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To:
The North Plains Planning Commission:

From:
James Just, Friends of North Plains representative

Re:
Remand of work tasks 1-5

The work presented for your consideration on the remanded work tasks of the City’s Periodic Review is insufficient and incomplete.  The errors and omissions we have found include, but are not limited to, the following:

Remand Item #1:

1. The revisions proposed under remand item #1 fail to reconcile the large areas of potential mixed use (i.e. commercial/residential) areas identified in the TGM study with those outlined in the Work Products and provided for in the Comprehensive Plan.  Specifically, the City should provide a detailed analysis of all areas identified by the TGM study as possible mixed-use, giving specific justification for each lot not included in the revised Comprehensive Plan and infill inventory.

2. When reconciling the TGM Study with the City’s Comprehensive Plan, the City needs to identify and re-verify the current validity of TGM Study assumptions.  Specifically, the assumptions underlying the population projections need to be updated to reflect statewide changes since the TGM study’s population projections were adopted. This work has not been done.

Remand Item #2:

1. The proposed language to remove reference to TAZ analysis is insufficient.   Since the TGM study population projections were substantiated in large part through TAZ analysis, any reference to the TGM study population projection is a reference to TAZ analysis.  Therefore, the City must now establish a projection without any reference to the TGM Study population projection.  In its projection, the City must clearly identify the primary factor(s) that the projection is based upon.

2. Without regard to the previous item, removing the TAZ analysis from Work Product #2 constitutes a change in the factual basis for the City’s population projection.  This change in the factual basis establishes any future projection, regardless of what number is adopted, as a new projection requiring new coordination with Washington County.  This coordination must take place without any reference to or reliance upon the TGM Study process or its conclusions (as outlined in the previous item).

Remand Item #3:

1. The submitted work contains numerous factual (mathematical and other) errors.  The net effect of these errors is to artificially increase the land needs.  It is also incomplete in that it fails to take into account new Comprehensive Plan provisions that increase potential dwelling units.  Specifically, the City must develop and substantiate a projection for units that will be created under the accessory dwelling unit provisions and the provisions allowing for residential uses in commercial areas.  In addition, the City should apply the planning concepts outlined in its Vision Statement to the expansion areas; specifically by creating mixed commercial/residential areas.  Such mixed-use development would help to maximize the efficiency of land use with the City’s UGB, as required by Goal 14.

2. The submitted work errs by excluding the floodplain portion of the exception areas, which may be used for parks, greenways, or other uses.  Therefore, the floodplain area and its uses must be subtracted from the land needs.

Remand Item #4:

1. The adopted Plan Language should be modified to clearly state that development in the expansion areas must meet or exceed the zoned density.

Remand Item #6:

1. A clear and complete factual basis must be presented for the conclusion that there are no marginal lands in the vicinity of North Plains.

We appreciate the opportunity to present these issues to you.  We intend to expand on and add to these comments as this process proceeds. 

James C. Just

Friends of North Plains Representative
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