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TO: Planning Commission 

FROM: Paul Espe, Associate Planner  

SUBJECT: Comprehensive Plan Map and Zoning Map Amendments for 
1770 and 1774 Ridgecrest Drive (LU 17-0024) 

DATE: October 11, 2017 MEETING DATE: October 23, 2016 
 
 
 
BACKGROUND 

On September 25, 2017, the Planning Commission held the initial evidentiary public hearing on 
this application for amendments to the Comprehensive Plan map and Zoning Map to achieve 
consistency between the two maps. A continuance of the public hearing was requested as part 
of the public testimony and in accordance with the quasi-judicial public hearing procedure (LOC 
50.07.003.4.a.xi; ORS 197.763), the applicant (City) agreed to the continuance; the Commission 
continued the public hearing to October 23 for additional written and oral testimony. 

The Uplands Neighborhood Association requested a topography map of the properties to 
determine the slope of each property; a topography map of these properties is included in the 
analysis and Exhibit E-3. 

1770 Ridgecrest:  Testimony from the property owner’s representative was in opposition to the 
proposed Zoning Map amendment on the front of the parcel from R-10 to R-15 because the 
owner believes the property is dividable and the R-15 designation would have a negative 
impact on property value.  A representative of the Uplands Neighborhood Association also was 
opposed to the R-15 Zoning Map amendment to the front portion of the property. 

1774 Ridgecrest:  The Uplands Neighborhood Association representative testified in favor of the 
proposed amendment of the Comprehensive Plan Map of the rear portion of the site from R-15 
to R-10, and amendment of Zoning Map of the rear portion of the site from R-15 to R-10, and 
extension of the Uplands R-10 Overlay District. There was no other testimony. 
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ACTION 

At the continued public hearing receive additional oral and written testimony, review all 
evidence and argument submitted, and deliberate and recommend to the City Council on the 
proposed amendments to the Comprehensive Plan and Zoning Maps. 

Alternative Recommendations– 1770 Ridgecrest 

• Recommend approval of the Zoning Map change on the front portion from R-10 to R-15, to 
maintain consistency with the historic and current Comprehensive Plan Map designation of 
R-15 over the entire property; or, 

• Recommend denial of the proposed Zoning Map amendment from R-10 to R-15 (allowing 
the current split zoning designation to remain).  The property owner may then initiate a 
new application to amend the Comprehensive Plan Map and Zoning Map to R-10 for the 
entire property. 

Recommendation– 1774 Ridgecrest 

• Recommend approval of the Comprehensive Plan Map and Zoning Map designation of the 
rear portion of 1774 Ridgecrest (Tax Lot 400) from R-15 to R-10, and extend the Uplands R-
10 Overlay District, to maintain consistency with the Comprehensive Plan Map and Zoning 
Map designations on the front parcel (Tax Lot 2700). 

 
DISCUSSION  

1. Development Potential of 1770 Ridgecrest Under R-10 Zone 

Existing Condition 
The property is approximately 24,310 square feet in 
size. 7,144 square feet (or 30%) is zoned R-10 and 
17,166 square feet (or 70 %) is zoned R-15. The entire 
property is designated R-15 on the Comprehensive 
Plan Map. It is 106 feet wide along the Ridgecrest 
Drive right of way and narrows down to a width of 75 
feet from the rear of the existing dwelling to the 
south property line.  The property has an average 
slope of 60% with a small level building area at the 
front where the dwelling is located and the majority 
(19,640 square feet, 80%) is designated as a Slide 
Area (shown in red).  The 2013 Dogami Hazard Risk 
Study (see map on the next page) indicates that 
nearly all of the rear portion of 1770 Ridgecrest is in a 
“High Susceptibility” area, where the majority of 1774 Ridgecrest is in the “Medium 
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Susceptibility” area.  The right of way for 
Ridgecrest Drive is 20 feet wide and any future 
land partition for properties on the south side of 
Ridgecrest Drive would require a dedication of 15 
feet to provide adequate right of way. 

Testimony 
The comments in opposition are concerned that a 
rezoning to R-15, instead of R-10, will result in the 
loss of development potential on the site. 

Analysis 
Staff finds that the proposed amendment will not 
reduce development potential. 

First, the two commenters assume that all of 1770 Ridgecrest Drive is zoned R-10 and thus the 
entire site can be divided.  That assumption is in error: 70 % of the parcel is zoned R-15. 

Second, staff has examined two likely development scenarios to determine if 1770 Ridgecrest 
Drive could be partitioned, even if the entire site were zoned R-10.  Two possible scenarios for 
partition under the R-10 zone, and key development standards for a partition, are considered in 
the analysis: 1. Side by side partition; and, 2. Partition creating a flag lot. 
 
Scenario 1: Side by Side Lot Partition 

This scenario examines a design that incorporates a partition to create two lots next to each 
other.  See, for example, a side-by-side partition in 
the map below. 

Dimensional Standards 

The dimensional standards are set forth in Table 
50.04.001-1. 

Minimum Lot Area 
The R-10 minimum lot area is 10,000 sq. ft.  The 
westerly parcel (Parcel 1) would be 10,300 square 
feet and the easterly parcel (Parcel 2) would be 
14,010 square feet. 

Side Yard Setback 
The R-10 zone requirement for interior side yard 
setbacks are 10 feet for buildings less than 18 feet 
in height, and 15 feet for buildings greater than 18 
feet in height. For Parcels 1 and 2, the distance 

2013 Dogami Hazard Risk Study   

Front Building Line 
(Front Setback + ROW)  
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between side lot lines in the buildable portion of the lot is 37.5 ft.  A 10 foot setback, for a 
residence less than 18 ft. high, would result in a building footprint that is 17.5 feet wide; a 15 
foot side yard setback, for a residence, greater than 18 ft. high, would result in a building 
footprint that is 12.5 feet1 wide. 

Condition to Mitigate Street Impact 
In addition to dimensional constraints, there would be site-specific development constraints 
following mitigation of the impact of the partition to the transportation system, per LOC 
50.07.003.5.a.iii.  In the creation of an additional lot, given the existing substandard width of 
Ridgecrest right-of-way, a dedication of 15 feet would be necessary to mitigate the impacts of 
the additional lot on the street system. 

Location of Buildable Area 
Taken together with the 25 foot front yard setback, that would extend the front building line (in 
red) 40 feet from the existing property line.  The front yard setback line would thus be located 
close to the top of bank of a slope that exceeds 50%.  The future dwellings on Parcels 1 and 2 
would need to extend into a slope that exceeds 50%. 

Hillside Development Standard 
Development on lots that are in areas identified as "Slide Area," "Slide Hazard," or where the 
undisturbed slopes in excess of 12% must meet the Hillside Standard (LOC 50.06.006.2).  LOC 
50.06.006(2)(d)iii prohibits development where landslides have actually occurred or where field 
investigation confirms the existence of a severe landslide hazard.  Exceptions can be allowed if 
a licensed geotechnical engineer, registered civil engineer experienced in soils engineering 
certifies that the methods of rendering a known hazard site safe for construction are feasible 
for a given site. 

LOC 50.06.006(2)(vi) states that land with undisturbed slopes of greater than 50% shall be 
developed only where density transfer is not feasible.  The code requires that: 
1. At least 70% of the site (area with undisturbed slopes greater than 50%) will remain free of 

structures or impervious surfaces;  
2. Emergency access can be provided; 
3. Design and construction of the project will not cause erosion or land slippage; and 
4. Grading, stripping of vegetation and changes in terrain are the minimum necessary to 

construct the development. 

 

 

                                                      
1 For a building that extends 100 feet from the building line, the change in elevation from the front of the building 
footprint (elev. 480 ft.) to the rear (elev. 440 ft.) would have an elevation change of approximately 35-40 feet. This 
would likely result in a building that is greater than 18 feet in height and would require side setbacks of 15 feet 
instead of 10 feet.       
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Stormwater Management 
As required by LOC 50.06.006.3 and LOC 38.25.120, a partition would also need to show the 
feasibility of managing the stormwater discharge from new impervious surfaces through either 
infiltration, if possible, or off-site disposal. 

To determine whether stormwater management itself would constrain development, a 
stormwater management analysis is required, and neither the owner nor the City has made 
such an analysis for a conceptual partition.  Suffice it to say, however, construction of 
stormwater management on a 50% slope would be difficult. Construction of stormwater 
management facilities that infiltrate stormwater on steep slopes, particularly in areas 
susceptible to landslide, is discouraged.  Discharge of stormwater below the site to off-site 
stormwater facilities are not available for a future partition on this site: Iron Mountain Park is 
directly below the site.  It is highly unlikely that a partition would be able to meet the 
Stormwater Management standards. 

Conclusion 
A side-by-side partition would not meet the R-10 lot width requirement, it is unlikely 
stormwater can be managed from new impervious surfaces, the location of the dwelling would 
be pushed into the 50% slope area, which requires 70% undisturbed slope, and the side yard 
setback requirement would result in a very narrow residence.  A side-by-side partition does not 
appear to be feasible. 
 
Scenario 2: Flag Lot Partition 

This scenario examines a partition that includes a flag lot.  The lot is 106 feet at the front and 
narrows down to 75 feet in the middle.  [The 20 foot wide flag access shown on the map could 
be located on either the east or west side.] 

Dimensional Standards 

Lot Area  
The R-10 minimum lot area is 10,000 sq. ft.  In 
determining the lot area of a flag lot, the access 
easement or flagpole area is excluded.  LOC 
50.07.007.2.d.iii.  The non-flag lot is assumed to have 
10,000 square foot (Parcel 1), and the flag lot would 
have approximately 11,538 square feet (Parcel 2). 

Lot Width 
The R-10 minimum lot width is 65 ft.  Lot width for 
flag lots is measured by a line connecting two points 
on opposite side yard property lines that will result in 
a line parallel to the front yard.  Parcel 1 would have 
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a frontage width of 86 feet, narrowing down to a width of 55 feet.  Parcel 2 would have a width 
of 75 feet. 

Side Yard Setback 
See code requirements in Scenario #1 discussion, above.  For Parcel 1, for a dwelling less than 
18 ft. in height, the width of a dwelling could be up to 35 ft.; for a dwelling that is above 18 ft. in 
height, the width of a dwelling could be up to 45 ft. 

Condition to Mitigate Street Impact 
Same as discussed for Scenario #1.  The front building line is shown in red. 

Location of Buildable Area 
The design shown on the map depicts the location of the future parcels relative to the site’s 
topography.  The front half of Parcel 1 has level topography where the single family dwelling is 
located, with a steep slope at the rear.  Because a flag lot is behind the non-flag lot, the 
buildable area is located behind the non-flag lot; all of Parcel 2 is severely limited by an average 
slope of approximately 60%. 

Hillside Development Standard 
Same as discussed for Scenario #1. 

Stormwater Management 
Same as discussed for Scenario #1. 

On-site Circulation – Driveway:  The maximum grade of a driveway serving one single-family 
structure shall be 20%. If the grade exceeds 15%, then the residence must be provided with 
alternative methods for fire suppression, i.e., providing sprinklers.  LOC 50.06.003.2.b.iii(1).  The 
slope of the driveway for this flag lot would likely exceed 50 %. 

Flag Lot Access 
The standard for driveway width [LOC 50.06.003(1)(d)] is 12 feet minimum. 

Conclusion: 

A flag lot partition would meet the R-10 dimensional standards, however the flag lot driveway 
would not comply with the maximum 20% grade (60%), it is unlikely that the flag lot could be 
developed because the buildable area would be on steep slopes (60%) where 70% of the area is 
required to be undisturbed, and it is unlikely stormwater can be managed from new impervious 
surfaces. 
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2. Not Equitable to Change 1774 Ridgecrest to R-10, but not also 1770 Ridgecrest 

The Commission received testimony from the 1770 Ridgecrest’s property owner’s 
representative that it is not equitable for the City to change the zoning of 1774 Ridgecrest Drive 
to R-10 and change the zoning designation of 1770 Ridgecrest Drive to R-15; she stated that the 
two properties should be treated the same since they are zoned R-10 at the top and R-15 at the 
bottom. 

Staff Comment: The proposed zoning of each parcel is based on the applicable Comprehensive 
Plan Map designation, R-10 or R-15.  Both zones are “Low Density Residential” and are intended 
for areas where: 

• Predominate land use is low density housing 
• Transportation routes are primarily collectors and local streets  
• Public services are adequate but development constraints may exist; and, 
• Less intense residential development can better adapt to the development 

opportunities and constraints posed by natural resources and hazards. 

Policy A.1(c), Complete Neighborhoods & Housing, Lake Oswego Comprehensive Plan, pg. 95. 

The Zoning Map implements the Comprehensive Plan Map’s land use designations.  This 
application proposes zoning to conform to the property’s Comprehensive Plan Designation over 
the entire or majority of the property: 

1770 Ridgecrest: This site has a Comprehensive Plan Map designation of R-15.  This application 
proposes to designate the entirety of the zoning on the property R-15. 

1774 Ridgecrest:  This property has a split Comprehensive Plan Map and Zoning Map 
designation of R-10 and R-15 -- the majority of this property has a Comprehensive Plan Map 
designation of R-10.  The application proposes to amend the entirety of the property to 
Comprehensive Plan Map designation R-10, and have the entirety of the Zoning Map 
designation for the property be R-10. 

 
3. Inconsistent Statement of Development Potential 

The Commission received testimony from 1770 Ridgecrest property owner’s representative 
that the finding under Policy E-2 in the staff report was inconsistent: The rezone of 1770 
Ridgecrest Drive would not result in the potential loss of development units and that the rezone 
of 1774 Ridgecrest Drive would result in one additional development unit.   

Staff Comment The testimony from the owners representative is made without considering all 
of the text within this finding. Under Policy E-2, staff found that the proposed change regarding 
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1774 Ridgecrest from R-15 to R-10 could possibly result in one additional development unit. In 
this paragraph, Staff further states: 

“However, this property also has a slope of approximately 70 % 2 and is designated as a 
slide area.” 

Under this finding, and based on these steep slope constraints and applicable development 
regulations, staff then concludes that no additional development lots could be created by 
changing the balance of the Comprehensive Plan Map and Zoning Map designations for this 
property to R-10, and that there would be no effect on the 2013 Comprehensive Plan density 
calculations to comply with Metro’s 10 dwelling units/acre requirement. 

4. Size of Properties 

The Commission received testimony from 1770 Ridgecrest’s property owner’s representative 
that the platted size of properties to the east of 1770 Ridgecrest Drive are much larger and the 
R-15 designation is appropriate for these lots. She maintains that 1770 Ridgecrest Drive has 
greater similarity in size to properties to the west and should be designated in the 
Comprehensive Plan Map and Zoning Map to be R-10. 

The Commission also received testimony from the Uplands Neighborhood Association that both 
lots should be zoned R-10 (and presumably Comprehensive Plan Map designation of R-10), 
even though they are configured differently, since the lot sizes are within 1,500 - 1,600 square 
feet of each other. The Uplands Neighborhood Association maintains that the line between the 
R-10 and R-15 Comprehensive Plan Map designation is arbitrary in light of the fact that the 
property to the east of 1770 Ridgecrest Drive is greater than 30,000 square feet and thus is 
much larger. 

Staff Comment:  Staff relied on present and historic Comprehensive Plan designations when 
proposing consistency in Comprehensive Plan map and Zoning map amendments. 
 
CONCLUSION 

In this application to conform the Comprehensive Plan Map and Zoning Map designations, staff 
relied on the historic and current Comprehensive Plan designations when recommending 
amendments for these lots. Further, specifically for 1770 Ridgecrest (and similarly for 1774 
Ridgecrest), a further partition of the respective property would not conform with dimensional 
(1770 Ridgecrest) or development (1770 and 1774 Ridgecrest) standards, and any partition plan 
would have significant practical development challenges. 
 
 
 

                                                      
2 With further analysis of the City’s topography maps, the slope was found to be 50-60%. 
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RECOMMENDATION 

Review new evidence provided by the property owner and supplemental information provided 
by staff.  Absent substantial new evidence from that existing at the time of this memorandum, 
staff recommends to the Commission, for its recommendation to the City Council, as follows: 

• 1770 Ridgecrest Drive: Approve the zoning map amendment on the front portion from R-10 
to R-15, to maintain consistency with the historic and current Comprehensive Plan 
Designation of R-15 over the entire property. 

• 1774 Ridgecrest Drive: Approve the amendment of the Comprehensive Plan Map and 
Zoning Map designation of the rear portion of 1774 Ridgecrest Drive (Tax Lot 400) from R-
15 to R-10, and extend the Uplands R-10 Overlay District, to maintain consistency with the 
Comprehensive Plan and Zoning Map designations on the front (and majority) of the parcel. 

 
EXHIBITS 

Exhibit E-3: Map – Topography of 1770 and 1774 Ridgecrest Drive, 09/29/17 
Exhibit F-2: Letter to Marie Sorensen, 09/20/17 (distributed at prior meeting, attached here 

per Commission request) 
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