storage provided along the north portion
of S Holly Lane . Sewer is managed by Bureau of Environmental Services. The future buildout for the Oregon City Sewer Master Plan includes the area in the north section of S Holly
Lane . Garbage is served by Oregon City Garbage Company. The future transportation
plan of Oregon City intends to improve the northern section of the S Holly Lane area with
the addition of planned collector streets . This area in addition to the natural reserves and
Newell Creek Canyon are within two miles of five parks in Oregon City.
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Access to major commercial and retail is located south along South Beavercreek Road,
including major grocery chains such as Fred Meyers and Albertson’s. This area also has gas
stations, fast food and sit-down restaurants, everyday services such as a pharmacy, UPS
store, auto repair shops, and specialized medical clinics. To the west on South Beavercreek
Road, is the Hilltop Mall with a variety of shops, restaurants and entertainment. At the north
end along S Redlands Road, there is limited retail, such as a Plaid Pantry, hair salon and a
gas station.
The Holly Lane/Newell Creek Canyon is almost exclusively single-family residential and
small farms. In the unincorporated properties along Holly Lane, the land assessments
from Clackamas County Assessor’s Office vary between $50,000 - $225,000 per acre with
the higher land values located at the northern section of S Holly Lane. In comparison, the
neighborhoods of Hillendale and Barclay Hills, within the Oregon City limits, have land costs
between $120,000 - $600,000 an acre.
Homes Sold in Holly Land Urban Reserve 2015-2017

Source: Zillow

According to research from Zillow, home sales along Holly Lane from 2015-2017 had a mean
price of $392,360 or $181/SF. In the last five to ten years, there have been large housing
developments that are located south of S Maplelane Road and adjacent to the reserve.
These newer homes on a tenth of an acre have been selling between $300k - $400k or about
$130 -$150/SF.
RECOMMENDATIONS
Infrastructure Needs
The Holly Lane/ Newell Creek Canyon Urban Reserve has significant limitations regarding
the infrastructure needs. With the build-out of Park Place to the North, there will be better
access for properties adjacent to the future utility and infrastructure plans. Because Holly
Lane is anticipated to have greater vehicular traffic, the city needs to plan for future road
construction to accommodate the increased traffic. Utilities could be incorporated along
Holly Lane and connect with Maplelane to the south. Unfortunately, there is no solution
to bridge Newell Creek Canyon and Highway 213 to the west. This remains the biggest
obstacle for connecting this area to the City.
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Needed Institutional Changes
Oregon City would have to market the potential build-out of Holly Lane as a large housing
development that may include some higher density housing; this would need a zoning
change. The complicating factor here is the multitude of property owners and lack of
infrastructure. The City would need to somehow offset the infrastructure build-out costs,
which in some cases can be recaptured through the System Development Charges. The city
should consider other financial options, such as creating a Local Improvement District, using
public financing such as Revenue Bonds or General Obligation Bonds.
BEAVER CREEK BLUFFS
Site Description

Beaver Creek Bluffs – Slopes and Riparian Habitats

The Beaver Creek Bluffs are made up of three separate benches located just South of
Oregon City. All three benches are directly adjacent to Oregon City’s city limits and the city
has expressed interest in annexing the bluffs when the necessity arises. The total size of the
three sites is 220 acres. The land in the benches contains Important Agricultural Land and
it mostly consists of rural houses and small farms. The current zoning for the bluffs is almost
exclusively Timber District (TBR), with a small sliver of Ag/Forest District (AGF). From a visual
inspection of the sites, some of the farm land is in a deteriorated state, but much of the land
looks to be well maintained grass fields.

Condition - Beaver Creek Bluffs Urban Reserve

There are two major power lines that run through parts of the western bench of land. The
smaller power line, operated by Portland General Electric, has a 125-foot easement; and
the larger power line, operated by Bonneville Power Association, has a 250-foot easement.
These easements are an estimated total of 21.7 acres of undevelopable land. Roads, parking
lots, parks and trails can be under the power lines; houses and other developments cannot.
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Concerns about housing and living near power lines do not seem to be an issue in the
city. Currently, the power lines make their way into parts of Oregon City, including newly
constructed houses sold without issue, with the lines directly across the street. According
to Group Mackenzie, the net buildable land in the Beaver Creek Bluffs is 124 acres with a
projected number of possible dwelling units of 1,052.
The western bench also has land classified as Riparian Habitat Class 1 and Class 2 running
through its middle. This classification is a result of a stream running through the area. The
urban development value of the land determines how strong the Habitat Conservation Area
(HCA) is classified. Riparian Habitat Class 1 ranges from Moderate HCA to High HCA and
Riparian Habitat Class 2 ranges from Low HCA to Moderate HCA. Even in areas designated
as High HCA, development can still occur. If a developer does not want to develop in the
Riparian Habitat Class 1 sections, that would remove roughly 17.2 acres from the total
developable land. This area could make a great park or natural area. The bluffs also have
quite a bit of Upland Habitat Class B land, which does not seem to carry any development
restrictions if the land has any development value. The Riparian Habitat Class 1 and 2
designations result in more development restrictions and guidelines.
All three benches in the Beaver Creek Bluffs generally have their boundaries formed by
steep slopes. They all sit up on plateaus and the land drops down towards Beaver Creek
with slopes ranging from greater than 10% to even greater than 25%. The exception to
this is in the westernmost bench. Mostly along the Riparian Habitat and stream there are
10% to 25% slopes. The slopes, along with the Habitat protections, could lead to many
development challenges. This area of the Urban Reserve might best be left as a natural area.
Drainage would most likely not be an issue because of the significant slopes near all three
benches. There are also small streams or tributaries near the benches that continue into
Beaver Creek.
MARKET ANALYSIS
The types of housing that Oregon City, Metro and Clackamas County are expecting in the
Beaver Creek Bluffs are single-family homes in subdivisions zoned R-8 and R-10, with some
R-6 mixed throughout the area. A direct statement from Metro concludes that the Beaver
Creek Bluffs Urban Reserve is intended to be a “smaller addition to the existing urban form
of the City of Oregon City and will complete existing neighborhoods.” This leads one to
believe that there is no possibility for any industrial zoning or development in this reserve
and that the chance for any of the land to be zoned commercial is low.
An analysis of ten recent housing sales directly adjacent to the Beaver Creek Bluffs had an
average sales price of $460,000 with an average price per square foot of $187.60. Of the ten
recent sales, eight of them were new construction and two were built in 2001. Interestingly,
the price per square foot for the homes built in 2001 was $230 and $251 respectively.
One reason this could be, is people are willing to spend a premium to live in established
neighborhoods, rather than brand new ones. Per Darren Gusdorf, of Icon Construction,
if they were to develop the Beaver Creek Bluffs, they would be looking to build 2,500 to
3,000 square foot homes and list them between $450,000 and $500,000. These numbers
directly correlate with where the market is now, which leads one to believe that developing
the Beaver Creek Bluffs with single-family homes would be very feasible. Using a five-year
timeline and a 2.5% inflation rate, the target price for new home sales would be between
$496,700 and $550,000.
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RECOMMENDATIONS
Infrastructure needs
The Beaver Creek Bluffs are conveniently situated in the Clackamas County Fire District #1,
the Oregon City School District and the Clackamas County Sheriff’s Office serves the area.
The bluffs are also positioned in such a way that they would have direct access to the Tri-City
Sewer District, the Clackamas River Water District, and if annexed, would be able to take
advantage of Oregon City’s Parks and Recreation department. “This Urban Reserve area is
considered to have a ‘high’ suitability rating for sewer and water facilities.”1 Although, the
area is considered suitable for sewer and water facilities a developer would still need to
install a pump station(s) because of the slight to moderate downward slope impacting the
whole site. Another positive aspect about the location of the bluffs is that they are already
within Tri-Met’s service area.
The estimated infrastructure costs for the whole site is as follows:
Beaver Creek Bluffs – Infrastructure Costs

Source: Numbers courtesy of Mackenzie Group

According to Metro and Mackenzie Group, the Beaver Creek Bluffs, if they were to be
developed to their fullest potential, would be best served with two parks. One of the
parks would be a neighborhood park, roughly 1.3 acres in size. The other park would be
a community park that would be 5.7 acres in size. Together the parks would cost around
$5,960,000.
If a developer(s) were to build all projected 1,052 dwelling units, they would pay about
$70,000 in infrastructure costs per home. That number does not include the $25,000 per
home in SDC charges. Because Oregon City and Metro only foresee single-family housing
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being built in this Urban Reserve, sales prices are going to have to be above $500,000, for a
developer to make a profit.
Institutional Needs
To be developed, this area would need to be annexed by Oregon City, concept planned
and rezoned. Its direct adjacency to water and sewer infrastructure and decent arterial roads
means the area could probably be developed without the need for a local improvement
district or urban renewal area. Many years in the future, this land will be very desirable to a
developer and would be right now if the land were already within Oregon City’s limits. The
lack of major institutional changes to this land make it a desirable location to develop in the
distant future.
MAPLELANE
Site Description
The Maplelane Urban Reserve is located northeast of Oregon City and is an area of
approximately 573 acres. Only an estimated 331 acres are developable, the remaining acres
will need to be preserved as park land or natural habitat due to steep slopes and landslide
risk. The current land uses are rural residential or future urban and exclusive farm or forest
use. Much of the site is currently zoned as rural residential with only the upper northern
corner as farm/forest area. The below figure shows the site, outlined in red, and its zoning.
Nearby are other uses such as, light industrial, industrial campus, college campus, and
single-family homes.

The site is located close to Beavercreek Road which leads directly to Hilltop Mall and is
a main commercial road for the city. The site is also near Clackamas Community College.
The main road is currently a small road that would need to be increased to accommodate
greater density once developed. As existing roads are updated, more roads will need to be
constructed in the site area. The edge boundary on Maplelane contains recent construction
of single-family homes on small lots, but little other development has occurred. Additionally,
there are no current sewer systems, nor has Oregon City any plans for expanding into this
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area. Lastly, the current tax rate is classified as Oregon City (Rural), which is a 3.5%.
The Maplelane Urban Reserve is located within Clackamas Fire District #1 and the closest
station is Hilltop Station #16. The sheriff’s district is 512 , also known as Oregon City - Waldo
Acres and the reserve is in the Oregon City School District. For water services, the site is in
Clackamas River Water District. There are no parks in this area, but it is located near many
Oregon City Parks.
The topography of the site is mostly mild with gentle slopes but on the western perimeter
there are various valleys and rivers draining off the site. In the topographic map of the area
below, the blue arrows show the main path where water drains from the site; the steep
slopes in these areas mean an increased risk of mud slides and other types of soil erosion
making development difficult.
Maplelane Urban Reserve Topography
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MARKET ANALYSIS
Oregon City has seen steady growth over the past three years in each of its real estate
submarkets. Retail, industrial, multi-family and office sales have been growing alongside
their commercial rental rates while multi-family housing rental rates have been reflective of
seasonal norms. These numbers are encouraging as Oregon City prepares to expand its
boundaries.
Median Apartment Rents

Source: Trulia.com

The above graph shows the median apartment rents over the last 12 months and its yearly
average of $1,995. There was a seasonal dip through the winter months, but the market readjusted as summer neared.
Many units in Oregon City are classified as Garden Style Apartments, especially those that
are close to the Maplelane Road Urban Reserve. Rents average $2.51/SF for a studio, $1.86/
SF for a 1 bedroom and about $1.40/SF for both 2 and 3 bedrooms.
In multi-family sales the asking price averages $148,100 per unit, which is an increase of
approximately 1.2% in the last 3 months, and a total increase of 8.0% in the year-over-year
numbers. A chart of apartment rent comparables for the area can be found below:
Apartment Rent Comparables

Forest Edge
Bed x
Bath
Studio
1x1
2x1
2x2
2x2
3x2
3x2.5
Built

14155 Beavercreek
Road
612 SF
891 SF
978 SF
916 SF
1,153 SF
1997

$1,025
$1,150
$1,250
$1,200
$1,500

Apartment Rent Comparables
Source: apartments.com

Cinnamon
Square
13609 S Gaffney
Lane
462 SF
832 SF

1974

$925
$1,180

The Landing

The Preserve

19901 Coast
Redwood Avenue
483 SF
$1,130
652 SF
$1,275
879 SF
$1,255
977 SF
$1,490

19839 Highway
213
280 SF
$750
625 SF
$1,125
860 SF
$1,350
872 SF

1,583 SF
1,778 SF
2011

1,100 SF

$2,025
$2,825

$1,505

1994

Source: Trulia.com
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Single Family Homes: The Maplelane Road reserve already has various single-family homes,
mobile home parks and small farms throughout the area. Oregon City’s overall growth in
its housing stock values and sales is currently in an upward cycle with the average price per
square foot at $202, an increase of 10% over the last year.
Single-family Home Sales Data (2017)

Source: Trulia.com

Office/Industrial/Retail Sales: Office Property Sales are at $184/SF, up 1.6% and up a total
of 8.0% for the year to date. Rents for office average $20/SF. Below are four current rental
properties in Oregon City near the reserve boundaries, rents average $19/SF. There is no
industrial sales data for this period in Oregon City, but rental rates are averaging $8.40/SF.
Retail space sales are averaging $171.21/SF, which is down -0.5% over the last 3 months,
but the year sales averages are up 3.2%. Retail rents are averaging $19.29/SF; office rent
comparables can be found in the chart below.
Office Rent Comparables

Rental Rate
Total Space
Available
Type
Property SubType
Building Size
Building Class
Year Built
Lease Type
Parking

Mountain View
Professional
1001 Molalla
Avenue
$19/SF/Year
2,546 SF

Creative Loft

1607 Beavercreek
Road
$16/SF/Year
3,000 SF

Pioneer
Professional
365 Warner Milne
Road
$24/SF/Year
1,000 SF

Office
Medical Office

Office
Office Building

Office
Medical Office

Office
Creative

3,000 SF
B

18,362 SF
B
1999
Full Service
4 Spaces

42,000 SF
B
1981
Full Service

5,100 SF
B

NNN
11-15 Spaces

Office Rent Comparables
Source: LoopNet

517 Main C
$17/SF/Year
1,800 SF

NNN
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RECOMMENDATIONS
Infrastructure Needs
Because of the lack of existing infrastructure, the cost to develop the land in this urban
reserve is incredibly high. As discussed above, new arterial roads will need to be added and
existing roads will need to be upgraded. In addition, the conversion of the existing sewer
infrastructure will need to be substantially improved. The estimated infrastructure costs for
the whole site is as follows :

HENRICI ROAD
Site Description
S Henrici Road is a rural reserve site located in an unincorporated portion of Oregon City
in Clackamas County in the state of Oregon. It is composed of 360 acres with 126 of those
acres being developable. It is zoned for rural commercial and rural residential or future
urban uses. Presently, the area has three main uses: residential, farming and commercial
manufacturing. Single-family housing is the largest use with small farming coming in second.
The residential sites, for the most part, have houses with large footprints, spacious yards
and are well maintained. The farms are actively cultivated, with a mix of small animal farms
hosting such animals as horses, cows and chickens; and growing crops such as hay. There are
a few commercial sites scattered along South Henrici Road such as Trinity Lutheran School
(also serves as a church) and Shy Ann Meats and Sausage.
The topography of the area is moderately flat though S Henrici Road and this area contains
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Conflicted Agricultural Land. There are a few areas with some minor slopes, but nothing
significant enough to prevent development from occurring. The South Henrici Road rural
reserve is located within the North Clackamas Parks and Recreation district and the Oregon
City School district. It is served by the Clackamas River Water district. Only part of the area
is within the Tri-County Metropolitan (TriMet) transit boundary; making this a very cardependent neighborhood. According to the Metromap website, this area is not served by a
city sewage district, but the nearest jurisdiction within the Urban Growth Boundary (UBG) is
the Tri-City district. The area is also set in the Clackamas county voter precinct.
S Henrici Road is a paved asphalt road that is well maintained. The reserve area is located
about ten minutes (5 miles) from the city center of Oregon City and I-205, but is adjacent to
highway 213 at one end. There is not very much new development, residential or otherwise,
occurring – though there are some empty lots for sale.

S Henrici Road Urban Reserve

Market Analysis
The S Henrici Road Urban Reserve is zoned for rural commercial and rural residential or
future urban uses which allow for a wide range and varied types of development. With that
said, this reserve, both in existing development and topography, is best suited for the types
of developments that currently exist. Presently the area is mostly rural and is littered with
small farms, single-family homes, empty lots and a few rural commercial sites.
Single-family homes would be most suitable for the area, though some multi-family units
could possibly work. The area could lend itself to garden style apartment buildings or
duplexes. There are very few rental units available in the area, as well as, very few multifamily developments.
According to Zillow.com there are very few single-family homes currently for sale in the area
(see below), but the options available are all well above a $400,000 asking price. There were
several homes sold in the past two years (see below) and most sales were above $400,000.
Many of the current available homes, as well as, the recently sold homes are not new
construction, and yet they are still valued at almost half a million dollars or more. This bodes
well for single-family home developers – and if Oregon City decides to officially incorporate
the area those prices, most likely, would increase even higher.
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Residential Units for Sale
Address

Square Feet

Price

Type

Number of
Bed/Bath

20441 S. Ferguson Rd

1, 992

$439, 500

Single Family

3/3

18375 S. Norman Rd

2,625

$575,000

Single Family

4/3

18909 S. Grasle Rd
Source: Zillow

2,266

$499,000

Single Family

4/3

Residential Units Recently Sold
Address

Square
Feet

Price

Type

Number of
Bed/Bath

Date Sold

19697 S Henrici Rd19697 S
Henrici Rd19697 S. Henrici
Rd.

2,570

$549,900

Single Family

3/2.5

8/13/15

20100 S. Henrici Rd.

2,318

$425,000

Single Family

3/2.5

7/15/16

17543 S. Henrici Rd.

2,600

$418,250

Single Family

5/3

3/10/16

19508 S. Henrici Rd.

3,178

$510,000

Single Family

3/3

9/12/14

20145 S. Henrici Rd.

2,348

$318,000

Single Family

3/2

6/10/16

20293 S. Henrici Rd.

1,882

$398,500

Single Family

3/2

6/8/15

20163 S. Athens Dr.

3,300

$474,000

Single family

4/4

4/29/16

20154 S. Olympus Rd
Source: Zillow

4,656

$393,750

Single Family

4/3

6/3/16

One factor that may be driving up home prices in this area is the Beaver Lake community.
Beaver Lake is not located within the urban reserve. Some homes in this neighborhood are
valued at over one million dollars and many of the homes are new construction. S Henrici
Road is adjacent to the Oregon City Golf Club and near the Beaver Lake – two major factors
in the desirability of the area.
Beaver Lake Units Recently Sold
Address

Square
Feet

Price

Type

Number of
Bed/Bath

Date Sold

20054 S. Driftwood Dr.

6,453

$1,168,888

Single Family

4/3.5

4/29/16

20251 S. Shore Vista Dr.

6,165

$700,000

Single Family

5/6

8/14/14

2,824

$650,000

Single Family

2/2.5

5/23/16

17870 S. Lake Vista Dr.
Source: Zillow

Empty Lots
Address

Acres

Price

Status

17288 S. Henrici Rd.

2.01

$225,000

For Sale

19765 S. Upper Rd.

4.55

$225,000

For Sale

20132 S. Athens Dr.

1.23

$111,000

Sold 7/19/16

Source: Zillow
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RECOMMENDATIONS
Infrastructure Needs
The S. Henrici Road Urban Reserve, both in existing development and topography, is
best suited for what it is zoned for and should be developed as such. With Oregon City’s
development plans in the works (redeveloping the waterfront, etc.) and housing prices rising
around the city, a focus on increasing residential housing in this area may be prudent. There
are no apartment or condominium buildings in the area and such projects would seem out
of place, meaning single-family housing would be most appropriate. The area is adjacent to
the Oregon City Golf Club and with the reservoir being nearby, this is a promising location
for high-end single-family homes. If more residential properties are built, the city would need
to improve and invest in the sewage jurisdiction for the area to be viable for developers.
Increasing the number of rural commercial or farming projects is an important consideration
if the projects will serve the city, but with residents so closely located near, these types of
projects would need to be carefully contemplated.
HOLCOMB ROAD
Site Description
The Holcomb urban land reserve (ULR) is approximately 380 acres of land along Holcomb
Road, located adjacent to the City of Oregon City’s east side. The land is currently working
farmland, large single-family residences and undeveloped forest. The site’s main access road,
Holcomb Road, splits the ULR into a northern and southern half. The southern end of the
ULR is accessed from Redland Road. Both Holcomb and Redland roads connect to Highway
213, which connects north to I-205 and south through Oregon City, Molalla and eventually,
I-5. There are several tributary roads within the ULR that are paved but not improved, which
dead end into residences and farmland.
Holcomb Road Urban Reserve

The northern portion of the ULR is relatively flat with less than a 10% slope anywhere north
or directly south of Holcomb Road. This accounts for approximately 147 acres of the ULR.
The land between roughly 800 feet to 2800 feet south of Holcomb road, or roughly 65 acres,
is sloped between 10% and 25%. Much of the reaming land near the southern end of the
ULR is sloped at an angle greater than 25% and is not ideal for development, except for 25.5
acres of flat contiguous farmland north of Redland Road. The southern end of the site is also
home to the ULR’s only riparian habitat. There are no designated wetlands or 100-year flood
plains within the ULR.
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Holcomb Road Urban Reserve Topography)
Connections to the road networks would be primarily via
Holcomb and Redlands road out to larger arterials. The
fact that there is no additional capacity on I-205 is a major
constraining factor for the ULR. Improvements to the
Interstate and Highway 213 would be costly for Oregon City
and a developer. This lack of capacity as well as proximity
is a restricting factor affecting the area’s ability to be
developed as a large industrial, commercial or retail hub;
and seems to encourage primarily low to medium density
residential. The development of roadways within the ULR
would need to include one primary north-south connection
between Holcomb and Redland roads. This, in addition to
the two primary north-south connections created for the
Park Place development (Swan Avenue and Holly Lane), and
the smaller residential roads, would likely accommodate the
increased local traffic and parking in the area.
Immediately west of the Holcomb Urban Land Reserve
along Holcomb Road is the Park Place neighborhood.
This 500-acre parcel of land was brought into the Portland
Metro Urban Growth Boundary by Oregon City in 2002 to
accommodate future growth. Park Place consists of 1,460
new dwelling units with a mix of housing types and prices;
as well as commercial areas, land designated for civic
areas, and an extensive system of off-/on-street trails and
pedestrian/bicycle connections.
The Park Place area continues to grow today. Recent visits
to the site have uncovered several large single-family
homes currently under construction; as well as, new land
annexation by the City of Oregon City and the Park Place
Neighborhood Association from Clackamas County, 35.6
acres of developable land along Holcomb Road – several
hundred yards from the Holcomb ULR. The zoning is being
changed from County FU-10 to City R-10 Single Family
Dwelling to support a new housing development. In many
ways, the Holcomb Urban Land Reserve will simply be an
extension of the Park Place neighborhood.
The Holcomb Land reserve benefits from much of the
infrastructure that has resulted from the Park Place
development with many of the services extending through
or pulled up to the ULR boundaries. The ULR is currently
zoned Future Urban Development or Rural Residential.
The URL is located within Clackamas Fire District 1, TriMet transportation district, Clackamas River Water District,
Portland General Electric’s service district and the Oregon
City School District. The ULR is also less than a mile from
Holcomb Elementary School, and within ten minutes of
Ogden Middle School and Oregon City High School. Other
local amenities include the Clackamas Heights Airstrip, a
private airstrip adjacent to the ULR.
The Holcomb ULR bumps up against the Tri-City Sewer
District. Expanding the sewer system to service the ULR will
be a considerable investment for the city and any developer.
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According to local reports, it costed an estimated $9.82 million to extend service to the 272
acres of developable land within the Park Place neighborhood, or $36,100/acre. Considering
similar terrain and no significant upgrades to existing or future sewer treatment facilities, it
would cost an estimated $8.57 million for the Tri-City Sewer District to serve the planned
237.5 developable acres of the Holcomb ULR.
Development on the site will need to consider Park Place’s community goals of good urban
design, multi-modal connectivity, opportunities for place-making and cultivating community,
diversity, and future growth in a sustainable manner. Major elements included in the
community goals are the development of parks and off-/on-street pedestrian and bike trails.
MARKET ANALYSIS
The Holcomb Urban Land Reserve is best suited to be developed as a residential extension
of the Park Place neighborhood. This is due to the reasons discussed in the site analysis,
including I-205 capacity, area density, the Park Place Concept Plan, and the Port of Portland
Report, as well as current and forecasted market conditions. Holcomb Avenue may be able
to support some small retail and commercial, however the majority is best suited for single
and multi-family residential.
The Holcomb Urban Land Reserve (ULR) housing market can be analyzed by looking at the
abutting Park Place neighborhood. Park Place provides recent and accurate comparables
to future development that can be expected in the Holcomb ULR for several reasons. First,
the ULR is very close in proximity and access to Park Place, with Holcomb Road being the
primary connection to both areas. Second, the terrain is similar and can be developed in a
similar way. Third, the Holcomb ULR will share many of the same amenities with Park Place,
including schools, parks, retail and utilities. And finally, large-scale residential development is
currently taking place in Park Place only feet from the Holcomb ULR boundary. The Holcomb
ULR is a natural extension of the Park Place neighborhood.
Eighty-two percent of the housing stock in Oregon City is owner-occupied. The average
home was built in 1977 and the average person has lived in their home since 2002.
According to Zillow, there have been 15 arm-length sale transactions in Park Place this year
with an average price of $386,013.33, 3.27 beds, 2.23 baths, and 2146 sq. ft. On average,
they were built in 1968, on half-acre lots, and sold for $188.50 per sq. ft. Homes sold outside
of the UGB but within the Holcomb ULR within the last year and a half have averaged $180
per sq. ft.
The rental market in Oregon City is limited. According to Zillow, Craigslist, and other similar
sites, there are currently no rentals of any kind available in the Park Place neighborhood, and
there are only 17 available in all of Oregon City. The average prices for rentals are as follows:
$982.50 for a studio, $1,027.50 for a 1-bedroom, $1,228.13 for a 2-bedroom, $1,917.11 for
a 3-bedroom. Of the 17 available properties, only 6 were studios or 1-bedrooms.
As home prices climb above what is affordable, based on Oregon City’s median household
income, there will likely be more opportunities in the rental and multi-family market. There
are several small multi-family developments in Park Place. These developments include
smaller duplex and triplexes with semi-private patios clustered around shared open space.
These homes appear to be fully occupied.
Oregon City is also home to many married couples and families. As residents look to grow
their families, new medium to large family homes will become more attractive. With an
increase in home prices, and the average homeowner having owned their home since 2002,
there is potential for homeowners to utilize their equity and upgrade to a newer or larger
home. As they upgrade, their homes will filter down to the next generation.
The area is currently home to small, medium and large single-family homes on small and
large lots. The homes that are currently being developed are large, higher-end homes, which
seem to fit this trend.
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A mix of housing in the Holcomb ULR is to be anticipated – duplexes and triplexes will
increase area density. Much of the land however, will likely be developed as singlefamily homes. Based on their proximity to Park Place, and the fact that this will be new
development, it is expected that homes in the Holcomb ULR to go for a premium of $200 $220 per sq. ft.
Due to the tight rental market, there may be a market for small garden apartments, for-rent
duplexes and townhomes, or ADUs in the Holcomb ULR. The units will be new; however,
they will also be on the edges of town and have limited walkability. Rents for these units are
expected to be comparable to current quality rentals: $2 per square foot for a studio, $1.70
for a 1-bed, $1.45 for a 2-bed, and $1.20 for a 3-bed unit.
Finally, as an extension of the Park Place development I would expect Holcomb to have a
diverse residential unit mix and density of roughly 5.4 units per acre for the northern 212
developable acres. Due to the remote location and natural features of the southern 25.5
acres, a lower density of 1.5 units per acre is more likely. According to these numbers the
Holcomb ULR will accommodate roughly 1,183 residential units.
OREGON CITY URBAN RESERVES CONCLUSION AND RECOMMENDATIONS
From the analysis and research provided, the recommendation for Oregon City is to not
annex additional land from the urban reserves. Currently, there are 1,383 acres within the
city boundary available for development, including Park Place, Beaver Creek and South End.
These areas have concept plans in progress and are expected to add an additional 4,929
units of housing to the area.
Additionally, because Oregon City does not force annexation, a vote for expansion is not
anticipated to occur in the near future. A reserve is only incorporated if a majority vote of
the current residents in Oregon City approves the measure or if one hundred percent of the
residents of the area agree to be annexed. An Oregon City employee has stated that none
of the current urban reserves are likely to be approved via either method and approval could
perhaps take decades.
Overshadowing discussion about urban expansion in Oregon City is the Willamette
Falls Legacy Project, which aims to create a mixed-use node and tourist attraction at the
Willamette Falls site. If the project proceeds, population and commercial growth are
expected to increase which may require the city to reassess the need for adding more land
to the city. When looking toward the future, the most likely urban reserve to be annexed
and developed would the Henrici Urban Reserve. This is because the Oregon City Golf
Course has requested to be annexed into the city which would include future infrastructure
improvements. The golf course is adjacent to the Henrici Urban Reserve and incorporating
this reserve before the others would be a natural progression for the City. The next possible
site for annexation would be the Holcomb, then Maplelane reserves. However, when the
infrastructure costs for these reserves average $70,000 per housing unit and housing prices
are below regional averages, development in these areas seems unlikely to happen soon.
Oregon City is experiencing a resurgence in growth and development and is investing
in its historical and cultural heritage. However, due to the available land within the
city boundaries, infrastructure costs, and the lack of political will to expand into the
unincorporated urban reserves, expanding the urban growth boundary is inadvisable at this
time. Therefore, when considering expansion, Oregon City should strategize its infrastructure
projects to prepare for the decades ahead.
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