
 

PLANNING COMMISSION MEETING 

Monday, August 26, 2024 at 6:30 PM 

Sandy City Hall and via Zoom 

AGENDA 

 
 

TO ATTEND THE MEETING IN-PERSON: 

Come to Sandy City Hall (lower parking lot entrance) - 39250 Pioneer Blvd., Sandy, OR 97055 

TO ATTEND THE MEETING ONLINE VIA ZOOM: 

Please use this link: https://us02web.zoom.us/j/89393081823 

Or by phone: (253) 215-8782; Meeting ID: 893 9308 1823 

ROLL CALL 

APPROVAL OF MINUTES 

1. Approval of Draft Minutes for June 10, 2024 

REQUESTS FROM THE FLOOR - CITIZEN COMMUNICATION ON NON- AGENDA ITEMS 

The Commission welcomes your comments at this time. Please see the instructions below: 

-- If you are participating online, click the "raise hand" button and wait to be recognized. 

-- If you are participating via telephone, dial *9 to "raise your hand" and wait to be 

recognized. 

DIRECTOR'S REPORT 

2. Director’s Report for August 2024 

COUNCIL LIAISON AND PLANNING COMMISSIONER DISCUSSION 

NEW BUSINESS 

3. Staff Report for 24-038 VAR - Rayburn Detached Shop Variance   

4.  Staff Report for 24-040 CPA - Envision 2050 Comp Plan Amendment 

ADJOURN 
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Americans with Disabilities Act Notice: Please contact Sandy City Hall, 39250 Pioneer Blvd. Sandy, OR 

97055 (Phone: 503-668-5533) at least 48 hours prior to the scheduled meeting time if you need an 

accommodation to observe and/or participate in this meeting. 
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Sandy Planning Commission  
Regular Meeting  

Monday, June 10, 2024 
 

Chair Wegener called the meeting to order at 6:30 p.m.  
 
1. MEETING FORMAT NOTICE: Instructions for electronic meeting 
 
2. ROLL CALL   

 
Commissioner Crosby – Present 
Commissioner Poulin – Present 
Commissioner Ramseyer – Present 
Commissioner Vincent – Excused 
Commissioner Myhrum – Present 
Vice Chair Lee – Present 
Chair Wegener – Present  

 
Council Liaison Mayton – Present 
 
Others present: Development Services Director Kelly O’Neill Jr., Executive Assistant Rebecca 
Markham, Senior Planner Patrick Depa 
 
3. APPROVAL OF MINUTES – April 22, 2024 
Chair Wegener asked for any edits to the draft minutes. With no requested edits, Wegener 
declared the minutes approved. 
 
4. REQUESTS FROM THE FLOOR – CITIZEN COMMUNICATION ON NON-AGENDA 
ITEMS:  
None 
 
5. DIRECTOR’S REPORT   
Development Services Director Kelly O’Neill Jr. said there’s no Planning Commission meeting 
scheduled for July, but there is a tentatively scheduled meeting on August 26 for an adoption 
hearing for the Comprehensive Plan.  
 
O’Neill also shared that City Council recently approved the Land Use Approval Extension 
Ordinance exactly as Planning Commission recommended, which will include a process to 
accept a two-year extension request. 
 
O’Neill provided a somber update on the Economic Development Management position that 
was recently eliminated due to the lack of economic development created by the moratorium. 
The position is currently held by David Snider whose last day employed by the City of Sandy will 
be August 1, 2024.  
 
Lastly, O’Neill gave a moratorium update and explained how the City Council recently adopted a 
new resolution which has many clauses and procedures. He explained that even with the EPA 
releasing 570 ERUs, it isn’t enough to allow new development land use applications at this time.  
O’Neill also stated that staff are currently accepting the new ERU allocation applications for 
those developers and property owners already approved with land use applications.  
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6. CITY COUNCIL LIAISON REPORT 
City Council Liaison Chris Mayton thanked the Planning Commission and staff for all their hard 
work, especially with the moratorium.  
 
7. NEW BUSINESS:  
 
7.1. Tickle Creek Temporary Trailer Appeal (File No. 24-028 AP) 
Chair Wegener opened the public hearing on File No. 24-028 AP at 6:42 p.m. Wegener called 
for any abstentions, conflicts of interest, ex-parte contact, challenges to the jurisdiction of the 
Planning Commission, or any challenges to any individual member of the Planning Commission. 
No challenges were made, and no declarations were made by the Planning Commission.  
 
Staff Report: 
Senior Planner Patrick Depa went through a PowerPoint presentation that included the 
background, the applicant’s reason for the two requested construction RVs, the reason for the 
appeal, and the location of the two RV construction trailers. Depa also showed the 
Commissioners renderings of the finished condos and lastly went over staff’s recommendations. 
He explained that the Commission can either uphold the staff decision per the Final Order for 
File No. 24-021 TEMP to limit the site to one RV construction trailer, which staff prefers, or 
modify the conditions of approval allowing the two RVs that are currently already on site. 
 
Applicant: 
Tracy Brown (representing the applicant) 
17075 Fir Drive 
Sandy, OR 97055 
Mr. Brown said it’s been a “long haul” for this developer as he’s had to tackle sewer issues, 
covid, and a loss in funding until recently when his funding returned. Brown said the developer 
is anxious to get this project back on track and really thinks he needs both RVs to make that 
happen. He also clarified that one trailer will be used for storage while the other trailer will be 
used by his foreman for plan review and day to day operations on site. He also stated that 
nobody will be living in either RV.  
 
Brown also mentioned he noticed three work trailers on site at the City’s new park under 
construction and only found approval for two trailers. With that said, he feels staff is 
micromanaging this project and said his client, the developer, is the best one to know what he 
needs onsite.  
 
Brown asked the Commission to forgo the two conditions listed in the original Final Order for 
File No. 24-021 TEMP and approve the two RV construction trailers for a year with the option to 
reapply for a second year and with the caveat that nobody can live in them. 
 
Public Testimony in support: 
None 
 
Public Testimony in against: 
None 
 
Public Testimony neutral:  
None 
 
Staff Recap:  
Depa explained their decision to only approve one RV was certainly not meant to be punitive 
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and staff still stands by their decision that one construction trailer should be sufficient. 
 
O’Neill said that part of the issue is the code enforcement complaints that staff has received 
have been related to the construction trailers appearing as an “encampment” as the types of 
trailers being used are not construction trailers, but recreational vehicles.   
 
O’Neill also addressed Browns comments about the three trailers at the City’s new Cedar Park 
construction site. He agreed that two trailers were approved by permit and that staff will have to 
investigate the third. He also explained it’s an entirely different situation as the new park project 
has two general contractors running the project that aren’t even associated with each other, 
whereas the Tickle Creek project only has one general contractor. 
 
Lastly, O’Neill had concerns over the recreational vehicle having been parked there since 2019 
which isn’t a temporary situation. 
 
Applicant Rebuttal:  
Brown refuted O’Neill’s statement that one of the RVs has been there since 2019 and said this 
all feels like a distraction and doesn’t benefit anyone. He said there’s nothing in the code that 
regulates design standards on construction trailers. He also mentioned there’s nothing stating it 
couldn’t be an RV and thinks staff is being excessive in limiting the site to one construction 
trailer.  
 
Discussion:  
Commissioner Poulin asked Mr. Brown when the first trailer was initially placed on site and then 
removed since he noted it wasn’t 2019 as O’Neill thought. Brown said he didn’t know the 
answer to either of those dates but tried to explain how he believed it played out over the last 
few years. 
 
Commissioner Ramseyer asked Mr. Brown for clarification as to how much work is happening 
and how often the foreman is on site. Brown explained that the foreman’s there five days a 
week and quite a bit of work is happening even though it still looks like a bare site.  
 
Motion: Motion to close the public hearing at 7:08 p.m.  
Moved By: Commissioner Crosby 
Seconded By: Commissioner Poulin 
Yes votes: All Ayes 
No votes: None  
Abstentions: None 
 
Discussion: 
The Commission discussed different options, possible issues, regulations for sheds and other 

implications with allowing both RVs. There were concerns over being too legislative and not 

allowing some flexibility as well as being fair and consistent across the board. The Commission 

also made clear that they want to see the site develop and know the RVs won’t be there forever.  

They also discussed how without the storage RV; it leaves the site open to theft. Ramseyer 

stated that she would still like to see one professional construction trailer instead of the two RV’s 

as it is an eye sore. 

 

Motion: Motion to approve the applicant’s appeal under File No. 24-028 AP and allow both RV 

construction trailers to remain on the construction site.  

Moved By: Commissioner Crosby 
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Seconded By: Commissioner Myhrum 
Yes votes: Commissioner Crosby, Myhrum, Vice Chair Lee, and Chair Wegener 
No votes: Commissioners Ramseyer and Poulin 
Abstentions: None 
 
8. WORK SESSION: 
 
8.1. Fences/Retaining Walls and Temporary Uses/Structures (Chapter 17.74) 
 
Temporary Structures: 
O’Neill went through the different challenges and frustrations for processing temporary structure 
permits for emergencies and park development. He gave examples of previous emergency 
situations where the code didn’t provide guidance on how to proceed. He explained the code is 
very vague or non-existent on these emergency situations and other similar scenarios. 
 
O’Neill believes there should be more consideration for how we manage and regulate the 
temporary structures and thinks it’s naive to think we shouldn’t. He also said we should be 
mindful of egress, ingress, and utilities when approving these applications. 
 
Temporary Uses: 
O’Neill explained there’s been lots of questions and concerns brought up over the last few years 
relating to things such as road closures and fabric structures being blown by the wind and not 
being properly secured. There’s also more collaboration with other agencies and different 
departments over the last few years and our code should reflect that collaboration. 
 
Fences and Retaining Walls: 
O’Neill said he’d like to see more flexibility for property owners when the topography calls for it. 
He explained how the current code doesn’t reflect steep slopes which Sandy has plenty of. He 
also provided a diagram showing a few examples. 
 
O’Neill also asked the Commission to consider prohibiting galvanized fencing in the front yard. 
He feels over time it starts to rust, break down, and look tacky. He did however feel an 
exemption should be given for hog wire fences framed in wood. 
 
Discussion: 
The Commission asked O’Neill for clarification on defining the difference of temporary “uses” 
versus “structures”. O’Neill explained that temporary uses have a time limit up to 90 days 
whereas the temporary structures can get approval for up to a year. Also, the existing code 
limits temporary structures to building or sale of dwellings and land, and construction of 
industrial or commercial facilities. 
 
Chair Wegener said the two things that stood out to him were “emergency situations” and 
“events”. He’d like to see more grace given to emergency situations such as waiving 
requirements on “Sandy Style”. He does, however, think more restrictions could be placed on 
temporary structures for events or similar scenarios outside of an emergency. He also wants to 
be mindful of ADA requirements, especially if it’s open to the public. 
 
Vice Chair Lee asked if there should be a separate section just noted for emergency situations. 
That began a conversation as to who determines the “emergency” and if the City had to wait for 
a “declaration of emergency” it would “pigeonhole” the City as noted by Commissioner Poulin. 
 
After much discussion about different scenarios, O’Neill made it clear that under no 
circumstance should the temporary structure be used for anyone sleeping or living in the 
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structure except if it was a FEMA related situation. 
 
Commissioner Crosby noted that under proposed Section 17.74.60 (B)(3) under temporary 
structures, it states that the applicant “shall be served by utility services” or “shall submit a utility 
service plan”. He feels the wording should end by saying “only when necessary” to 
accommodate temporary structures, such as firework stands. O’Neill agreed to make that 
update.  
 
O’Neill asked the Commission to give feedback on how they feel about the “look” of the 
temporary construction trailers, outside of an emergency. Wegener stated that he doesn’t think 
we should require the “full” Sandy Style but also believes there should be a more “elevated 
level” than what’s required now. 
 
Crosby said the code could note that temporary structures can’t be originally manufactured as a 
recreational vehicle. Poulin had some hesitancy as she believes there’s some value in allowing 
construction sites to reuse RVs on site as it creates security and helps keep costs down overall.  
Wegener believes differently and thinks the RVs look less secure and not as professional. 
Ramseyer believes that if they are concerned over security, they should hire a security company 
to patrol at night. Wegener also said he’d like to see something mentioned about maintenance 
and upkeep of temporary structures in the revised code. 
 
In the next discussion about fences and retaining walls, the Commission discussed scenarios in 
which someone could construct a retaining wall that isn’t holding up a surcharge in order to 
have a higher fence. O’Neill said it was a good point and could become a loophole that will need 
to be addressed with some additional language. 
 
Crosby asked for clarification from staff about wanting to remove galvanized fencing in front 
yards. O’Neill stated that section could be better clarified to imply that chain link fences are 
allowed but the finish can’t be galvanized due to rust and the breakdown of the fence over time.  
 
Staff also suggested specifying the types of materials that can be used for retaining walls and 
fences. O’Neill provided an example of a property in Sandy where used tires were stacked to 
construct a retaining wall, which ultimately failed and caused issues. The Commissioners 
agreed to have materials approved by the City Engineer or Building Official.  
 
O’Neill stated he will make all the edits as discussed during this work session and email it to 
Chair Wegener to find out if another work session is necessary before bringing it back for a 
hearing.  
 
9. ADJOURNMENT 
Chair Wegener adjourned the meeting at 8:37 p.m. 
 
 
                                                                              _________________________________ 
                                                                                           Chair Darren Wegener 
Attest: 
 
 
_______________________________                  Date signed: ______________________ 
Kelly O’Neill Jr.,  
Development Services Director 
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STAFF REPORT 
Planning Commission 

 
  

Meeting Type: Planning Commission 

Meeting Date: August 26, 2024 

From: Kelly O’Neill Jr., Development Services Director 

Subject: Director’s Report for August 2024 

 

Upcoming Meetings: 

To Be Determined (TBD) 

ERU Allocation Update: As of August 14, 2024, the City of Sandy has issued ERU allocation letters to 
22 developers/contractors. The City has allocated all of the available ERUs except for 17.5 ERUs. City 
staff anticipates allocating two ERUs on Jacoby Road and several more to duplexes through the duplex 
pool provision in the moratorium resolution. Unfortunately, this means that we will only have a few 
remaining ERUs for failed septic systems.  
 
Electronic Plan Review Update: The Building Division has purchased and received an iPlan Table for 
reviewing plans electronically. Staff are attending online webinars learning the most efficient ways to 
review and markup plans electronically. We are also working closely with our IT department on the 
process of receiving plans electronically, preparing the files for review, and record retention. We have 
inquired about receiving construction plans from some of our local builders to begin the training process 
in the next couple of months. 
 
38756 Pioneer Blvd. Boarding House: The derelict boarding house at this address has been vacant 
for over a decade. A new property owner is going to demolish the existing structure and construct a 
new three-story commercial building. This is allowed under the existing moratorium because the 
existing vacant boarding house had ERUs that were assigned to the building. The Urban Renewal 
Agency awarded the new property owner $11,200 to assist with the demolition costs. 
 
Code Enforcement Update: 
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 Code Enforcement closed 43 cases in July with 50 active cases at the start of August 
 65 unpermitted and abandoned signs were collected in July (such as signs for garage sales and 

lost cats) 
 36 citations were issued in July (35 of which were daily citations for the 2 cases below and 1 

citation was issued for an ongoing junk vehicle accumulation case on Barker Court) 
 Code Enforcement is currently issuing daily citations to 2 separate properties for continued 

violations and failure to comply with the Sandy Municipal Code: 
o 36789 Goldenrain Street – multiple building and development code violations, including 

illegal sale of food and liquor 
o 36430 Dubarko Road – temporary storage unit blocking the sidewalk and in front of the 

primary dwelling 
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PLANNING COMMISSION STAFF REPORT 

TYPE III APPLICATION 

 

DATE OF HEARING:     August 26, 2024 

FILE NO.:       24-038 VAR  

APPLICATION:     Type III Variances 

PROJECT NAME:      Rayburn Detached Shop Variances  

APPLICANT/OWNER:     Rick Rayburn and Tori Bishop  

APPLICABLE CRITERIA:   Section 17.66.80.A (1-2), Section 17.74.10, and 

       Section 17.08.10  

MAP/TAX LOT:     24E 13AD, tax lot 01400 

ADDRESS:       40155 Highway 26 

ZONING:      Medium Density Residential (R-2)/FSH Overlay 

COMPREHENSIVE PLAN:    Medium Density Residential   

STAFF CONTACT:     Patrick Depa, Senior Planner 

 

PURPOSE 

 

To determine if the applicant meets the criteria and should be granted two Type III Special Variances to 

expand a non-conforming structure and exceed the maximum allowed square footage for a residential 

accessory structure.   

 

BACKGROUND 

 

The applicant attended a pre-application conference on May 17, 2022, to explore the expansion of an 

existing accessory structure. The conference revealed that the applicant’s proposal to expand an existing 

accessory structure would require two (2) variances.  

 

First Variance: No accessory structure shall be located in front of the principal building. The existing 

accessory structure is in front of the primary structure so any addition would be an expansion of a non-

conforming structure which requires a variance.  

 

Second Variance: The total accumulative square footage of all accessory structures on an individual lot 

shall not exceed 1,200 square feet. The original square footage of the two pre-existing structures is 1,219 

square feet. The applicant is proposing to almost double the current amount of square footage ultimately 

bringing the finished building project of the accessory structure to approximately 2,304 square feet (see 

Additional information email – Exhibit C).  

 

APPLICABLE CHAPTERS  

 

Chapter 17.08 Non-conforming Development, Chapter 17.74 Accessory Development, and Chapter 

17.66 Adjustments and Variances  
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Section 17.08.10. General provisions.  

B. Alteration of a Nonconforming Structure. Where the use of a structure is permitted by the 

applicable development district, but the structure is nonconforming, an alteration, expansion, 

enlargement, extension, reconstruction, or relocation may be administratively approved if the 

improvement, evaluated separately from the existing structure, would be in compliance, and is not 

within a vision clearance area.  

Variance - The applicant is proposing to expand and enlarge their non-conforming structure.  

The existing accessory structure is non-conforming due to its location of being in front of 

the principal building (single-family home).  

 

Section 17.74.10 Residential accessory structures. 

 

B. General Standards. 

1. No accessory structure shall be located in front of the principal building. If located to the 

side of the principal building on an interior lot, the structure shall not be placed closer to 

the front lot line than the farthest back front wall of the principal building.  

 The existing accessory structure is located in front of the principal building (single-

family home). 

(See non-conforming structure restrictions)   

5. The total accumulative square footage of all accessory structures on an individual lot 

shall not exceed 1,200 square feet.  

Variance - The applicant is proposing to exceed the maximum allowed square footage for an 

accessory structure by 1,104 square feet, bringing the structure to 2,304 square feet.    

 

The pre-application conference notes described the requirements for setbacks, design elements, 

parking/paving, the application form, fees, and other projected processing steps. The above-referenced 

proposal was reviewed as two Type III Special Variances (see findings 15 through 24). The following 

exhibits, findings of fact, and conditions of approval explain the proposal. 

 

EXHIBITS  

 

Applicant’s Submittals 

A. Land Use Application  

B. Narrative 

C. Additional Information Email 

D. Site Plan with Utilities 

E. Architectural Elevations 

 

Agency Comments 

F.  Sandy Net & Fire Comments  

 

FINDINGS OF FACT 
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General Findings 

1. The applicant/property owner submitted an application to expand an existing non-conforming 

accessory structure on the subject site. The current accessory structure is a one-story 1,219 

square foot building located in front of the primary structure which is a single-family home.    

 

2. These findings are based on the applicant’s submittal materials received on June 13, 2024, with 

additional items received on June 20, 2024. The application was deemed complete on June 21, 

2024. The 120-day deadline is October 19, 2024.  

 

3. Notification of the proposal was mailed to property owners within 500 feet of the subject 

property and affected agencies on August 1, 2024, notifying them of the hearing. No public 

comments were received when final packet was uploaded to meeting platform.   

 

4. A legal notice about the public hearing was published in the Sandy Post on August 14, 2024. 

 

5. The Planning Commission will hold a public hearing to review this application on August 26, 

2024.  

 

6. The existing and proposed setbacks of both structures meet all the requirements of the City’s 

development code (See Exhibit D – Site Plan). The setback to the front property line would be 27 

feet which exceeds the 20-foot transit street requirement setback. 

  

7. The site currently gains vehicular access directly from Highway 26.  

 

8. Sandy Net comments are attached as Exhibit F. Clackamas Fire, and the Sandy Building 

Division did not have any additional comments regarding this proposal. 

 

9. The site is 3.6 acres in area. The home and garage were built in 1967. The total square footage of 

both structures is 3,791 square feet which is approximately 2.4% of the parcel. The additional 

1,104 square feet will bring a new lot coverage to just 3.1% of total lot area.  

 

10. The subject site has a comprehensive plan designation of Medium Density Residential and a 

zoning map designation of Medium Density Residential (R-2) with a Flood and Slope Hazard 

(FSH) Overlay.   

 

Chapter 17.38 – Medium Density Residential (R-2) 

11. The applicant proposes expanding a residential accessory structure, which is an accessory use 

permitted outright according to Section 17.38.10(B).  

 

Chapter 17.60 – Flood and Slope Hazard (FSH) Overlay District 

12. The north two-thirds of the property is within the FSH Overlay (see Figure 1). 

 

13. No development is proposed within the FSH Overlay.    
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        Figure 1  

 

14. The site is severely compromised concerning development based on the steep slopes on the 

northern part of the site (see Figure 2).  

 
        Figure 2 
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Chapter 17.66 – Adjustments and Variances 

15. The Planning Commission may grant a special variance waiving a specified provision under the 

Type III procedure if it finds that the provision is unreasonable and unwarranted due to the 

specific nature of the proposed development. In submitting an application for a Type III Special 

Variance, the proposed development explanation shall provide facts and evidence sufficient to 

enable the Planning Commission to make findings in compliance with the criteria set forth in 

Section 17.66.80 (A) while avoiding conflict with the Comprehensive Plan.  

 

16. The applicant is requesting two Type III Special Variances. Section 17.66.80 Type III special 

variances has three subsections of criteria that applies to the specific character of the variance 

requested. Only one set of criteria needs to be met. Subsection A. below, applies to the two 

requested variances in this document:  

 

A. The unique nature of the proposed development is such that:   

 

1. The intent and purpose of the regulations and of the provisions to be waived will not 

be violated; and  

 

2.   Authorization of the special variance will not be materially detrimental to the public 

welfare and will not be injurious to other property in the area when compared with 

the effects of development otherwise permitted.  

 

17. According to Section 17.74.10, an accessory structure must be built behind the furthest back 

front wall of the primary dwelling structure.  

 

The existing primary and accessory structures were built in 1967 pre-dating the City’s adoption 

of a development code. Due to the orientation and location of the existing primary dwelling 

structure, any addition of the accessory structure would be considered an expansion of a non-

conformity and require a variance to Chapter 17.08 Nonconforming Development.  

 

Staff has no reason to believe that the proposed expansion of the accessory structure violates the 

intent of the development code. Given the diagonal orientation of the primary dwelling structure 

on the site, staff agrees with the applicant that the requirement for building an accessory structure 

behind the primary dwelling structure would be difficult to accomplish.    

 

18. Section 17.66.80(A) states that a Type III Special Variance may be granted if the unique nature 

of the proposed development is such that the intent and purpose of the regulations and of the 

provisions to be waived will not be violated, and authorization of the special variance will not be 

materially detrimental to the public welfare and will not be injurious to other property in the area 

when compared with the effects of development otherwise permitted.  

 

The site has many unique characteristics not found in the majority of residential lots in Sandy. 

The subject property is 3.6 acres in area where a typical residential lot is 7,500 square feet or 

less. The site is comprised of steep slopes on the north part of the site reaching over one hundred 

(100) feet of elevation change in just 350 horizontal linear feet. The site’s only access is from 
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Highway 26 with a 55-mph speed limit. Whereas most lots with a single-family home gain 

access from a local or collector street with far lower speed limits (See Figure 3).   

 

The expansion of the accessory structure will not be materially detrimental to the public welfare 

due to the unique size of the residential lot, the location of the property, and the topographic 

challenges to the site.  

 

           

                       
                             Figure 3  
 

19. The property to the west of the subject property is split zoned General Commercial/Medium 

Density Residential (C-2/R-2). The first 120 feet in depth of the lot is General Commercial and 

spans the entire frontage. The property to the east has the same zoning as the subject property (R-

2/FSH) but is even more constrained by steep slopes and the FSH Overlay.   

 

Chapter 17.74 – Accessory Development 

20. Section 17.74.10(B)(5) states that the total accumulative square footage of all accessory 

structures on an individual lot shall not exceed 1,200 square feet. The proposed structure 

expansion is associated with the only accessory structure on the property which reflects the total 

square footage the applicant is requesting. The applicant is proposing to exceed the maximum 
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allowed square footage for an accessory structure by 1,104 square feet bringing the new total 

square footage to 2,304.    

 

21. Staff has no reason to believe that the proposed expansion of the accessory structure violates the 

intent of the development code. Given the size of the lot in relation to the existing structure, 

adding the additional square footage lends itself to be more in scale with the site and its location 

along Highway 26. A larger accessory structure will not be detrimental to the public welfare and 

will not be injurious to other property in the area when compared with the effects of development 

otherwise permitted.  

 

22. A detached accessory structure shall be separated from the primary dwelling structure by at least 

six (6) feet. According to the site plan (Exhibit D), there will be approximately 60 feet between 

the accessory structure and primary structure.  

 

23. Section 17.74.10(B)(3) requires that the roof of the accessory structure shall be constructed so 

that water runoff from the structure does not flow onto an abutting parcel. The submitted 

documents from the applicant do not provide an explanation of how water will be collected. AN 

approved stormwater and soil erosion plan shall be submitted for compliance during 

building permit plan review.  

 

24. Section 17.74.10(B)(6) requires that accessory structures shall not exceed 16 feet in height. 

According to the definitions chapter (Chapter 17.10) of the development code, the height of a 

building with a pitched roof is determined by finding the mid-point height of the highest gable. It 

appears the proposed height of the structure is below the maximum allowed height, but if the 

variances are approved the applicant shall submit plans identifying that the structure 

height does not exceed the maximum allowed height.  

 

Chapter 17.90 – Design Standards 

25. Chapter 17.90 contains requirements for design standards. According to 17.90.150(E), four (4) 

Sandy Style design elements are required for the proposed structure. No Sandy Style elements 

are indicated on the elevation plans to review for compliance. All future building plans 

submitted for construction for the subject structure shall adhere to a minimum of four (4) 

Sandy Style design elements. 

 

Chapter 17.102 – Urban Forestry 

26. Chapter 17.102 has requirements for tree removal and retention. No trees are proposed to be 

removed to accommodate the shop expansion.  

 

CONCLUSION 

 

Given the size and topography of the lot in relation to the existing structure, adding the additional square 

footage lends itself to be more in scale with the site and its location along Highway 26. The travel speed 

along Hwy 26 will give the perception that the accessory structure is more suited for the site and creates 

an appearance that is not detrimental to the public welfare, and it will not be injurious to other property 

in the area. Section 17.66.80(A) was the only criteria that applied to the requested variances and staff 

finds that the criterion found in Section 17.66.80(A) has been met.    

16

Item # 3.



 
STAFF REPORT 24-038 VAR - Rayburn Detached Shop Variance Page 8 of 8  

 

RECOMMENDATION 

 

Staff recommends the Planning Commission approve both Type III Special Variance requests subject to 

the recommended conditions of approval below. 

 

RECOMMENDED CONDITIONS OF APPROVAL  

 

A. Prior to any onsite grading or earthwork, the applicant shall complete the following: 
 

1. Submit and obtain a grading and erosion control permit and request and obtain an approved 

inspection of installed devices prior to any onsite grading. The grading and erosion control plan 

shall include a re-vegetation plan for all areas disturbed during construction. All erosion control 

and grading shall comply with Chapter 15.44 of the Municipal Code. 

   

2. If the existing fiber connection to the house is in the way for any reason, it must be moved or 

replaced at cost to the property owner. We can disconnect and pull the fiber back if it conflicts 

with the new design, but the property owner would need to coordinate with us and pay for any 

repairs to their line if damaged. 

 

B. Prior to issuance of building permits, the applicant shall: 
 

1. Submit all pertinent permit applications (building, mechanical, plumbing (electrical goes through 

Clackamas County)) along with all required submittal documents for review and approval. 

Contact building@cityofsandy.com for submittal requirements or questions.  

  

2. Section 17.74.10(B)(3) requires that the roof of the accessory structure shall be constructed so 

that water runoff from the structure does not flow onto an abutting parcel. Submit details on 

stormwater collection.   

 

3. Submit building plans identifying the structure’s height meets Section 17.74.10(B)(6) and does 

not exceed the sixteen (16) foot maximum allowed height.  

 

4. Submit building plans detailing a minimum of four (4) Sandy Style design elements. 

 

C. General Conditions of Approval: 
 

1. Special Variance approval shall be void after two (2) years per Section 17.66.190 from the date 

of the Final Order unless the applicant has submitted plans for building permit review.  

 

2. The applicant shall apply for a tree removal permit prior to any tree removal on the subject 

property. 

3. Comply with all other conditions or regulations imposed by the Sandy Fire District, county, 

state, and federal agencies. Compliance is made a part of this approval and any violations of 

these conditions and/or regulations may result in the review of this approval and/or revocation of 

approval.  

17

Item # 3.

mailto:building@cityofsandy.com


18

Item # 3.

EXHIBIT A



19

Item # 3.

EXHIBIT B



20

Item # 3.



21

Item # 3.



22

Item # 3.



23

Item # 3.



24

Item # 3.



25

Item # 3.



26

Item # 3.



Patrick Depa <pdepa@ci.sandy.or.us>

Additional information / Rayburn / 40166 US HWY 26
1 message

Ricky Rayburn <eagleupholstery@yahoo.com> Thu, Jun 20, 2024 at 11:21 AM
Reply-To: Ricky Rayburn <eagleupholstery@yahoo.com>
To: Patrick Depa <pdepa@ci.sandy.or.us>

Patrick,
Good morning, getting back to you regarding the questions on square footage and proposed
addition.

-The preexisting main detached garage shop building
24' x 36' = 864 sq ft
This building is stick built, has a dutch hip roofline, two windows, one garage type roll up door, one
entrance door at front and one at back, a sliding barn door, and concrete foundation.
(there is a 2' overhang all around this building which is why the dimensions are reflected differently
for the impermeable calculation, the roof being 28' x 40' ; the square foot measurement would be
the footprint.)

-The preexisting tractor shed building (this barn is proposed to be removed for construction of our
addition.)
12 '8" x 28' = 355 sq ft
This building is really more like a barn or very large shed. Located at west end of garage shop
building, with sloping metal roof , pier and post construction, and weathered rustic vertical siding
(which has been removed) with no sheathing.

Total original square footage of the two preexisting buildings, approx. 1,219.

**The design approval we have proposed will include removing the tractor shed building, including
any and all shed cover and that is now at the west end of the original detached main garage
structure.**

Our large addition is proposed for that site, attached at the west side of the preexisting main
detached garage structure. The proposed addition is 38 x 24 (=912) with offset snout of 24x 8
(=192). 
= 1,104 total square foot addition east end of preexisting main garage shop building.

We are also requesting consent to build at the east end of the preexisting garage shop, where
there is currently a lean-to type roof; with our proposal, this addition will be constructed with
contiguous roofline to blend seamlessly with preexisting building.The added dimension at this end
would be 14x24 (336).

-The total  length of the proposed finished building should be approximately 88'. (+ Roof overhang
of 2' all around.)

-The total square footage of the finished proposed building project is approximately 2,304 square
feet, representing about 1,085 square foot of addition compared with original, preexisting total of
+/- 1,219sq ft.

6/20/24, 11:58 AM City of Sandy Mail - Additional information / Rayburn / 40166 US HWY 26

https://mail.google.com/mail/u/0/?ik=95729ae180&view=pt&search=all&permthid=thread-f:1802405345053412271&simpl=msg-f:1802405345053412271 1/2
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I hope this clears up any questions about the preexisting buildings, and the proposed finished
structure. Please don't hesitate to reach out with any further.

As I am personally a little unsure of the finished numbers please understand that there may be
slight variations from our proposal to what I have represented here. I am not trying to obfuscate or
misrepresent the facts, I might just be slightly wrong.

Victoria Bishop 
4o155 SE Hwy. 26.
Sandy, Oregon 97o55

6/20/24, 11:58 AM City of Sandy Mail - Additional information / Rayburn / 40166 US HWY 26

https://mail.google.com/mail/u/0/?ik=95729ae180&view=pt&search=all&permthid=thread-f:1802405345053412271&simpl=msg-f:1802405345053412271 2/2
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Patrick Depa <pdepa@ci.sandy.or.us>

40155 US HWY 26 Variance
4 messages

Patrick Depa <pdepa@ci.sandy.or.us> Fri, Jul 19, 2024 at 10:58 AM
To: "Boumann, Mike" <mike.boumann@clackamasfire.com>, Greg Brewster <gbrewster@ci.sandy.or.us>, "A.J. Thorne"
<ajthorne@ci.sandy.or.us>, Thomas Fisher <tfisher@ci.sandy.or.us>, Kelly O'Neill <koneill@ci.sandy.or.us>, "Terrence (Terre)
Gift" <tgift@ci.sandy.or.us>

Hi All,

We have the owner of 40155 US HWY 26 asking for a Special Variance to add 950 square feet onto an already non-
conforming accessory structure that is being used as a garage/shop on the front part of their property. The
additional square footage will bring the accessory structure to  over 2,000 square feet. 

The location of the accessory structure is due to underground utilities in the area towards the front of the property and for
the steep slope topography at the rear of the property just past where the home is located now. 

Please submit any comments you have that may help the Planning Commision with their decision or if you think of
something that would make a good condition of approval. Thank you. 

Patrick Depa
Senior Planner

City of Sandy
39250 Pioneer Boulevard
Sandy, OR  97055
(503) 783-2585
pdepa@ci.sandy.or.us

2 attachments

Site Plans -Before and After and Utility (June 13, 2024).pdf
212K

Additional information _ Rayburn _ 40166 US HWY 26.pdf
85K

Greg Brewster <gbrewster@ci.sandy.or.us> Fri, Jul 19, 2024 at 1:43 PM
To: Patrick Depa <pdepa@ci.sandy.or.us>

Good Afternoon Patrick, 

I don't think we have any comments. All of our underground infrastructure exists in the ODOT HWY ROW. The only thing I
can think of is if the existing fiber connection to the house is in the way for any reason, it must be moved or replaced at
cost to the property owner. We can disconnect and pull the fiber back if it conflicts with the new design, but the property
owner would need to coordinate with us, and pay for any repairs to their line if damaged. 

8/7/24, 8:25 AM City of Sandy Mail - 40155 US HWY 26 Variance

https://mail.google.com/mail/u/0/?ik=95729ae180&view=pt&search=all&permthid=thread-a:r7082980039857121305&simpl=msg-a:r118634461553945… 1/3
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https://mail.google.com/mail/u/0/?ui=2&ik=95729ae180&view=att&th=190cc254798fe268&attid=0.1&disp=attd&realattid=f_lyt03bw70&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=95729ae180&view=att&th=190cc254798fe268&attid=0.2&disp=attd&realattid=f_lyt04zy01&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=95729ae180&view=att&th=190cc254798fe268&attid=0.2&disp=attd&realattid=f_lyt04zy01&safe=1&zw
Exhibit F



Below is an image of our records, and I am not sure if the fiber drop to the house goes to the existing cover or the actual
house. 

Thanks,
Greg 
[Quoted text hidden]
--
IT Director/SandyNet General Manager
City of Sandy/SandyNet
SandyNet: 503-668-2923
Desk: 503-489-0937

Boumann, Mike <mike.boumann@clackamasfire.com> Tue, Aug 6, 2024 at 12:28 PM
To: Patrick Depa <pdepa@ci.sandy.or.us>

Hi Patrick,
Sorry for the delay but CFD has no comments for this one.

Mike Boumann
Captain Deputy Fire Marshal 
direct: 503.742.2673

From: Patrick Depa <pdepa@ci.sandy.or.us>
Sent: Friday, July 19, 2024 10:58 AM

8/7/24, 8:25 AM City of Sandy Mail - 40155 US HWY 26 Variance

https://mail.google.com/mail/u/0/?ik=95729ae180&view=pt&search=all&permthid=thread-a:r7082980039857121305&simpl=msg-a:r118634461553945… 2/3

35

Item # 3.

mailto:pdepa@ci.sandy.or.us


To: Boumann, Mike <mike.boumann@ClackamasFire.com>; Greg Brewster <gbrewster@ci.sandy.or.us>; A.J.
Thorne <ajthorne@ci.sandy.or.us>; Thomas Fisher <tfisher@ci.sandy.or.us>; Kelly O'Neill
<koneill@ci.sandy.or.us>; Terrence (Terre) Gift <tgift@ci.sandy.or.us>
Subject: 40155 US HWY 26 Variance
 
[Quoted text hidden]

This e-mail is a public record of the City of Sandy and is subject to the State of Oregon Retention Schedule and may be
subject to public disclosure under the Oregon Public Records Law. This e-mail, including any attachments, is for the sole
use of the intended recipient(s) and may contain confidential and privileged information. Any unauthorized review,
use, disclosure, or distribution is prohibited. If you are not the intended recipient, please send a reply e-mail to let the
sender know of the error and destroy all copies of the original message.

Patrick Depa <pdepa@ci.sandy.or.us> Tue, Aug 6, 2024 at 12:50 PM
To: "Boumann, Mike" <mike.boumann@clackamasfire.com>

Got it, Thank you.

Patrick Depa
Senior Planner

City of Sandy
39250 Pioneer Boulevard
Sandy, OR  97055
(503) 783-2585
pdepa@ci.sandy.or.us

[Quoted text hidden]

8/7/24, 8:25 AM City of Sandy Mail - 40155 US HWY 26 Variance

https://mail.google.com/mail/u/0/?ik=95729ae180&view=pt&search=all&permthid=thread-a:r7082980039857121305&simpl=msg-a:r118634461553945… 3/3
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STAFF REPORT/FINDINGS OF FACT  

TYPE IV COMPREHENSIVE PLAN AMENDMENTS 
 

DATE OF HEARING:  August 26, 2024   

NATURE OF APPLICATION:  Adoption of the City of Sandy’s Comprehensive Plan 

(Envision Sandy 2050) 

APPLICATION TYPE:  Type IV Review – Legislative Amendments  

APPLICABLE CRITERIA:  SMC Section 17.24 – Comprehensive Plan 

Amendments Procedures  

APPLICANT:  City of Sandy 

STAFF CONTACT:  Kelly O’Neill Jr, Development Services Director 

 Patrick Depa, Senior Planner 

FILE NO.:  24-040 CPA 

 

BACKGROUND 
 

The Sandy Comprehensive Plan is a legislative regulatory guidebook intended to regulate 

development and guide growth for the city of Sandy. In late 2021 the City of Sandy applied for and 

received a Technical Assistance Grant from the Department of Land Conservation and Development 

(DLCD) for $50,000. The grant helped fund the updates to the City’s Comprehensive Plan. The City 

applied some of the grant money to contract with ECONorthwest, a planning and economics 

consultant firm, to develop a Housing Capacity Analysis (HCA) and an Economic Opportunities 

Analysis (EOA). In spring 2022, the City of Sandy launched “Envision Sandy 2050,” a citywide 

engagement effort to update the Sandy Comprehensive Plan. The last time the Comprehensive Plan 

was completely rewritten was in 1997.  

  

Over the course of the past couple of years, the City, with assistance from 3J Consulting, embarked on 

a public process to completely update the Comprehensive Plan and primarily its Goals and Policies, 

which form the bulk of the Plan and the factual base required by State law. City staff led outreach and 

engagement efforts to better understand the community’s vision and priorities related to Sandy’s 

future. The Envision Sandy 2050 process touched more than 1,000 community members through 

Community Conversations, community events, online surveys, and the Sandy Speaks webpage. 

Activities were designed to identify common themes around the aspirations and concerns of a 

community, which are a key piece to the development of a community-wide Vision Statement for the 

Comprehensive Plan. 

 

After two years of data collection, holding multiple joint City Council and Planning Commission 

Work Sessions, and diligently editing the policies in the City’s six vision statements, the 

Comprehensive Plan ultimately coalesced into a final draft.  
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File No. 24-040 CPA – Adoption of the 2050 Comprehensive Plan Page 2 of 2  

 

 

GENERAL FINDINGS OF FACT 
 

1. Notice was provided to the Department of Land Conservation and Development (DLCD) on 

July 19, 2024. No comments were received from any state or federal agency. It should be 

noted that staff did receive input from DLCD on earlier drafts of the comprehensive plan. 

2. Oregon Revised Statutes (ORS) 197.175(2) requires cities and counties to prepare, adopt, 

amend, and revise comprehensive plans in compliance with the statewide planning goals.  

 

3. The Sandy Municipal Code (SMC) Chapter 17.24 provides the criteria for Type IV 

Comprehensive Plan legislative amendments. The recommendation by the Planning 

Commission and the decision by the City Council shall be based on consideration of the 

findings explained in Exhibit A. 

    

4. As described in detail in Exhibit A, the Comprehensive Plan update is consistent with the 

City's adopted Housing Capacity Analysis (HCA), Economic Opportunities Analysis (EOA), 

Transportation System Plan (TSP), 2022 Parks and Trails Master Plan, and all applicable state 

and regional regulations.  

 

5. There are a total of nineteen statewide planning goals identified in Oregon Administrative 

Rules (OAR) under Chapter 660, Division 18. Of these goals, twelve are applicable to Sandy, 

which include: Citizen Involvement (Goal 1), Land Use Planning (Goal 2), Natural Resources 

(Goal 5), Air, Water & Land Resource Quality (Goal 6), Natural Hazards (Goal 7), 

Recreational Needs (Goal 8), Economic Development (Goal 9), Housing (10), Public Facilities 

& Services (Goal 11), Transportation (12), Energy Conservation (13) and Urbanization (14). 

The attached findings (Exhibit A) demonstrate how the draft Comprehensive Plan document 

complies with each of the above-listed statewide planning goals.       

 

CONCLUSION AND RECOMMENDATION 
 

Staff finds that the draft findings document (Exhibit A), and the proposed Envision Sandy 2050 

Comprehensive Plan Amendment (Exhibit B) satisfies all applicable criteria of the City’s 

Development Code for plan amendments and all applicable state and regional criteria. Staff 

recommends that the Planning Commission forward a recommendation to the City Council to adopt 

the proposed Comprehensive Plan Amendment.    

 

ORDINANCE/EXHIBITS  
 

Draft Ordinance No. 2024-018    

• Exhibit A. Draft Findings for Comprehensive Plan Adoption  

• Exhibit B. Draft Envision Sandy 2050 Comprehensive Plan and Appendix  
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ORDINANCE NO. 2024-018 

 

 

AN ORDINANCE ADOPTING AN UPDATED SANDY COMPREHENSIVE PLAN  

WHEREAS, on March 18, 1974, the City Council passed Resolution No. 5-74 adopting Sandy’s first 

Comprehensive Plan; and   

WHEREAS, the land use goals and policies in the Sandy Comprehensive Plan were last fully updated in 

1997 by Ordinance 8-97 and have been amended in a piecemeal manner many times since; and 

WHEREAS, on February 4, 2019, the City Council adopted their goals for 2019 which included the 

initiation of an update to the City’s Comprehensive Plan required by Chapter 17.24 – Comprehensive 

Plan Amendment Procedures; and  

WHEREAS, pursuant to the City Council initiation, Developmental Services implemented the strategy 

and launched the Envision Sandy 2050 Comprehensive Plan project, a city-wide community engagement 

process that outlined a desired future for the community as one of the initial steps in updating the 

Comprehensive Plan; and 

WHEREAS, the City has now prepared a proposed major text amendment to the Sandy Comprehensive 

Plan, in the form of a new updated comprehensive plan (the “Envision Sandy 2050 Comprehensive 

Plan”) which would replace the existing comprehensive plan in its entirety, establishing land use goals 

and policies informed by extensive public outreach and supported by background reports and technical 

research and analysis; and  

WHEREAS,  the process for adoption of the updated Sandy Comprehensive Plan requires consideration 

and a public hearing by the Planning Commission; and  

WHEREAS, the Planning Commission held a public hearing on the proposed Comprehensive Plan on 

August 26, 2024; and after review and consideration of public testimony, the Planning Commission 

recommended City Council approval of the Envision Sandy 2050 Comprehensive Plan; and  

WHEREAS, on October 7, 2024, the City Council held a public hearing to receive additional public 

testimony on the proposed Envision Sandy 2050 Comprehensive Plan; and   

WHEREAS, at the close of the public hearing, the Council gave due consideration to the Planning 

Commission recommendation and all testimony received, and hereby adopts the findings of the 

Planning Commission attached hereto as Exhibit A as their own in regard to this matter.  

 
NOW, THEREFORE, THE CITY OF SANDY ORDAINS AS FOLLOWS:  

Section 1: After full and due consideration of the application, the Planning Commission 

recommendation, the record, and evidence presented at the public hearings, the City Council adopts the 

findings of fact contained in the Planning Commission recommendation, which is included as Exhibit A 

to this Ordinance. 

39

Item # 4.



 

 

Section 2: The proposed Envision Sandy 2050 Comprehensive Plan in Exhibit B, attached to this 

Ordinance, is hereby approved.  

Section 3: This Ordinance shall become effective 30 days from its adoption.  

This ordinance is adopted by the City Council of the City of Sandy this 7th day of October, 2024. 

 

____________________________________  

Stan Pulliam, Mayor  

 

ATTEST:  

 

____________________________________  

Jeffrey Aprati, City Recorder 
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EXHIBIT A.  

 
 

     

Findings for Ordinance 2024-018  Page 1 of 13 

 
 
 
 

Ordinance 2024-18 Findings for Comprehensive Plan Adoption 
 

The proposed Envision Sandy 2050 Comprehensive Plan (Exhibit B) will add, modify, delete, 

and retain the goals, policies, and objectives identified in the 1997 Sandy Comprehensive Plan, 

as amended through April 2018. The proposed legislative amendments encompass all six (6) 

chapters of Envision Sandy 2050 Vision Statements and Vision Themes. The Envision Sandy 

2050 Vision Statement provides a framework for the Comprehensive Plan and each chapter of 

the Comprehensive Plan is organized by the thematic areas of the vision. The organization of 

Envision Sandy 2050 Vision Themes correlate with the titles of applicable statewide planning 

goals (pages 44-46 of Exhibit B). The following code sections address the legislative initiation, 

the review criteria, the notification process, and the findings.   

 

Sandy Municipal Code Chapter 17.24, Comprehensive Plan Amendment Procedures 

 

The adopted Comprehensive Plan is the official statement of the City that sets forth major 

policies concerning desired future development of the community. The Comprehensive Plan is 

the controlling land use planning instrument for the City, and as such land development 

regulations and related actions are required to conform to the plan.  

 

The City must demonstrate that the Plan is consistent with applicable state, regional, and local 

policies, rules, and regulations to adopt the proposed Plan. The following findings relate to 

compliance with all applicable criteria.     

 

Sec. 17.24.20. Initiation. 

 

Comprehensive Plan amendments may be initiated by one of the following:  

 

A. An application submitted by a property's owners or their authorized agents for a specific 

property; or  

  

B. A majority vote of the City Council.  

 

Findings: The City of Sandy City Council proposed a major amendment to the Sandy 

Comprehensive Plan that will completely replace the current Plan adopted by Ordinance 

8-97 in its entirety, with updated goals and policies. The Sandy City Council initiated this 

major Comprehensive Plan amendment by a majority vote in their goal setting sessions 

for the 2019-2021 biennium, recognizing that the existing Plan was outdated. Based on 

the initiation above to adopt a new updated Comprehensive Plan by City Council, this 

criterion is satisfied.                           

 

Section 17.24.70. Review criteria.  

 

Comprehensive Plan amendments shall be reviewed to assure consistency with the purposes of 

this chapter, policies of the Comprehensive Plan, and any other applicable policies and standards 
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adopted by the City Council. Amendments shall be approved only when the following findings 

are made:  

 

A. The change being proposed is the best means of meeting the identified public need; and  

 

Findings: While the City of Sandy’s Comprehensive Plan has undergone several 

incremental changes, it has not been fully updated since 1997. City Council recognized 

there is a community need to update the Comprehensive Plan predicated on the amount of 

commercial and residential development growing the population from 5,000 residents in 

1997 to approximately 13,000 residents today, and that the extent of changes in the 

community since 1997 necessitated a complete overhaul of the comprehensive plan rather 

than more incremental amendments to the existing plan. The proposed Envision Sandy 

2050 Comprehensive Plan was drafted based on the public needs identified during an 

extensive community involvement process. Additionally, the Envision Sandy 2050 

Comprehensive Plan is consistent with the City's most recent adopted Housing Capacity 

Analysis (HCA), Economic Opportunity Analysis (EOA), Parks and Trails Master Plan, 

Water Master Plan, and the Transportation System Plan (TSP). The new Comprehensive 

Plan will meet the intent of all applicable state and regional regulations. This criterion is 

satisfied. 

 

B. The change conforms to all applicable Oregon Statewide Land Use Planning Goals.  

 

Findings: There are a total of nineteen statewide planning goals identified in Oregon 

Administrative Rules (OAR) under Chapter 660, Division 18.  Of these goals, twelve are 

applicable to Sandy, which include: Citizen Involvement (Goal 1), Land Use Planning 

(Goal 2), Natural Resources (Goal 5), Air, Water & Land Resource Quality (Goal 6), 

Natural Hazards (Goal 7), Recreational Needs (Goal 8), Economic Development (Goal 9), 

Housing (10), Public Facilities & Services (Goal 11), Transportation (12), Energy 

Conservation (13), and Urbanization (14).  

 

Goal 1: Citizen Involvement 

 

It is the purpose of this Goal to develop a citizen involvement program that ensures the 

opportunity for citizens to be involved in all phases of the planning process. 

 

Response: Over the course of nearly two years, City staff and the consultant led outreach 

and engagement efforts to better understand the community’s vision and priorities related 

to Sandy’s future. As of July 2022, the Envision Sandy 2050 process touched more than 

1,000 community members through Community Conversations, community events, 

online surveys, and the Sandy Speaks webpage. 

 

The application is being reviewed through a Type IV process that requires two public 

hearings. A legal notice was published in the Sandy Post and a notice of the proposal was 

sent to the Department of Land Conservation and Development (DLCD). The Planning 

Commission reviewed the application at a public hearing on August 26, 2024, and made a 

recommendation to the City Council who held a public hearing on October 7, 2024.  
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Finding: Because the public had the opportunity to review and comment on the 

application, the proposal and process the City took meets the requirements of Goal 1. 

 

Goal 2: Land Use 

 

It is the purpose of this Goal to establish a land use planning process and policy 

framework as a basis for all decisions and actions related to the use of land and to assure 

an adequate factual base for such decisions and actions.  

 

Response: As described in further detail above and below, the process used to adopt the 

2050 Comprehensive Plan is in conformance with Chapter 17.24 Comprehensive Plan 

Amendment Procedures. Sandy’s goals and policies related to Oregon Statewide Land 

Use Planning Goal 2, Land Use Planning, can be found in the Governance and Growth 

Management Vision Theme section of the 2050 Comprehensive Plan.  

 

Through the update process, various documents that form the City's factual base include: 

the City’s Housing Capacity Analysis (HCA), the Economic Opportunity Analysis 

(EOA), the Transportation System Plan (TSP), the Parks and Trails System Master Plan, 

and others. Key findings from these documents have been integrated into the policies in 

the Plan, specifically into the themes.   

 

The Comprehensive Plan Map includes land use designations establishing the intended 

urban pattern and the general use and intensity of development, as well as land use 

boundaries illustrating the Urban Growth Boundary (UGB), city limits, and specific area 

plans. The Comprehensive Plan Map plays a key role in maintaining and updating the 

City’s Zoning Map with corresponding land use designations.  

 

No Comprehensive Plan Map designations have been amended at this time. However, the 

symbols representing existing and future City Parks and primary and secondary schools 

have been removed. This was done as the symbol locations did not correspond with or are 

in direct conflict with future locations outlined in the Oregon Trail School District 

Facility Plan and the City’s Parks and Trails System Master Plan.   

 

Finding: The proposed Comprehensive Plan update complies with statewide land use 

Goal 2.  

 

Goal 5: Natural Resources, Scenic and Historic Areas, and Open Spaces 

 

It is the purpose of this Goal to protect natural resources and conserve scenic and historic 

areas and open spaces.  

 

Response:  Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 5, Natural Resources, Scenic and Historic Areas, can be found in the Community 

and Culture Vision Theme and the Parks, Trails, and Natural Resources Vision Theme 

section of the 2050 Comprehensive Plan.  
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The goals and policies of the new plan continue to support inventory and protection of 

natural resources and wildlife habitat by maintaining the Flood, Slope, and Hazard (FSH) 

overlay district. The City continues to follow the existing state and federal programs in 

place to govern these particular natural resources. In some cases, compliance with the 

state and/or federal program is sufficient to comply with Goal 5 for that resource.  

 

Sandy’s goals and policies and multiple chapters in the Sandy Municipal Code support 

the conservation and replenishment of areas that have significant ecological, aesthetic, 

and economic benefits of urban forests, by regulating tree removal on properties greater 

than one acre within the Sandy Urban Growth Boundary. The City of Sandy further 

recognizes the aesthetic and economic value of landscaping and encourages its use to 

establish a pleasant community character, unify developments, and buffer or screen 

unsightly features. The City desires and intends all properties to be landscaped and 

maintained.  

 

The City is proud of its history and heritage and for the first time within a comprehensive 

plan included a chronological display of historical events. The City also supports the 

Sandy Historical Museum which was constructed in 2007. The museum is the key to 

preserving Sandy’s history through artifact and information collection.   

 

Finding: The proposed Comprehensive Plan update complies with statewide land use 

Goal 5. 

 

Goal 6: Air, Water, and Land Resources Quality 

 

It is the purpose of this Goal to maintain and improve the quality of the air, water, and 

land resources of the state.  

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 6, Air, Water, and Land Resources Quality can be found in the Natural Hazards and 

Resiliency Vision Theme section of the 2050 Comprehensive Plan.  

 

The updated 2050 comprehensive plan includes goals, policies, and objectives aimed at 

maintaining and improving the quality of the air, water, and land resources of the city. 

The City refers to existing data sources pertaining to air, water, and resource quality 

compiled by known government agencies (e.g., United States Environmental Protection 

Agency) and enforces them when applicable.  

 

Goal 6 requires cities and counties to ensure that solid waste, thermal, noise, atmospheric, 

or water pollutant and contaminant process discharges from existing and future 

developments do not violate state or federal environmental quality standards or degrade 

the quality of air, water, or land resources. The Oregon Department of Environmental 

Quality (DEQ) regulates air, water, and land with CWA Section 401 Water Quality, 

Water Quality Certificate, State 303(d) listed waters, Hazardous Wastes, Clean Air Act 

(CAA), and Section 402 NPDES Construction and Stormwater permits. DEQ regulates 
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sanitary sewer systems through Water Pollution Control Facilities Permits, solid waste 

facilities through Solid Waste Disposal Site Permits, and air quality through Air 

Contaminant Discharge Permits. 

 

Goal 6 is upheld through grading and stormwater management standards that regulate 

impervious surface and stormwater runoff throughout the city.   

 

Finding: Based on the response above, the proposed draft policies are consistent with 

statewide land use Goal 6 for Air, Water, and Land Resources Quality.  

 

Goal 7: Areas subject to Natural Hazards 

 

It is the purpose of this Goal to protect people and property from natural hazards. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 7, can be found in the Natural Hazards and Resiliency Vision Theme section of the 

2050 Comprehensive Plan.  

 
All future public and private development and infrastructure projects will need to comply 
with local, state, and national regulations related to earthquakes, floods, and other 
hazards. The City’s Comprehensive Plan demonstrates an understanding of the potential 
impact of natural and human-caused disasters and introduces policies that reduce hazard 
vulnerability to people, property, and the environment. 

 

While community safety is often regulated within the context of public facilities and 
services, community health is not explicitly governed in a regulatory environment, rather 

relying on the interconnected nature of policies that deal with physical, environmental, 
and economic characteristics of cities. Therefore, good governance can help design 

communities that improve police and fire response times, reduce collective energy use, 
increase resilience in the face of natural hazards, and encourage land use patterns that 

reduce vehicle trips and congestion. Well-designed communities can also help mitigate 

the effects of public health outbreaks as well as natural hazards that pose the greatest risk 
to Sandy, such as drought, earthquakes, floods, and winter storms.   

 

Chapter 17.56, Hillside Development, of the Sandy Municipal Code conforms to the 

goals and policies of the new plan and intent of Oregon Statewide land Use Planning 

Goal 7 (Natural Hazards) by minimizing landslide hazards and soil erosion associated 

with development on steep or unstable slopes. These regulations shall apply to any parcel 

with slopes greater than 25 percent as shown on the Hillside Development Overlay 

District Map or with slope hazards mapped by the Department of Geology and Mineral 

Industries (DOGAMI).  

Finding: Based on the response above, the proposed policies are consistent with 
statewide land use Goal 7 in the comprehensive plan themes section. 
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Goal 8: Recreational Needs 

 

It is the purpose of this Goal to satisfy the recreational needs of the citizens of the state 

and visitors and, where appropriate, to provide for the siting of necessary recreational 

facilities. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 8, Recreational Needs can be found in the Parks, Trails, and Natural Resources 

Vision Theme section of the 2050 Comprehensive Plan.  

 

The availability of parkland and open space is a critical element in maintaining and 

improving the quality of life in Sandy. Land that features trees, grass, and vegetation 

provides not only an aesthetically pleasing landscape but also buffers incompatible uses 

and preserves environmental sensitive features and natural resources. Parks and open 

space, together with support facilities, also help to meet the active and passive 

recreational needs of Sandy residents.  

  

Goal 8 is incorporated into multiple chapters in the Sandy Municipal Code and is the 

foundation of the 2022 Parks and Trails Master Plan. The updated goals and policies will 

continue to outline provisions for parks and open space that will increase Sandy’s overall 

park inventory. These new goals and policies in the 2050 Comprehensive Plan include 

policy language that addresses future park needs and recreational facilities to satisfy the 

recreational needs of Sandy residents and visitors. 

 

Finding: Based on the response above, the proposed policies are consistent with 

statewide land use Goal 8, Recreational Needs.  

 

Goal 9: Economic Development 

 

It is the purpose of this Goal to provide adequate opportunities throughout the state for a 

variety of economic activities vital to the health, welfare, and prosperity of Oregon’s 

citizens. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 9, Economic Development can be found in the Housing and Economy Vision 

Theme section of the 2050 Comprehensive Plan.  

 

The Economic Development chapter of the 2050 Plan amplifies the primary basis of Goal 

9 to make land available that leads to economic growth and development opportunities. 

Commercial and industrial development takes a variety of shapes and leads to economic 

activities that are vital to the health, welfare, and prosperity of a community.  To be ready 

for these opportunities, local governments perform Economic Opportunity Analyses 

(EOA) based on a 20-year forecast of employment growth. The City of Sandy completed 

an EOA in 2023 to help guide the goals and policies in the comprehensive plan and the 

first ever Sandy Economic Development Strategic Plan.  
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The broader update of the Sandy Comprehensive Plan provided the opportunity to re-

examine Sandy’s employment land needs considering the continued changes in the 

national and regional economy since 2015, when the last EOA was completed.   

 

The primary goals that came from the 2023 EOA are to (1) project the amount of land 

needed to accommodate the future employment growth within Sandy between 2023 and 

2043, (2) evaluate the existing employment land supply within the city to determine if it 

is adequate to meet that need, (3) help the City understand its economic opportunities in 

the context of Sandy’s comparative advantages and disadvantages, and (4) to fulfill state 

planning requirements for a twenty-year supply of employment land. 

 

Most of the new goals and policies in the 2050 Housing and Economy chapter come from 

the data and recommendations from the 2023 EOA. Most new employment will come 

from an expansion of commercial and industrial lands, accounting for over 90 percent of 

new employment growth (2,339 employees) over the 2023 and 2043 planning period. 

Sandy is also projected to accommodate another 184 new government employees.    

 

Finding: Based on the response above, the goals and policies developed from the 

EOA report and other sources are represented in the 2050 Comprehensive Plan and 

include policy language that conforms to the requirements of Statewide Land Use 

Planning Goal 9.  

 

Goal 10: Housing  

 

It is the purpose of Goal 10 to provide for the housing needs of citizens of the state. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 10, Housing can be found in the Housing and Economy Vision Theme section of the 

2050 Comprehensive Plan.  

 

The Housing Capacity Analysis (HCA) report is intended to identify issues with 

residential land use and unmet housing needs. The HCA addresses the specific 

requirement of Oregon’s Statewide Planning Goal 10 and the Goal 10 administrative 

rules at OAR 660-008.  
 

The HCA evaluates whether the City of Sandy has enough land to accommodate 20 years 
of population and housing growth. It provides the factual basis for an update to the City’s 
Comprehensive Plan Housing Element, as well as the development of an action plan to 
implement the housing policies. The Housing Capacity Analysis (HCA) analyzes existing 
development patterns and intensity, existing land use designations and zoning, and 
building constraints to determine where there is vacant land and/or land that is likely to 
be redeveloped. Urban Growth Boundaries (UGBs) must accommodate residential, 
employment, and other land needs for 20-year study periods. The Residential Buildable 
Land Inventory in the HCA identifies how much land within the UGB is already 
developed and how much remains available to meet future housing needs. The planning 
horizon for the latest HCA was 2023-2043. 
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The HCA is based on an official population forecast and identifies the number of 

households and the characteristics of households the city needs to plan for today and in 

future years. Furthermore, it identifies the different types of housing needed for 

households of different income levels. Based on this information, the report identifies 

how much land is needed to accommodate a variety of different housing types. 

Comparing the capacity of the current residential buildable land supply in the UGB to the 

identified residential land need will clarify if current plans and policies will meet these 

needs. 

 

The HCA played a large role in developing the goals and policies in the Housing and 

Economy Chapter of the 2050 Comprehensive Plan. Furthermore, recommendations in 

the HCA report were analyzed for inclusion into a housing-specific section of an updated 

Comprehensive Plan to provide specific housing policy guidance for Sandy going 

forward.   

 

Findings: As housing supply is a critical part of the solution to meeting future housing 

demand, the goals and policies of the 2050 Comprehensive Plan were developed to 

address housing needs identified by the HCA and reflect the requirements of Statewide 

Land Use Goal 10. Based on the response above, the proposed policies are consistent 

with statewide land use Goal 10, Housing. 

 

Goal 11: Public Facilities and Services 

 

It is the purpose of Goal 11 to plan and develop a timely, orderly, and efficient 

arrangement of public facilities and services to serve as a framework for urban and rural 

development. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 11, Public Facilities and Services can be found in the Transportation and 

Infrastructure Vision Theme section of the 2050 Comprehensive Plan.   

 

Goal 11 requires local governments to prepare Public Facilities Plans to plan and identify 

necessary infrastructure to serve future development. Sandy is to plan specifically for 

urban services (i.e., sanitary sewer, water, and storm drainage) for properties inside the 

UGB. New and modified policies and objectives in the 2050 Comprehensive Plan under 

Goal 11 speak to modernizing and maintaining municipal facilities in the most efficient 

and cost-effective manner to adequately serve the existing population and anticipated 

growth.  

 

The City of Sandy provides many public facilities and services to its residents and 

coordinates with several other local service providers to provide timely, orderly, and 

efficient provision of services to serve the community. The City provides water, 

wastewater, stormwater, transportation facilities, and internet service. The City also 

coordinates with other facility providers, including the Oregon Trail School District, 

Portland General Electric, Hoodview Disposal & Recycling, Frontier, and Northwest 
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Natural. Reliable and consistent public facilities are necessary to maintain the high 

quality of life that residents enjoy. Planning for future expansions and capacity is vital to 

accommodating growth over the next several decades. 

 

The goals and policies of the Comprehensive Plan support the criteria required for 

evaluating these systems, as well as the process for identifying system deficiencies and 

recommended improvements, as outlined in each of these system master plans. In 

addition to public infrastructure and services like water, sanitary sewer, and stormwater, 

the expansion of highspeed broadband capabilities across Sandy is a priority. Growth in 

broadband as a public utility can aid in energy conservation, the deployment of smart city 

applications, and growth in other technologies. 

 

Following best practices in infrastructure and service planning, the City has also adopted 

several infrastructure Master plans, including: 

 

2023 Sandy Transportation System Plan (TSP), (Ordinance No. 2023-24) 

2022 Water System Master Plan, (Ordinance No. 2023-06) 

2022 Parks and Trails Master Plan, (Ordinance No. 2021-26)                             

2016 Water Management and Conservation Plan, (Ordinance No. 2023-06) 

2020 Transit Master Plan (Resolution No. 2020-07) 

2002 Locally Significant Wetlands Determination (Ordinance No. 2002-18)  

2003 Bornstedt Village Specific Area Plan (Ordinance No. 2003-09) 

 

Finding: Sandy is planning for timely, orderly, and efficient arrangement of public 

facilities and services. Based on the response above, the 2050 Comprehensive Plan 

includes goals and policies regarding the future provision of public facilities and services 

staying consistent with Statewide Land Use Planning Goal 11. 

 

Goal 12: Transportation 

 

The purpose of Goal 12 is to provide and encourage a safe, convenient, and financially 

responsible transportation system. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 11, Transportation can be found in the Transportation and Infrastructure Vision 

Theme section of the 2050 Comprehensive Plan.  

 

Goal 12 and the State Transportation Rule (TPR) (OAR 660-012) requires cities to 

provide and encourage a safe, convenient, and financially responsible transportation 

system. Together they require the City to develop and maintain a Transportation System 

Plan (TSP), which must be incorporated as part of the Comprehensive Plan. A local TSP 

acts as a guiding policy document for long-term transportation planning and presents the 

City's goals and policies while outlining and prioritizing proposed improvements for 

motor vehicle, pedestrian, bicycle, public transit, and freight systems in addition to 

neighborhood traffic management strategies. A local TSP also identifies funding sources 
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and collaborative partnerships to leverage resources for system maintenance and 

improvements. The City of Sandy last adopted a TSP in 2023 (Ordinance 2023-24).  

 

TSPs are updated periodically due to changing economic, population, and travel trends. 

The TSP contains a set of goals and policies to guide the development of the future 

transportation system. Goal 12 requires that the land uses in the Comprehensive Plan and 

the supporting transportation facilities in the TSP are coordinated and compatible.  

 

The transportation section of the Comprehensive Plan includes policy language 

supporting a transportation system that is safe, convenient, and provides transportation 

choices. The policies in the updated Comprehensive Plan promote a multi-modal system 

and prioritize street design features and techniques that promote safe and comfortable 

travel for all different transportation modes, based on the street context and function, to 

help reduce vehicle trips for daily needs. Other policies related to transportation include 

the support of cleaner and more efficient fuels, leveraging partnerships and funding, and 

ensuring safe and convenient transportation for all modes of travel. 

 

The City’s 2050 Comprehensive Plan contains a Goal 12 element that contains policies to 

ensure sufficient and adequate transportation facilities and services are available (or will 

be available as appropriate) to serve lands within the UGB.  

 

It should be noted that the TPR is triggered when a post acknowledgment amendment 

“significantly affects” a transportation facility. The City finds that the 2050 

Comprehensive Plan does not meet the definition of a “significant effect” pursuant to 

OAR 660-012-0060(1)(a)-(c) because it will not: (1) change the functional classification 

of an existing or future facility; (2) change the standards implementing the functional 

classification system; or (3) result in any of the effects listed in 0060(1)(c)(A)-(C). 

Furthermore, the Comprehensive Plan update does not propose zone changes or impacts 

to the transportation system pursuant to OAR 660-012-0060.   

 

Finding: Based on the response above, the 2050 Comprehensive Plan includes goals and 

policies that are coordinated and compatible with the City’s TSP, staying consistent with 

Statewide Land Use Planning Goal 12 and satisfies this standard.  

 

Goal 13: Energy Conservation 

 

The purpose of Goal 13 is to conserve energy. 

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 13, Energy Conservation can be found in the Natural Hazards and Resiliency Vision 

Theme section of the 2050 Comprehensive Plan.  

 

The 2050 Comprehensive Plan identifies goals, policies, and objectives aimed at 

conserving existing energy resources and for developing alternative sources. The 

Comprehensive Plan identifies certain objectives that can be implemented via future 
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amendments to the Sandy Development Code. The City encourages drought-tolerant 

plants (as part of landscape plans for development review) and the following policies: 

 

• Promote infill development that can take advantage of the close proximity to 

certain destinations to reduce vehicle trips.  

• Ensure a responsive development code that encourages energy efficient 

design.  

• Encourage the development of electric vehicle charging stations in existing 

development, new development, and during redevelopment. 

• Expand infrastructure for walking, bicycling, and transit which uses less 

energy than other transportation modes. 

 

Finding: Based on the response above, the goals and policies reflected in the 2050 

Comprehensive Plan are consistent with Goal 13, Energy. 

 

Goal 14: Urbanization  

 

The purpose of Goal 14, Urbanization, is to provide for an orderly and efficient transition 

from rural to urban land use, to accommodate urban population and urban employment 

inside urban growth boundaries, to ensure efficient use of land, and to provide for livable 

communities.   

 

Response: Sandy’s goals and policies related to Oregon Statewide Land Use Planning 

Goal 14, Urbanization can be found in the Governance and Growth Management Vision 

Theme section of the 2050 Comprehensive Plan.  

 

Goal 14 explains how local jurisdictions are required to provide for an orderly and 

efficient transition from rural to urban land use, to accommodate urban population and 

urban employment inside urban growth boundaries (UGBs), and to provide for livable 

communities. Goal 14 also describes the purpose and function of UBGs.  

 

The Governance and Growth Management Chapter addresses urbanization that includes 

background information related to the most recently adopted Housing Capacity Analysis 

(HCA) and Economic Opportunities Analysis (EOA) which is essential data for 

determining if UGB expansion is warranted. It also references the Urban Growth 

Management Agreement (UGMA) between the City of Sandy and Clackamas County, 

which serves as a guide to extension of public services to urbanizing areas. Goals 9 and 

10 call for “growth and development in a manner that implements the City’s 2050 

Comprehensive Plan and maintains an urban growth boundary that supports and 

accommodates projected population and employment during the 20-year planning 

period.” Policies and strategies under these goals relate to efficient use of land and 

infrastructure, more compact walkable neighborhoods, and balanced land uses to provide 

for housing and employment.  

 

Finding: Based on the response above, the 2050 Comprehensive Plan includes goals and 
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policies that stay consistent with Statewide Land Use Planning Goal 14 and satisfies this 

standard.   

 

As the Comprehensive Plan explains, seven other statewide goals were not considered 

applicable. These goals include Goal 3, Agriculture Lands, Goal 4 Forest Lands, Goal 15 

Willamette River Greenway, Goal 16 Estuarine Resources, Goal 17 Coastal Shorelands, Goal 18 

Beaches and Dunes, and Goal 19 Ocean Resources. It is acknowledged that Sandy is primarily 

urban and not located in proximity to the Willamette River, estuaries, shorelands, beaches, or the 

ocean.  

 

Conclusion: Based on the facts and findings above, the proposed Legislative Amendment 

complies with applicable Oregon Statewide Land Use Planning Goals.   

 

Sec. 17.24.80. Action by the hearing body. 

 

A. Planning Commission. The Planning Commission shall conduct a public hearing in 

accordance with Chapter 17.20—Public Hearings. Following the close of the public 

hearing, the Commission shall make a recommendation to the City Council concerning the 

proposed Comprehensive Plan map amendment. The Commission's recommendations shall 

include findings that specify how the proposal has or has not complied with the above 

review criteria.  

 

B. City Council. Upon receipt of the Planning Commission's recommendation the matter shall 

be set for a de novo public hearing before the City Council. Following the close of the 

public hearing, the City Council shall either deny the application or adopt an ordinance 

approving the proposed Comprehensive Plan map amendment or a modification thereof. 

The City Council's decision shall include findings that specify how the proposal has or has 

not complied with the above review criteria.  

 

C. Notwithstanding any contrary code provision and in the City Council's sole discretion, it 

may allow an amendment to proceed directly to a public hearing before the City Council 

without a hearing or recommendation from the Planning Commission. 

 

Findings: As stated above, this is a City initiated amendment to the Comprehensive Plan. 

This is a Type IV review process, and as such, the Planning Commission will conduct a 

public hearing and provide a recommendation to the City Council. The City Council will 

conduct a public hearing and review an adopting ordinance. Notices were provided in 

accordance with Chapter 17.20 Public Hearing. The recommendation of the Planning 

Commission and the decision of the City Council will include these findings as required in 

Section 17.12.40 and 17.24.90.  

 

The public hearing on August 26, 2024, is the first of two hearings required by the Sandy 

Development Code as described in Section 17.12.40 (the Type IV Legislative Procedure) 

and procedures required by state law. The second hearing is scheduled to occur before the 

City Council on October 7, 2024. All Comprehensive Plan Amendments are subject to 

“Post-Acknowledgement Procedures” described in ORS 197.610 through 197.651. Content 
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of public notice for hearing purposes, timing, and due process for appeals are described 

therein. In review of ORS 197.610 through 197.651, the following key procedural items 

have been completed as follows: 

 

• On July 19, 2024, the Oregon Department of Land Conservation and Development 

(DLCD) received required notification of the proposed Comprehensive Plan 

amendment commensurate with the timing required (35-days) prior to the first public 

hearing at which public testimony or new evidence is to be received. The hearings-

ready document (Exhibit B) and these proposed findings were uploaded to the DLCD 

website on this day.  

 

• On August 14, 2024, pursuant to Section 17.22.30, the Sandy Post newspaper 

company published required notice of said public hearings.  

 

The draft Comprehensive Plan document dated July 2024 (Exhibit B) and Appendix are 

subject to public hearing and subsequent ordinance adoption.  
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Dear Sandy Community, 

As Sandy’s Mayor, it is my honor to present to you our updated 

Comprehensive Plan, “Envision Sandy 2050.” Our city last adopted 

a comprehensive plan nearly three decades ago in 1997, when I 

was a member of our high school Shadow Council. Since that time 

Sandy has grown from 5,000 residents to over 13,000. This update 

is a singular opportunity to affirm our priorities and chart a course 

for our continued success in the decades to come. 

Sandy is a truly wonderful place to call home. Building on the 

pioneering spirit of those who first settled here, Sandy has 

blossomed into a resilient and prosperous town full of community 

pride.  As the gateway to Mt. Hood, our breathtaking natural 

scenery, thriving small businesses, and safe neighborhoods provide a quality of life found 

nowhere else in Oregon. With small-town roots and top-flight amenities, there is simply no better 

place to live, work, and raise a family. Envision Sandy 2050 was developed to ensure that all the 

things we cherish about Sandy will live on far into this century.

Envision Sandy 2050 represents our collective vision for the future of our town. This new plan 

is the product of two years of dedication and commitment from members of our Community 

Advisory Committee, City staff, Planning Commissioners, and City Council members. Importantly, 

the plan includes extensive input and feedback received directly from Sandy residents. To 

everyone who participated in this critical planning effort, you have my sincere thanks. 

On behalf of the Sandy City Council, we look forward to working together with our neighbors 

to put this plan into action.  With our combined efforts, I have no doubt that we will achieve our 

shared dreams for our community – for this generation, and many generations to come. 

Let’s keep Sandy wonderful,

Stan Pulliam

Mayor of Sandy

Letter from the Mayor
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SANDY COMPREHENSIVE PLAN
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About this Plan
The Comprehensive Plan guides how Sandy will plan for and manage future growth and development 

through 2050. It directs all activities related to land use and the future of built systems and services in 

Sandy. It also has an important purpose as the primary means for realizing the community’s vision for 

the future. 

The Comprehensive Plan establishes a policy framework rooted in a factual basis that helps inform other 

critical planning documents and implementing tools that together serve as a coordinated, overarching 

strategy for the City. This approach establishes the structure for how the City works and provides services, 

and the types of services that it provides. Ultimately,  

the Comprehensive Plan outlines the direction that the City will take when planning for land use and 

informs all of its land use decisions and actions, including how land is developed and services are provided.

The Plan is designed to be accessible to everyone who participates in the City’s land use planning process 

– not just government agencies, elected officials, Planning Commission, and builders and developers, but 

also neighborhood and community groups, and community members representing all interests.
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A Brief Overview of Oregon’s  
Land Use Planning Requirements
Comprehensive planning in Oregon was mandated by the 

1973 Legislature with the adoption of Senate Bill 100 (ORS 

Chapter 197). Under this Act, the Land Conservation and 

Development Commission (LCDC) was created and directed 

to adopt Statewide Planning Goals and Guidelines. These 

Goals and Guidelines were adopted by LCDC in December 

1974 and became effective January 1, 1975. 

To date, Oregon has adopted nineteen Statewide Planning 

Goals, and all Oregon cities and counties are required to 

have a Comprehensive Plan that is consistent with these 

Goals. Statewide Planning Goals include topics such as land 

use planning, citizen involvement, housing supply, economic 

development, transportation systems, natural resources 

management, recreation, and more. Each Statewide Planning 

Goal includes a set of guidelines that, in conjunction 

with community priorities, help direct the content within 

comprehensive plans. Once adopted, all of a City or 

County’s community and area plans, zoning codes, permits, 

and public improvements are required to be consistent 

with the Comprehensive Plan. This structure ensures that 

cities implement the State’s policy goals first through the 

comprehensive plan, and then by more detailed supporting 

and implementing documents. 

Twelve of the nineteen 
Statewide Planning 
Goals apply to Sandy. 
These include:

Goal 1: Citizen 
Involvement

Goal 2: Land Use Planning

Goal 5: Natural Resources, 
Scenic and Historic Areas, 
and Open Spaces

Goal 6: Air, Water, and 
Land Resource Quality

Goal 7: Areas Subject to 
Natural Hazards

Goal 8: Recreational 
Needs

Goal 9: Economic 
Development

Goal 10: Housing

Goal 11: Public Facilities

Goal 12: Transportation

Goal 13: Energy 
Conservation

Goal 14: Urbanization
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How are Comprehensive 
Plans used? 
Zoning and development code serve as the major 

implementation mechanism of the Comprehensive 

Plan. The City’s zoning map shows the type, 

location and density of land development and 

redevelopment permitted in the future and 

may be updated to reflect the policy framework 

established by the Comprehensive Plan. The 

Comprehensive Plan is also implemented through 

area-specific and topic-specific plans, which guide 

public investments. 

Area-specific planning efforts take place for 

a smaller part of the city, like a district or 

neighborhood, such as the Bornstedt Village 

Plan. Sandy also adopts plans that are topic or 

infrastructure-specific, such as Transportation, 

Sanitary Sewer, and Water Master Plans. These 

plans contain many components, such as 

background information, assessment of existing 

conditions or system deficiencies, overarching 

goals or evaluation criteria, potential capital 

improvement projects, as well as policies, code 

amendments, land use or zoning map changes. 

These plans should follow the ethos of the 

Comprehensive Plan and should not contradict 

its goals. The components of area-specific or 

topic-specific plans either can be adopted by 

ordinance or resolution. They can also result in 

an amendment to the Comprehensive Plan or its 

implementation tools to ensure they stay current 

over time. Area or topic-specific plans direct the 

work of a City’s departments, like Planning, Public 

Works and Parks and Recreation, through action 

plans and departmental budgeting.

Elements of a Comprehensive 
Plan
In addition to goals and policies for a broad range 

of topics, Comprehensive Plans are required to 

include other components. This includes technical 

analyses and background research to help set the 

policy framework, as well as implementing plans 

that provide detailed guidance for specific systems 

and geographies. While these analyses and 

background documents are generally incorporated 

in a Comprehensive Plan by reference, they 

provide a foundation for the development of goals 

and policies.

In addition to referencing a factual basis and 

establishing goals and policies, a Comprehensive 

Plan also includes a comprehensive plan map that 

spatially designates residential, employment, and 

mixed-use development and resource lands in a 

way that best implements the goals and policies 

included in the Comprehensive Plan. 
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Developing Goals and Policies
The heart of the Comprehensive Plan is the 

community’s vision for the future. The goals and 

policies are a direct expression of the desires of 

the community, as captured through the City’s 

community-wide visioning process, Envision Sandy 

2050. 

Utilizing the framework of the Envision Sandy 2050 

Vision Statement and information from the factual 

base, the goals and policies of the Comprehensive 

Plan describe the long-term outcomes and direction 

on how the City will achieve the intended work of the 

Plan. Specifically:

•	 Goals are long-term outcomes the City hopes 

to achieve by implementing the Comprehensive 

Plan. They are aspirational, expressing 

community members collective desires and 

values.

•	 Policies set preferred direction and describe what 

must be done to achieve these broad goals. 

They are specific enough to help determine 

whether a proposed project or program would 

advance the values expressed in the goals. 

Why update the Plan?
The City’s current Comprehensive Plan was 

adopted in 1997. Since that time, Sandy has 

experienced rapid population growth and 

shifts in demographics. Although some of the 

recommendations of the current Plan still hold 

value, the fundamental data and trends used to 

establish the recommendations are outdated. 

The updated Plan needs to reflect updated data 

and trends and community priorities regarding 

livability; infrastructure; transportation; economy; 

resilience to natural hazards; growth management; 

housing and housing affordability; and parks 

and trails. In conjunction with major updates the 

City’s Housing Capacity Analysis (HCA), Economic 

Opportunities Analysis (EOA), Transportation 

Systems Plan (TSP), and other factual bases , the 

Envision Sandy 2050 process established a new 

vision for the future and reset the policy framework 

of the Comprehensive Plan.

The Vision provides an aspirational, overarching direction and 
describes a future desired state.

Goals are a broad statement of purpose that defines what the 
community wants to achieve.

Policies are a clear statement guiding a specific course 
of action for decision-makers to achieve a desired goal.
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In spring 2022, the City of Sandy launched 

“Envision Sandy 2050,” a citywide engagement 

effort to update the Sandy Comprehensive Plan. 

The first step in the process was to create a 

community vision that reflects what community 

members enjoy and want to preserve about 

Sandy, and what they would like to see changed 

in the future. 

Over the course of nearly two years, City staff 

led outreach and engagement efforts to better 

understand the community’s vision and priorities 

related to Sandy’s future. As of July 2022, the 

Envision Sandy 2050 process touched more than 

1,000 community members through Community 

Conversations, community events, online surveys 

and the Sandy Speaks webpage. Activities were 

designed to identify common themes around 

the aspirations and concerns of a community, 

which are a key piece to the development of 

a community-wide Vision Statement for the 

Comprehensive Plan.

Community Advisory Committee
To guide the Envision Sandy 2050 

process, a volunteer Community Advisory 

Committee (CAC) was convened to 

represent a broad cross-section of Sandy 

residents, business owners and community 

leaders. Membership to the CAC was 

appointed through an open application 

process. The CAC reviewed materials, acted 

as liaisons to various constituencies and 

interest groups and hosted outreach events 

and activities. The CAC was instrumental in 

advancing community priorities to craft the 

vision and develop policies.
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Community Conversations	
To reach a wide spectrum of Sandy community members, project staff and members of the 

Community Advisory Committee (SAC) facilitated community conversations with local groups, 

clubs, committees, and organizations in Sandy. Over the course of five months, twelve community 

conversations were conducted with the following groups, engaging approximately 85 community 

members in Sandy:

•	 Chamber of Commerce

•	 AntFarm Youth Services

•	 Parks and Trails Advisory Board

•	 Economic Development Advisory Board

•	 Sandy Police Department

•	 SandyNet Advisory Board

•	 Library Advisory Board

•	 Planning Commission

•	 Group of Sandy High School staff

•	 Group of local developers

•	 Group of Spanish speakers

In addition, multiple community conversations 

were held with Sandy High School classes, 

including Leadership and Advisory classes. 

These events engaged over 250 students in 

group discussions and interactive polling. 

Students learned about civic engagement, 

community development, and the City’s land 

use planning system, and shared their ideas for 

Sandy’s future.
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Community Events
Throughout the summer of 2022 and 2023, the 

project team staffed an Envision Sandy 2050 

booth at multiple Farmers’ Markets, the Longest 

Day Parkway event, and the Sandy Mountain 

Festival. Tabling at community events provided a 

unique opportunity to reach many people in one 

place. Materials for tabling were designed to 

gather community ideas, and activities included 

intercept surveys in English and Spanish.

Online Engagement
The City of Sandy maintained an active project 

website on Sandy-Speaks web platform with 

information about the project and ways to get 

involved. Online surveys were promoted through 

the Sandy Source newsletter, social media, 

community listservs, as well as through business 

flyers and door direct mailers that reached all 

Sandy residents within the UGB. 

Outreach to Spanish Speakers
Outreach to Sandy’s Spanish-speaking community was conducted through a grassroots process 

that leaned on wide-reaching social media posts, informal gatherings at the Vista Apartments, 

St. Michael’s Catholic church, and community members connected to a variety of services and 

programs in Sandy. This included Spanish speakers from NW Family Services, AntFarm’s Nuevo 

Futuro program, Todos Juntos and Olga Sanchez at the School District. 

68

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

14  

Future Fest
At a key milestone in the Envision Sandy 2050 

process, a community meeting was held to report 

back on the outreach and engagement activities, 

vet and refine the draft Envision Sandy 2050 Vision 

Statement, and identify priorities and opportunities 

for achieving the vision. The Future Fest event 

helped lay the groundwork for developing goals 

and policies for the Comprehensive Plan.

More than 40 community members participated in 

the event at the Wippersnappers Kids’ Play Place, 

where free kids’ play, food and beverage were 

provided. A wide range of participants included 

residents, business owners, families with children, 

and elected officials.

Discussions were robust and collaborative, resulting 

in dozens of community ideas and feedback on 

the draft vision statement. Key issues included 

wildfire mitigation, parks maintenance, and pacing 

infrastructure with development. This feedback from 

the community was incorporated in the new Sandy 

Comprehensive Plan policy framework.
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Natural Hazards and Resiliency 
Planning Workshops
As part of the comprehensive planning 

process, the City of Sandy undertook a process 

to develop policies and actions related to 

expanding resilience to changing conditions and 

extreme weather events. This process involved 

two stakeholder workshops where city staff, local 

experts, and residents came together to identify 

vulnerabilities related to changing conditions and 

develop cross-sector strategies to address them. 

At the first workshop, participants reviewed the 

information regarding accelerating trends related 

to extreme heat, drought, water availability, 

snowpack, wildfire, and other climate patterns to 

identify vulnerabilities to the City of Sandy.  

This effort resulted in the vulnerability assessment 

included in the Sandy Comprehensive Plan 

Appendix. In the second workshop, participants 

came together to identify strategies and related 

actions, and gather information relative to the 

co-benefits, tradeoffs, relative cost, effectiveness, 

and responsible party. Some of these strategies 

were developed into goals and policies included 

in the Sandy Comprehensive Plan. Detailed 

information about all strategies developed in 

this process is included in the Appendix was 

documented to help guide implementation 

of resilience-related policies included in the 

Comprehensive Plan or undertaken through 

other local government processes.

Workshop participants included:

•	 Gianna Alessi, Clackamas County Disaster 
Management

•	 Greg Brewster, City of Sandy – SandyNet 

•	 Jevra Brown, Oregon Department of State 
Lands

•	 Shelby Butcher, Rural Community Assistance 
Corporation

•	 Rukshana Chand, Clackamas Workforce 

•	 Bill Conway, Clackamas County Public Health 

•	 Suzi Cloutier, Soil and Water Conservation 
District

•	 Jerry Crosby, Planning Commission

•	 Matthew Degner, Sandy Public Works

•	 April Dobson, Todos Juntos

•	 Aeris Eaton, Sandy High School 

•	 Thomas Fisher, City of Sandy

•	 Aryka Hanto, Clackamas County Disaster 
Management

•	 Andi Howell, City of Sandy 

•	 Kirsten Ingersoll, Clackamas County Health, 
Housing, and Human Services

•	 Khrys Jones, Chamber of Commerce 

•	 Joe Johansen, City of Sandy 

•	 Clair Klock, Clackamas Soil and Water 
Conservation District  

•	 Chelsea Lincoln Lane, Oregon Trail School 
District

•	 Evelyn Lawyer, Sandy High School 

•	 Emily Meharg, City of Sandy

•	 Heather Michet, Iris Healing Arts

•	 Julia Monteith, Oregon Trail School District 

•	 Casie Morris, Todos Juntos

•	 Kirsten Pitzer, Action Center

•	 Kelly Reid, Department of Land Conservation 
and Development

•	 David Snider, City of Sandy

•	 Michelle Valencia, Sandy High School 

•	 John Wallace, Sandy Parks & Recreation 

•	 Jay Wilson, Clackamas County Disaster 
Management
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ABOUT SANDY
SANDY COMPREHENSIVE PLAN

72

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

18  

History of Sandy
INDIGENOUS PEOPLE
The first documented inhabitants of the Sandy area were local 

bands of Kalapuya Native Americans. The Kalapuya lived 

throughout Oregon’s Willamette Valley and subsisted primarily 

on fish, game animals, camas root, fern, and local berries. 

Indigenous people would move about following food sources 

as they changed seasonally, thriving until the introduction 

of external diseases in the early 1800s. It is estimated that 

approximately 75 percent of the local Kalapuya population was 

lost to smallpox, the measles, influenza, and venereal diseases 

by 1832. The remaining indigenous population in the area and 

the five tribes of the Willamette Valley moved to the Grand 

Ronde Reservation.  

The indigenous name 
for Mount Hood is 
Wy’east. The name 
originated with the 
Multnomah tribe of the 
Columbia river valley. 
The name Wy’east has 
been associated with 
Mount Hood for more 
than a century, but no 
evidence suggests that 
it is a genuine name 
for the mountain in any 
indigenous language. 

Chinook Indians in Front of Mount Hood - 1853 By Paul Kane
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PIONEERS
Sandy was named for the nearby Sandy River which was originally identified as the “Quicksand 
River” by Lewis and Clark; however, the name “Quicksand” gradually evolved into “Sandy”. 

In 1845, Samuel K. Barlow, a 

pioneer emigrant from Kentucky, 

blazed a road (known as the Barlow 

Road) from The Dalles around the 

south side of Mt. Hood to Eagle 

Creek, thus completing the last leg of 

the famous Oregon Trail that began 

in Independence, Missouri. There he 

faced the dangers of rafting and the 

struggles of portaging through the 

treacherous Columbia River and the 

Gorge. Barlow had hoped to find an old trail created by indigenous people around the 

south of Mount Hood, and he did. These 80 to 90 miles of difficult terrain became known 

as the Barlow Road. In 1845, Barlow petitioned the Provisional Government (then in 

Oregon City) for authority to build and collect toll from Tygh Valley to Oregon City.  

He was granted the rights in short order naming the road Mt. Hood Road, but it has 

always been commonly known as the Barlow Road. 

Virtually all of Sandy’s land claims were made after the 1850 Donation Land Claim Act. 

The offer of free land caused many people to make the arduous overland journey to the 

Oregon territory during the mid to late-1800s. The Act designated parcel sizes to 

be 320 acres (640 for a married couple) and required they be rectangular in shape, which 

influenced the development and population growth pattern the City would ultimately 

take. The greatest influx of early settlers to Sandy occurred in 1852 and 1853. 

When the first settlers arrived in the area of Sandy, they found most of it covered in a 

thick forest primarily composed of Douglas fir and cedar trees. Some of the trees were 

noted to be from 6-10ft. in diameter. In between sections of forest were flat grasslands 

with intermittent trees, mostly oak. The grassland areas were the first sections of 

land to be claimed and settled, as they were the easiest to build and farm on. Once 

the grassland areas became scarce, forestlands were claimed, cleared, and settled. 

Later, people came primarily for the trees and the profits to be made in timber, and 

subsequently people settled on the cleared land. 

1845

1850

The Portage - 1897 By Winslow Homer 
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Sandy’s first settlers, the Francis 

Revenue family, arrived in 1853 and 

soon opened a trading post on the 

Barlow Road which served thousands 

of pioneers who traveled through on 

their way to the Willamette Valley. 

John and Francis Revenue started 

building a log schoolhouse and in 

1870 the Revenue School District, 

No. 6 was formed. In 1874 Francis 

Revenue built the Revenue Hotel. It 

was Sandy’s first hotel.  

SANDY’S ECONOMY
According to local historians, there is 

no question that Sandy’s heritage was 

founded on logging and sawmilling. 

Early residents used to say, “there 

was a sawmill behind every stump”. 

Sandy’s rugged terrain did not 

attract farming, but it was blessed 

with a thick cover of beautiful old 

growth timber. The harvesting and 

processing sustained the area’s 

economy for many years. At one time 

or another there were more than 

60 sawmills in the area. In addition, there were many logging camps to supply the sawmills 

with logs. This industry not only brought money to the area but also employed many of the 

residents. 

As more and more sawmills opened up, additional specialty shops and tradesmen were 

needed. Robert Jonsrud started a blacksmith shop in Sandy in 1894 when he was 21 years 

old. His shop was on the north side of present Pioneer Blvd. between Shelly and Straus 

Avenues. His specialty was horseshoeing and wagon-repair work. 

The primary way logs would be “yarded” out of the woods was by a team of horses.  One of 

the largest sawmills in the area was the Sandy Fir Lumber Company. The sawmill was located 

just outside of Sandy on Tickle Creek and was owned by John Straus and W.A. Proctor. 

1853

1894
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BUILDING A TOWN
In the early 1900’s, Sandy was a tough 

primitive village with mostly muddy, un-

planked roads, no public water system, no 

public sewer system, no city government or 

constable, no electricity, and no doctor. 

Most of the growth in the early 1900’s has 

been attributed to what was going on in the 

Bull Run area; building of a diversion dam, 

flumes, tunnels, an artificial lake (Roslyn Lake), 

and an electric generating plant. At one time there were between 200 and 300 people 

employed on these projects. The village of Sandy (population just under 200) supplied many 

of the daily needs for these workers, including a place to go on Saturday nights. 

The little village of Sandy was trying to incorporate as a city for a number of years. The 

trouble was a requirement of a minimum population of 200. Sandy’s population hovered 

just below that for quite some time. 

Finally, the population requirement 

was met and on August 11, 1911, 
the village of Sandy incorporated 

as a city, and on November 14, 
1913, the voters approved the city’s 

charter. The first act of the new city 

council was to hire L.A. Davis as 

Town Marshal. 

In October 1913, the city 

experienced a major fire which 

destroyed numerous buildings and 

businesses, including a restaurant, 

livery stable, and saloon, all located 

on the south side of the Main Street 

(now known as Proctor Boulevard). A 

concrete replacement of the restaurant 

and saloon was subsequently erected, 

marking the first concrete building in 

the city. 

1900

1913

1919
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ERA OF THE 
AUTOMOBILE
In 1919, the State Highway 

Department accepted Barlow Road 

and proceeded to build a new Mt. 

Hood Highway from Gresham to Mt. 

Hood going through Sandy. In the 

mid 1920’s, the State completed 

the Mt. Hood Loop Road from 

Government Camp to Hood River. 

That opened up the whole area 

which boosted commerce and all 

sorts of automobile excursions.   

Ludwig Hoffmann constructed this 

building for his new business, the 

Sandy Meat Market. The attached 

house next door was also built by 

Ludwig, where he and his family 

lived. With horse-drawn wagons he 

delivered to homes, sawmills, and the 

many camps in the outlying areas. 

The business flourished and began to 

include grocery items. 

1919

In 1911, A.L. and M.A. Deaton opened Clackamas County 
Bank (CCB) in a portion of H.S. Eddy’s real estate office. In 
1912, W.A. Proctor was taken in as a stockholder.  
In just a few years, the tiny bank was able to construct  
its own building. In 1918, Proctor bought controlling 
interest in the bank. CCB survived the Great Depression 
and is going strong today. It’s the oldest community bank 
in Oregon. The CCB corporate offices are now located  
on Proctor Boulevard and have been there since the 1950s.

This photo is Main Street in 1917 which is 
modern day U.S. Route 26. 
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In the 1920s Ludwig added trucks 

to his fleet and expanded their 

delivery area out to 75 miles of rough 

road to the other side of Mt. Hood.   

Logging and sawmilling in the 

1920’s benefited the most from the 

introduction of the truck.  By 1920, 

cars and trucks had displaced wagons 

and it was no longer necessary to rely 

on horsepower. Although the early 

truck started out as primitive, trucks 

had been improved so much that 

they could be used to transport logs 

to the sawmills. Previously, unless the 

logs could be moved by rail or water, 

the sawmills were forced to move to 

the timber sites. Now trucks could 

transport lumber a far greater distance. 

When automobiles began replacing 

horses and wagons, carriage repair 

shops were adapted to garages. 

In 1910, R.S. “Bob” Smith and his 

brother worked as blacksmiths. They 

mostly did horseshoeing and repair 

of wagons and buggies. In 1915, 

R.S. bought his brother out and the 

property next door and built a garage 

to sell and repair automobiles. He 

also sold Standard gasoline. In 1935, 
R.S. built the Spanish Revival building 

with Art Deco shapes, colors, and motifs woven into the architecture. R.S. served a term as 

mayor in 1929 and councilman from 1941-44. The Smith family business lasted for 86 years.

1920
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POST WAR ERA
After World War II, Sandy’s main economy continued to specialize in mills for the purpose 

of processing timber. The Bittner Mill in Sandy operated from 1940 until 1956, when it 

closed. It produced millions of alder plugs for paper mills where they were used to plug 

and stabilize the open ends of paper rolls, such as newsprint. 

In 1962, Oja Lumber Company 

acquired an existing sawmill on 

Tupper Road where it now meets 

Dubarko Road. Between the 1960s 

and 1980s, Olaf Oja employed over 

20 people to mill logs, truck them 

to the main location in Sandy, and 

finish them into boards. As small mills 

began disappearing around the Sandy 

area, Oja Lumber began working with 

Vanport Manufacturing in Boring. The 

Oja Lumber Company remained open 

until 2016 when it was demolished 

for the construction of the local 

Goodwill Superstore and the Wendy’s 

restaurant. 

The Mountain Festival started in 

1973 and has grown to be one of the 

largest annual events in Clackamas 

County. In 1976, the festival 

committee took advantage of the 

short-lived pet rock fad to stage pet 

rock races. 

The City of Sandy adopted its first comprehensive plan in August of 1973, called the 

‘Comprehensive Plan for the Sandy Area’. The first comprehensive plan was completed by 

Robert E. Meyer Engineers. The first comprehensive plan was prepared with financial aid 

through a federal grant as authorized by Section 701 of the Housing Act of 1954. On June 2, 

1980, the City of Sandy adopted its second comprehensive plan with Ordinance No. 11-80. 

According to DLCD, the 1997 comprehensive plan was the first Sandy Comprehensive Plan 

that was acknowledged by the State of Oregon.

1962

1973

Olaf Oja, right, 
gets help cutting 
down a tree on 
the future site 

of his long-time 
business Oja 

Lumber Company. 
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Two of Sandy’s most iconic businesses 

were established in the early 1970s. 

The Tollgate Inn Restaurant was 

established in 1973 and Joe’s Donut 

Shop was established in 1974.

Sandy’s second female Mayor, Ruth 

Loundree, presented the key to 

the City of Sandy to William “Bill” 

Johnson, the gold medalist in downhill 

skiing at the 1984 Winter Olympics in 

Sarajevo, Yugoslavia. Bill attended 

Sandy High School and got his early 

training in the downhill event while 

skiing in the Mount Hood area. 

MILLENNIAL
The Sandy Style 

architectural standards were 

established in 2008. After 

adoption of the Sandy Style, the City 

established a facade improvement 

grant program through the Urban 

Renewal Agency which transformed 

the city’s downtown over the last few 

decades. The standard is meant to 

celebrate Sandy as the Gateway to 

Mount Hood by adapting elements of 

2008

1984

1974
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Cascadian architecture popular between 1915-

1940.

The new Sandy High School on Bell 

Street opened in the fall of 2012 replacing 

the 90-year-old facility on Bluff Road. This 

310,000-square-foot building employed a 

broad range of sustainable-design strategies 

that reduced the school’s carbon footprint 

and tied it to the natural beauty of the 

Pacific Northwest. 

In 2017, the City expanded the UGB by 668 

acres to accommodate housing, employment, 

park, and school needs for 20 years. The last 

time the UGB had been amended was in 1997 

when the Bornstedt Village area south of 

Highway 211 and west of Bornstedt Road was 

brought into the UGB.

2017

2012
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Sandy 2050 will guide how Sandy will plan for and manage future growth and development through 2050. 

It directs all activities related to land use and the future of built systems and services in Sandy.  

It also has an important purpose as the primary means for realizing the community’s vision for the future. 

To envision the future of Sandy, this community profile provides a shared understanding �of Sandy as it 

exists today.

Where We Are Today
Envision Sandy 2050 Community Snapshot

The population of Sandy is forecasted to grow by 7,788 
people between 2020 and 2045 to include a total 
estimate of 20,657 people! Sandy’s Hispanic/Latino 
population increased between 2000 and 2015–2019 from 
4% to 10%, and Sandy’s households are larger with nearly 
half of households consisting of 3 or more people.

The median gross rent in Sandy over the 
2015-2019 period was $1,228. About 33% 
of Sandy’s households are cost burdened, 
compared with the county average of 32%. 
Median home sales prices have escalated 
over the last ten years increasing from almost 
$200,000 in 2012 to almost $500,000 in 2022.

Who We Are

Sandy

Clackamas County

Oregon

2000 2010 2021

   7% - Single Family Attached

14.1% - Multifamily

73.3% - Single Family Detached

5.6% - Mobile Home

Where We Live

Between 1999 and 2019, Sandy’s median household income increased 
from about $42,000 to about $73,000 per year. However, Sandy’s 
median household income is about $7,000 less than Clackamas County.

What We Earn
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Where We Work

Modes of Transporation:

How We Get to Work

81.7%

Drive Alone

9.9%

6.2%

Carpool

Work from Home

1.4%-Walked 

0.1%-Public 
Transportation 

0.6%-Other

Between 2008 and 
2019, employment in 
Sandy increased by 
about 695 employees 
(23%), at about a 1.9% 
average annual growth 
rate. Sandy has a higher 
labor force participation 
rate (69%) relative to 
Clackamas County 
(65%) and Oregon 
overall (62%).

80% of the workers commute into Sandy from other areas, 
most notably Gresham. More than 5,000 residents of Sandy 
commute out of the city for work, most of them traveling to 
Portland (27%). About 20% of all people who work in Sandy 
also lived in Sandy. About 13% of Sandy residents who are 
employed, work and live in Sandy.

U.S. Census Bureau, American Community Survey 2015–2019 5-Year Estimates
U.S. Census Bureau, American Community Survey 2020–2025 5-Year Estimates
Portland State University Population Estimates, 2021
Oregon Employment Department, Quarterly Census of Employment and Wages

City of Sandy 2021 Parks and Trails Master Plan
Future Climate Dashboard web tool. Climate Toolbox (https://climatetoolbox.
org/)�Data USA: Sandy, OR (https://datausa.io/profile/geo/sandy-or)

The threat of wildfire is real for residents 

of Sandy. As fires continue to worsen, 

smoke becomes a hazard to human 

health, especially for residents with 

underlying health conditions and those 

who are unable to protect themselves by 

accessing clean indoor air.

Commuting Flows

753

Incoming

2,962

Outgoing

5,229

Extreme wildfire danger averaged 11 days per 
year across Clackamas County in the 1990s 
and is expected to increase to 19 days per 
year by the middle of this century.

Wildfire

Sources

16.2% - Retail Trade

12.9% - Manufacturing

7.76% - Education & 
Healthcare

7.58% - Finance & 
Insurance

7.01% - Construction

Parks & Recreation

224.6 Acres

Natural Resource
Areas and

Open Space

21.2 Acres

Community 
Parks

Trails

9.9 Miles

Mini Parks

3.8 Acres

5.3 Acres

Special Use
Facilities

24.8 Acres

Neighborhood 
Parks 
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Land Use Gallery
Regulated by the Comprehensive Plan, 

Development Code, Parks and Trails Master 

Plan, and the Transportation System Plan, Sandy 

has taken on a physical form that defines the 

experience of anyone who lives, works, or visits 

Sandy. The resulting development pattern provides 

the stage on which daily life takes place. This 

section of the Comprehensive Plan explores these 

development patterns, revealing the relationship 

between the system of land use regulations, parks 

and trails, transportation, and the underlying 

landform. 

While the Comprehensive Plan provides policy 

guidance for the general and long-term location, 

type, density, and timing of new growth and 

development, the zoning districts outlined in the 

Development Code enacts detailed regulations 

and use standards for the development of land. 

Comprehensive plan land use categories ensure an 

adequate supply of land for residential, commercial, 

and industrial development purposes ensuring the 

development of a complete community.  

The following land use categories have been 

developed for use in the Comprehensive Plan Map. 

The Comprehensive Plan Map is a key element 

of the Comprehensive Plan and a controlling 

instrument that directs future growth by illustrating 

the location and types of uses within Sandy. 

The Comprehensive Plan Map includes land use 

designations establishing the intended urban 

pattern and the general use and intensity of 

development, as well as land use boundaries 

illustrating the Urban Growth Boundary (UGB), City 

limits, and community plan areas.   

Zoning districts, which must be consistent with 

the Comprehensive Plan, translate the broad land 

use designations as defined in the Comprehensive 

Plan into detailed land use classifications that are 

applied to individual parcels. A clear relationship 

between land use designations and zoning districts 

is important to ensure that the goals and policies 

of the Comprehensive Plan are consistently carried 

out through administration of the City Development 

Code and corresponding Zoning Map.

City of Sandy 1937
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The Central Business (C-1) district is intended to 

provide the community with a mix of civic, retail, 

personal services, offices and residential needs of 

the community in the city’s historic commercial core. 

While the district does not permit new low density 

housing types, the district allows dwelling units in 

buildings containing commercial activities. 

The district is a smaller, more intimate, and is 

intended to be pedestrian oriented. Vehicular 

parking is mostly provided on the street, in smaller 

parking lots, and in public parking lots. The 

goal is to continue to develop this district into a 

high-quality streetscape that provides a safe and 

comfortable pedestrian experience. The central 

business district also provides the backdrop for 

some of the most significant community events.  

The city has design standards effective for all 

commercial buildings. Known as the “Sandy Style,” 

the design guidelines apply to new construction, 

major additions, and exterior alterations other than 

general maintenance. Sandy Style is an architectural 

style developed by the City of Sandy, modeled 

after the Cascadian Architectural style by adapting 

elements of the English Arts and Crafts and Oregon 

Rustic styles.

Central Business District
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The General Commercial (C-2) district is 

intended to provide for a wide range of 

commercial activities at a community shopping 

center scale, including for commercial uses 

and businesses which require large land areas 

for structures, parking facilities, and direct 

automobile access.

This highway oriented commercial use dominates 

the experience for people passing through the 

west end of Sandy. This development pattern in 

Sandy was historically of the typical “big box” 

and “strip mall” variety, with buildings setback 

from the highway to make space for ample 

surface parking lots.  

This type of development provides space for 

retail shopping and restaurants serving many of 

the daily needs and services of Sandy residents. 

Sandy Style design is required for all new 

construction and redevelopment of property 

in this district, including modifications to the 

historic development pattern to reduce the 

visibility of surface parking lots.   

 The established general commercial district 

creates barriers to pedestrian and bicycle 

access. The goals and policies reflected in 

this Comprehensive Plan support bike and 

pedestrian pathways to these areas, and safe 

crossings along various points of Highway 26.  

General Commercial 
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The Village Commercial (C-3) district is primarily 

designed to serve residents of the immediately 

surrounding residential area. Village Commercial 

is intended to help form the core of the villages 

designated in different locations of Sandy. The 

village district was designed and implemented 

concurrently with the 2040 Comprehensive 

Plan that was adopted in 1997. Allowing a 

mixture of residential uses beside and/or above 

commercial uses is intended to help create a 

mixed-use environment which integrates uses 

harmoniously and provides for convenient 

access to commercial uses close to housing. 

The orientation of the uses in this zoning district 

should integrate pedestrian access and provide 

linkages to adjacent residential areas, plazas 

and/or parks, and other amenities. The village 

designation is intended to provide flexibility in 

developing specific area plans. Permitted land 

use designations in a village district includes low 

density residential, medium density residential, 

high density residential, and village commercial. 

Village Commercial
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The Industrial Park (I-1) district is intended to 

allow desirable and beneficial mixing of light 

industrial and commercial uses totally enclosed 

within buildings on large landscaped sites that 

blend harmoniously with their surroundings and 

adjacent land uses. This zone closely matches 

the General Commercial (C-2) district.

Commercial uses located in this district include 

activities that are compatible with industrial 

uses, those uses which supplement and support 

surrounding industrial activity and uses that 

support the needs of the employees of nearby 

businesses. 

This land use category is intended to promote 

development that provides jobs in key industries 

in Sandy as identified by the City’s Economic 

Development Strategic Plan. The land use 

pattern typically includes small and medium-

sized parcels that can accommodate small and 

mid-sized industrial and commercial businesses. 

Industrial Park
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Light Industrial 
The Light Industrial (I-2) district is intended 

to provide locations for light manufacturing 

and warehousing business which have minimal 

impact on their surroundings and do not 

produce noise, light, smoke, odor, or other 

pollutants in excess of average levels preexisting 

at the boundary of the site.

Light Industrial is intended for a variety of 

lower intensity industrial operations, such as 

light manufacturing and assembly, research, 

technology, and industrial offices. Additionally, a 

goal of the district is to provide opportunities for 

incubator space for smaller start-up businesses. 

Because building design standards are less 

restrictive in this zone than in other zones, 

buildings (regardless of use) shall be screened 

from view from arterial streets and highways. It is 

the intent of this district to provide locations and 

uses that do not depend on high visibility. 
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The General Industrial (I-3) district is intended to 

provide locations for higher intensity industrial 

uses, such as manufacturing, major assembly of 

products, truck terminals, distributions facilities, 

and other similar uses. Because of the type 

of land uses and their potential conflicts, this 

zoning district is intended to include larger sites 

that are typically more isolated and removed 

from residential uses. The entirety of this land 

use type is currently located in the northwestern 

part of the city, adjacent to Highway 26.  

General Industrial

Images: US Metal Works Inc.
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The High Density Residential (R-3) district 

is intended for high density residential 

development at 10 to 20 dwelling units per net 

acre. Intended uses are apartments, row houses, 

duplexes, single attached zero lot line, and 

manufactured dwelling parks. 

Grouping of homes are typically closer together 

and usually in multi-story buildings. Common open 

spaces and interior parks are often required to 

provide room for play and recreation. 

High Density Residential (HDR) areas are generally 

located immediately adjacent to commercial 

zoning, arterial and collector streets, and public 

facilities such as schools or parks. The HDR 

Comprehensive Plan designation encompasses 

one zoning district designation. 

High Density Residential
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The Medium Density Residential (R-2) district 

is intended primarily for medium density 

residential development at 8 to 14 dwelling units 

per net acre. Intended uses are apartments, 

duplexes, row houses, manufactured dwelling 

parks, and single family detached and attached 

residential dwellings. Commercial development, 

with the exception of home businesses and 

other uses as defined as conditional uses, is not 

considered appropriate for this designation. 

Medium Density Residential (MDR) districts 

are often used as a transitional use technique 

to buffer HDR to low density residential uses. 

Lots for single family homes and duplexes 

are typically smaller than in the low-density 

residential designation and homes are located 

somewhat closer to each other. The resulting 

neighborhood character is still decidedly 

suburban. The MDR Comprehensive Plan 

designation encompasses one zoning district 

designation.

Medium Density Residential 
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Low Density Residential and Single Family Residential
The Low Density Residential (R-1) district is 

intended for 5 to 8 dwelling units per net acre. 

Intended uses are duplexes, manufactured 

dwelling parks, and single family detached 

and attached residential dwellings.  The Single 

Family Residential (SFR) district is intended for 

3 to 5.8 dwelling units per net acre. Intended 

uses are duplexes and single family detached 

residential dwellings. Low Density Residential 

(LDR) districts are typically located outside 

on the periphery of the commercial districts 

and have a traditional neighborhood design 

with various architectural styles and building 

elements. All future residential development 

should be carefully designed to integrate with 

established neighborhoods in terms of density 

and house design.  

Street patterns in the LDR district are 

characterized by curvilinear alignments and cul-

de-sacs because of the topography in Sandy. 

The public streetscape is a major defining 

element of an LDR district neighborhood. This 

land use designation relies on the car for most 

trips, and on the school bus for getting to and 

from school. This development pattern remains 

popular with families in Sandy for the generously 

sized private yards and quiet streets. The LDR 

Comprehensive Plan designation encompasses 

two zoning district designations.
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Parks and Open Space 
This designation is intended to recognize those 

publicly owned lands designated or proposed for 

parks and open spaces as identified in the Parks 

and Open Space Master Plan. Parks and Open 

Space (POS) include publicly developed parks 

and undeveloped park land where typical uses 

include active and passive outdoor recreation 

activities, trails, open space, cultural activities, 

park buildings and structures, concessions, 

general park operations and maintenance, and 

storm drainage facilities. Open space includes 

publicly developed and undeveloped lands and 

sensitive areas such as wetlands, steep slopes, 

forested areas, and stream corridors.

Natural open space is a key element of the 

form and character of Sandy. As described in 

the landform analysis, Sandy neighborhoods 

are nestled between creeks, wetlands, and 

steep slopes with forest. Several creeks in 

Sandy have carved out corridors that are filled 

with lush vegetation. Most of these corridors 

are accessible through a vast network of trails. 

Access to nature is one of the key elements in 

the unique quality of life in Sandy.
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Sandy Style
On April 2, 2008, the City of Sandy adopted design 

standards effective for all commercial, industrial 

park, and non-residential (school, church, and 

civic) buildings. Known as the “Sandy Style,” the 

design guidelines apply to new construction, major 

additions, and exterior alterations other than 

general maintenance. Note that some buildings, 

such as Joe’s Donuts and Tollgate Inn, are exempt 

from the Sandy Style requirements due to their 

historical and cultural significance.

Sandy Style is an architectural style developed by the City of Sandy, modeled after the 

Cascadian Architectural style by adapting elements of the English Arts and Crafts and Oregon 

Rustic styles. 

The intent of the new standards is not to require all buildings to look the same, but rather 

to require buildings to contain certain design elements in common to create a more unified 

overall appearance. Some elements of the style include:

•	 Steeply pitched roofs and gables.

•	 Strong base materials using stone, block, or 

brick.

•	 Exposed heavy timbers or natural wood 

beams, posts, and trim.

•	 Warm earth-tone paint colors and/or brick.

•	 Articulated building facades with prominent 

covered entries.

•	 Windows to allow viewing into the building.

•	 Public gathering spaces.

•	 Pedestrian focused site layout, parking, and 

vehicle access.
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Facade Improvement Grants
The City of Sandy Façade Improvement Program is a matching grant program funded by the 

Sandy Urban Renewal Agency and was approved by the Urban Renewal Board in May 2009. 

This program sets aside a portion of the City’s urban renewal funds to assist building owners 

with upgrades to their buildings designed to incorporate Sandy Style elements to buildings. 

 

Permanent Covered 
Structures Grant 
The Permanent Covered Structures 

grant program was a subsection 

of the Façade Improvement Grant 

Program, a grant program offered 

by the City of Sandy Urban Renewal 

Agency. Additional outdoor seating 

in Sandy had been a desired 

amenity for many years and this 

program was introduced during the 

2020 pandemic as a way to help businesses when inside seating was limited. The Urban Renewal 

Agency provided 100 percent of the upfront funding to construct the permanent outdoor 

covered structures and applicants only had to pay back 20 percent of the construction costs.
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ENVISION SANDY 2050 
VISION STATEMENT

SANDY COMPREHENSIVE PLAN
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In 2050, Sandy retains its small-town feel through a celebration of community and place. Downtown 

Sandy is a clean, walkable, and vibrant place to dine, shop, and gather. The beautification of 

downtown showcases public art, honors Sandy’s history, and celebrates its location as “The Gateway 

to Mt. Hood.” Public amenities and facilities provide places to play, grow, and learn for residents 

of all ages. Sandy supports events like the Sandy Mountain Festival that bring people together and 

promote a spirit of inclusivity. Non-profit and volunteer organizations offer meaningful services to the 

community and provide opportunities for civic engagement. 

Community and Culture

Envision Sandy 2050 Vision Statement

Natural Hazards and Resiliency

In 2050, Sandy is resilient in the face of natural hazards. As stewards of clean air, water, and land 

resources for future generations, Sandy guides the design of the built environment to protect, 

enhance, and be integrated with natural systems. The threat of natural hazards like wildfire and 

earthquakes is mitigated through emergency preparedness, education, and proactive planning. 

Sandy collaborates with local agencies, including Fire Districts, Clackamas County, and regional 

partners to plan for actions that can lessen the impact of natural hazards, ensuring the City and its 

partners have long-term strategies for protecting the community. 

In 2050, Sandy boasts modern and reliable public facilities and services that support carefully 

planned growth. The City invests in infrastructure that provides clean drinking water, treats 

wastewater while protecting our watersheds, and mitigates the effects of stormwater runoff. The 

expansion, operation, and maintenance of public services is supported through sustainable and 

balanced funding sources. SandyNet continues to provide reliable, fast and state-of-the-art internet 

service to the City’s residents. Sandy’s transportation system prioritizes safety, connectivity, and 

accessibility, with an emphasis on local street connections to reduce reliance on arterial roads 

such as Highways 26 and 211 for local trips. Safe, efficient, high-quality transit service, as well 

as a network of sidewalks and bike facilities, provides an alternative to private automobile use, 

supporting efficient use of roadways and reducing air pollution and energy use.

Transportation and Infrastructure
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Governance and Growth Management

In 2050, Sandy is proactive in managing and planning for growth. Sandy is an innovative community 

that addresses change through thoughtful planning and effective governance. Growth and 

development are guided by community values, fiscal responsibility, and strategic investments in 

services and infrastructure.  Premier fire, police and emergency response services ensure safety 

for residents. Regulatory tools and practices are consistently updated to address new issues, and 

new development contributes to the expansion of public utilities. Leadership and residents engage 

with one another in decision-making processes so new opportunities benefit the community while 

preserving Sandy’s small-town feel.

Parks, Trails and Natural Resources

In 2050, Sandy’s natural and scenic landscape is an extension of the community. Clean rivers, healthy 

trees, and wildlife habitats are carefully conserved to promote biodiversity. Forested areas within 

the City are protected as parks, trails and natural open space. Sandy preserves the unique character 

and charm of beloved assets like Meinig Memorial Park, Sandy River Park, the Tickle Creek Trail, and 

Jonsrud Viewpoint. The City continues to develop recreation programs and a diverse and accessible 

park and trail system that is clean, safe, and functional, serving the needs of residents. 

Economy & Housing

In 2050, Sandy is home to desirable neighborhoods and a strong workforce. Thriving commercial and 

industrial districts provide balanced employment opportunities at all levels. A variety of businesses 

meet the daily needs of residents and contribute to Sandy’s sense of place. A strong tourism industry 

provides opportunities for businesses and supports the local economy. Sandy’s workers have access 

to a variety of housing choices that allow residents to move in, move up or age in place, ensuring 

families can live, work, and thrive in Sandy across multiple generations.  Balanced housing choices 

contribute to safe, walkable, family-friendly neighborhoods that connect residents to nearby parks, 

trails, businesses and key destinations.
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Vision Theme/Comprehensive 
Plan Chapter Applicable Statewide Planning Goals

 Goal 1: Citizen Involvement

Goal 5: Cultural and Historic Resources

Goal 12: Transportation

Goal 11: Public Facilities and Services

Goal 13: Energy Conservation

Goal 8: Recreational Needs

Goal 5: Natural Resources and Open Space

Goal 7: Natural Hazards

Goal 6: Air, Water and Land Resource Quality

Goal 13: Energy Conservation

Goal 9 Economic Development

Goal 10: Housing

Goal 14: Urbanization

Goal 2: Land Use Planning

Goal 1: Citizen Involvement

Organization of Envision Sandy 2050 Vision Themes  
to Comprehensive Plan Chapters

Community 
and Culture

Transportation 
and Infrastructure

Parks, Trails and 
Natural Resources

Natural Hazards 
and Resiliency

Housing and 
Economy

Governance 
and Growth 
Management

Some statewide planning goals are repeated given their applicability to more than one Vision Theme.

The Envision Sandy 2050 Vision Statement provides a framework for the Comprehensive Plan. Each 

chapter of the Comprehensive Plan is organized by the thematic areas of the vision. The table below 

identifies the applicable statewide planning goals for each theme.
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GOALS & POLICIES
SANDY COMPREHENSIVE PLAN
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BACKGROUND
PUBLIC INVOLVEMENT 
The Sandy Development Services Department, which includes the Planning Division and Building 

Division, conducts numerous public involvement activities including:

•	 Public notification of land use applications. ORS 197 dictates Land Use notification requirements that 

includes the following: notice to adjacent parcels , publication in a local newspaper, site posting, and 

posting in public locations. 

•	 Meetings and events for various planning projects, including the formation of community advisory 

committees and outreach activities catered to the specific needs of the project.

•	 Providing public information available at the counter, on the City’s website, and on social media.

•	 Conducting research and producing reports to understand how the city is growing and how to involve 

the public in guiding that growth.

City Council
The Council consists of the mayor and six City 

Council members. City voters elect council 

members. The mayor serves a two-year term, 

and the Council members serve four-year 

terms. Sandy uses a “council-manager” form 

of government. The City Council members are 

unpaid volunteers who typically hold full-time jobs. 

They are responsible for city policies, legislation, 

and budget. The City Council appoints the city 

manager, who has the responsibility of day-to-day 

operation of the city. 

Planning Commission 
The Sandy Planning Commission is a volunteer 

body of seven Sandy residents and/or business 

owners that “advises the City Council on long-

range, comprehensive planning, and land use 

issues within city limits.” The Planning Commission 

reviews all amendments and updates to the 

Comprehensive Plan, recommends policy direction 

for land use rules and regulations, and helps 

City staff ensure that Sandy is aligning within the 

framework of Oregon’s land use goals. 

VOLUNTEERING
Sandy offers a variety of community engagement opportunities, primarily through volunteer activities. 

Places to volunteer include the Sandy Senior Center, Sandy Community Action Center, Sandy Chamber 

of Commerce, Friends of the Sandy Library, and the Sandy Historical Society. The youth of Sandy are 

encouraged to volunteer with the Sandy Actors Theater, AntFarm Youth Services, and the Sandy Public 

Library. The City also offers seasonal event volunteering opportunities as well as at the Christmas Tree 

Lighting Ceremony.
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PUBLIC, CIVIC, AND CULTURAL SPACES
There are few regulations which govern the provision of public, civic, and cultural spaces from a land 

use planning perspective. This includes education, arts, government, civic and cultural centers, of which 

these facilities are not addressed in statewide planning goals. Other public facilities, such as police and 

fire services, utilities, and infrastructure (transportation, water, sanitary sewer, stormwater) are mandated 

by Statewide Planning Goal 11: Public Facilities and Services and discussed in separate background 

reports. However, many of these public, civic, and cultural facilities are planned for as best practice 

through infrastructure master plans, community concept plans, and transportation system plans.

Education facilities are an exception as school districts are required by the state to create a school 

facility plan covering a period of at least 10 years. School facility plans must include identification of 

desirable school sites, financial plans to meet school needs, site acquisition schedules, and an analysis 

of land supply within the UGB that is suitable for school facilities. Should the analysis conclude that 

an inadequate land supply exists within the UGB, the school district, in coordination with affected 

jurisdictions, is required to identify and take the necessary actions to remedy the deficiency. 

Sandy owns and operates many government buildings and civic facilities, and is home to many more 

community, cultural, and arts facilities outside of those spaces which the City owns or operates. In addition, 

the community benefits from other public and private amenities, as well as events, festivals, and activities 

that lend to the quality of life and sense of community. Popular community events include the Mountain 

Festival, Solve Sandy, Noah’s Quest Benefit Walk, Longest Day Parkway, Summer Sounds & Movies in the 

Park, Corn Cross Mountain Bike Race, Winterfest, and a Holiday Tree Lighting event.
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Key civic, arts, and cultural spaces include, but are 

not limited to, the following:

•	 Sandy Senior Center – provides activities and 

services for adults 60 years and above. This includes 

meals, health-related clinics, help with medical 

insurance, and exercise classes.

•	 Sandy Public Library – supported by Friends of 

Sandy Library; a volunteer organization dedicated to 

the long-term needs of the library. 

•	 Sandy Community Action Center – a hunger relief 

agency that serves residents of the Oregon Trail 

School District. Funded by donations and operated by 

a volunteer Board of Directions and professional staff.

•	 AntFarm Youth Services – an organization that 

owns a local café and bakery which provides 

younger people kitchen, coffee, and customer 

service skills. Additionally, they host an educational 

assistance center, a learning garden, senior citizen 

services, arts classes, and recreation programs.

•	 Sandy Actors Theater – a nonprofit 501(c)(3) 

community theater, whose mission is to develop 

and nurture interest in theater by providing 

affordable, live theater performances, mentoring 

and workshops. SAT provides opportunities to 

participate in all aspects of community theater for 

all ages, from business to acting to production.

•	 Sandy Historical Museum  – The museum was 

constructed in 2007 and is placed directly on the 

Oregon Trail. Home of the Sandy Historical Society 

since 1926, the museum is the key to preserving 

Sandy’s history through artifacts and information 

collection. A Downtown Historical Walking Tour 

stops by key historical sites found in Sandy.

Sandy residents find a sense of community through 

many mediums and across a variety of gathering 

spaces, like parks, sports fields, churches, coffee shops, 

etc. across the city.

Public art commemorating Sandy’s history

Sandy Historical Museum

Sandy Actors Theater
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Sandy Winterfest

Mountain Festival

Community Events 
The second week of every July marks the Sandy Mountain Festival. 

The festivities kick off with a popular parade through downtown 

Sandy, and events throughout the weekend include a large arts & 

crafts sale in Meinig Park, concerts in Centennial Plaza, a carnival, 

and more. Sandy also hosts a popular Winterfest event every holiday 

season, which includes lights and decorations in Meinig Park, 

neighborhood trolley rides, a tree lighting ceremony, and more.
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Community Garden 
Nestled within Bornstedt Village is a master planned park 

with proposed ballfields, paths, a playground, a splash 

pad, and community garden boxes.  Bornstedt Park is 

home to a Community Garden where you can reserve up 

to two raised garden beds (if space is available). There are 

Sixty-nine (69) garden beds available for rental every year. 

Sixty-seven (67) of the garden beds are 4 foot by 8 foot 

and there are even two ADA accessible garden beds. 
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FUTURE TRENDS AND DRIVERS OF CHANGE
PUBLIC INVOLVEMENT
The face of public involvement is changing rapidly as technology and demographics are shifting. 

Technology plays a critical role in engagement, and as COVID-19 forced a pivot to virtual platforms, 

Sandy has sought to extend the capabilities of their online presence by integrating more interactive 

tools, such as discussion forums, online surveys, interactive maps, and more multilingual content. 

Expanding the technical capacity of the City’s various departments is also critical to sustaining youth 

engagement. Harnessing the participation of youth leaders in the governance process could lend an 

important and innovative perspective to existing public involvement efforts.

Other key opportunities and trends around the practice of public involvement by jurisdictions includes:

•	 Collaborative Community Engagement. 

Local governments are beginning to turn to 

a more collaborative approach to community 

engagement, particularly for projects that 

need to focus on outreach to historically 

underrepresented communities in order to 

be successful, or where the broadest possible 

involvement throughout a community is 

desired. In a collaborative arrangement, 

the City partners with existing organizations 

performing outreach to the target communities, 

providing subject-matter expertise, resources, 

and sometimes even funding to the partner 

organization, who then coordinates the 

outreach activities. 
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•	 Youth Engagement. There are over 1,400 

high school students enrolled at Sandy High 

School. Harnessing the participation of 

youth leaders on project-based and standing 

advisory committees, or even in governing 

bodies themselves, could lend an important 

and innovative perspective to existing public 

involvement efforts. Some cities have included 

youth-specific events and materials in their 

public involvement for long-term planning 

projects, including working with local schools to 

engage students and their families about cities 

and community planning. Other cities have 

expanded youth participation beyond project-

based engagement and into the governing 

bodies themselves, in both voting and advisory 

capacities. 

•	 Web and Mobile Technologies. Sandy, like 

most cities, maintains a website to provide 

access to meeting agendas, ordinances, 

application forms, maps, and other 

information. While the City website is well-

used, offering enhanced web services bolsters 

communication, community engagement, 

public information, and innovation. Cities 

seeking to extend the capabilities of their 

websites have also integrated more interactive 

tools such as games and discussion forums, 

online surveys, streaming video of meetings or 

other presentations, and multilingual content.

•	 Open Data and Civic Technology. Open 

data multiplies the effectiveness of the City’s 

technology investment by enabling interested 

community members to use City public data 

to build new tools and applications that 

can address issues in the community. These 

grassroots public-private partnerships with 

“civic technologists” can yield innovative and 

scalable solutions that the City is unlikely to 

be able to efficiently implement on its own. 

Data sets could include land use applications, 

natural resource inventory information or 

long-range plan data. The department also 

could publish data that it is already collecting 

internally – population growth, demographics, 

and development history are just some 

examples. Even small steps toward open data 

are beneficial. 
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•	 Service Planning and Delivery. With an 

array of special districts, private franchises, and 

various service providers, the City must ensure 

effective collaboration and planning. Many 

facilities, utilities, and services are subject to 

state and federal regulations and must maintain 

compliance with these requirements. The City 

can benefit from collaborative planning between 

various infrastructure service providers for new 

and expanding civic, institutional, and cultural 

services. Colocation of infrastructure and 

facilities, such as underutilized school fields being 

made available to the public through a park 

department, can increase capacity and address 

the need for more civic and community facilities. 

•	 School District Coordination. Coordination 

between the City and Oregon Trail School 

District is critical to successful facilities planning. 

Procedures should be implemented to allow 

the school district to become aware of large 

developments which may impact school capacity 

and/or provide opportunities for siting new 

school facilities. The City also should consider 

the location of actual or planned major capital 

investments by the school district when making 

its own infrastructure investments in order to 

complement and leverage these projects. To 

keep up with projected increases in enrollment 

numbers, coupled with rising land costs, school 

districts may need to employ new approaches. 

For example, they may find it necessary to 

reevaluate assumptions about space and 

land needs, education delivery methods, and 

district/agency partnerships. The City should be 

prepared to assist school districts in planning for 

new and expanded facilities as needed, including 

long-term forecasting, evaluating UGB expansion 

options, and creating detailed growth strategies.

•	 Expanding the scope of a Public Facilities 

Plan. Although the state requires only a select 

set of public services to be addressed in a 

Public Facilities Plan (PFP), the City may choose 

to expand the scope to include others such as 

schools, parks, library, and civic buildings for 

better service planning and delivery. The City 

may consider developing the PFP as a tool to 

align community goals with future investments 

and as a means to balance maintenance with 

new construction needs. 

•	 Demand for flexible community space. There 

is anticipated continued demand for working 

and gathering space in the community. For 

example, the role of the library as a community 

gathering space is even more essential as the 

ability to access information online increases. 

Both in Sandy and in communities across 

the country, libraries remain a key place for 

community members to meet, work, and 

connect. As telecommuting becomes a way 

of life for workers in Sandy, key community 

spaces like the library may consider capturing 

that interest and expand services to include 

dedicated work desks and study space. 

PUBLIC, CIVIC, AND CULTURAL SPACES
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In 2050, Sandy retains its small-town feel through a celebration of community 
and place. Downtown Sandy is a clean, walkable, and vibrant place to dine, shop, and 

gather. The beautification of downtown showcases public art, honors Sandy’s history, and 

celebrates its location as “The Gateway to Mt. Hood.” Public amenities and facilities provide 

places to play, grow, and learn for residents of all ages. Sandy supports events like the 

Sandy Mountain Festival that bring people together and promote a spirit of inclusivity. Non-

profit and volunteer organizations offer meaningful services to the community and provide 

opportunities for civic engagement.

Community and Culture 
GOALS AND POLICIES
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Civic Engagement 
GOAL 1: Implement and maintain a culture of public involvement by providing a broad 
array of inclusive engagement opportunities for all Sandy community members.

Policy 1.1 Support the Planning Commission as the lead body responsible for facilitating community 
involvement in the land use planning process.

Policy 1.2
Provide information and public notice to the residents of Sandy regarding land use 
projects and processes in transparent, easy-to understand formats, including multiple 
languages where appropriate.

Policy 1.3 Continue to monitor and improve the City’s website and engagement platforms to 
provide access to information, services, news, and databases.

Policy 1.4 Promote Sandy’s network of service and volunteer-based organizations, clubs, and 
groups.

Policy 1.5 Seek opportunities to develop and enhance relationships with community-based 
organizations working in Sandy and the region.

Policy 1.6 Create opportunities for youth to be engaged in civic affairs and public decision-making 
processes through advisory boards, committees, and other activities.

Public Amenities and Facilities
GOAL 2: Provide public amenities and facilities to help meet the education, recreation, 
and civic use needs of the community.

Policy 2.1 Coordinate the siting of public facilities and services with other agencies or districts such 
as the fire district, post office, school district, and other partner agencies.

COMMUNITY
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History and Heritage
GOAL 3: Honor Sandy’s history and heritage through the public realm.

Policy 3.1 Inventory, preserve, and enhance distinctive historical and cultural features to create a 
sense of place and reflect Sandy’s heritage.

Policy 3.2 Apply baseline protections from demolition or relocation of National Register sites and 
resources, per state requirement.

Policy 3.3 If archaeological sites are identified in the City, coordinate with the State Historic 
Preservation Office in establishing a review procedure that meets state requirements.

Policy 3.4 
Utilize the City’s Urban Renewal Plan and programs to implement targeted improvements 
that encourage private investment, preserve and enhance historical and cultural 
elements of the built environment, and increase prosperity and vitality in Sandy’s 
downtown and surrounding commercial areas.

CULTURE

Policy 2.2
Collaborate with private and public entities such as schools, businesses, and recreation 
providers to facilitate the co-location of community facilities, especially in underserved 
neighborhoods.

Policy 2.3 Provide City services for senior activities and programming.

Policy 2.4 Pursue the development of a new aquatic facility and community center for Sandy area 
residents of all ages.

Policy 2.5 Work with Clackamas County to expand library services, programs, and facilities to meet 
the needs of the Sandy and Hoodland Library Service Area.
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Policy 3.5 
Improve the physical characteristics of Downtown Sandy to reflect its history and 
character through installation of wayfinding signage, gateway elements, public art, 
lighting, street furniture, and other treatments.

Policy 3.6 Develop long-term strategies and plans to cultivate art in Sandy and encourage 
donations, grants, and other support to expand access to the arts in the community.

Policy 3.7 Support City events, activities, and festivals to promote a sense of community among 
Sandy residents and businesses.
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CURRENT ASSETS, PRACTICES AND 
CONDITIONS
PUBLIC UTILITIES AND SERVICES

Water
The City of Sandy has three water sources. The City’s primary drinking water source is Alder Creek (a 

small tributary of the Sandy River). This is supplemented with water purchased  from the Portland Water 

Bureau, which is critical to meet demand during drier months, and which also provides important system 

redundancy in case of emergencies. The City is constructing a new transmission line to the Portland 

Water Bureau’s planned filtration facility to ensure ongoing access to this resource.  The remainder of the 

City’s supply comes from Brownell Springs (a city-owned natural spring on Lenhart Butte).

Wastewater
Sandy’s sanitary sewage is treated at a plant off Jarl Road. Sandy currently operates under a permit 

issued by the Oregon Department of Environmental Quality (DEQ) to discharge its treated wastewater, 

or effluent, into Tickle Creek, a tributary of the Clackamas River that runs just west and south of 

town. The permit limits not only the volumes of those discharges but also when they can occur—only 

between November and April. During the summer, Sandy’s treated wastewater is sent to a nearby 

nursery for irrigation use. The existing treatment plant was placed into service in 1998.
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The City’s Wastewater System Facilities 

Plan contains recommendations for facility 

improvements to accommodate population 

growth and regulatory requirements. In 2021, 

the City embarked on an expansive overhaul 

of its wastewater system called Sandy Clean 

Waters. The multi-year project will reduce peak 

flows by relining and replacing miles of mainline 

and lateral line piping, along with expanding 

the capacity of the treatment plant through 

improvements and new facility construction.

Stormwater
The City of Sandy manages stormwater in order 

to reduce runoff and thereby reduce capital 

and maintenance costs to the City and improve 

the water quality of streams in and around 

Sandy. The City last updated its Stormwater 

Management Plan in 2001. The City requires all 

new developments to treat and detain stormwater 

from the 2, 5, 10, and 25-year storm events to 

pre-development conditions, as prescribed by 

the City of Portland Stormwater Management 

Manual and in the City’s Development Code. 

In addition, the City administers an incentive 

plan to encourage property owners to reduce or 

mitigate for impervious pavement on commercial, 

industrial, and multi-family residential properties. 

Additional Services
The City of Sandy is one of a few cities in the 

state that provides broadband service as a public 

utility. SandyNet is owned by the citizens of 

Sandy with the purpose of closing the digital 

divide as well as fostering economic growth. 

SandyNet operates as a fiber-to-the-x (FTTX) 

where fiber is used to provide voice and data to 

homes, businesses, and city infrastructure. Fixed 

wireless systems are used outside of city limits 

to provide broadband service to those outside 

of SandyNet’s fiber footprint, covering various 

locations throughout the rural Sandy/Boring area.

SandyNet
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Police & Fire
The Sandy Police Department manages criminal 

investigations, traffic control/enforcement, and 

school resource functions. In addition to the 

Police Chief, current staffing consists of one 

lieutenant, two sergeants, eight patrol officers, 

one traffic officer, and two School Resource 

officers. There are additional programs ran by the 

department specific to Sandy: 

Gunlocks – a program to help facilitate 

responsible gun ownership by providing gunlocks 

free of charge to anyone who requests them.

Unwanted Firearms and Ammunitions – a 

collection service to offer the acceptance of 

firearms and ammunition for proper disposal.

The City of Sandy is serviced by the Sandy Fire 

District No. 72 (which contracts with Clackamas 

Fire District) to protect the City of Sandy as well 

as 77 square miles of rural area.

The district provides fire protection, emergency 

medical service, fire prevention, and fire 

investigation services. The district also offers 

additional community programs such as:

•	 PulsePoint – a large system in which Sandy 

participates that allows citizens to provide life-

saving assistance to victims of sudden cardiac 

arrest through a mobile app.

•	 First-Aid Classes – a 5-hour course that covers 

general first aid and adult CPR.

•	 Child Safety Seats – an inspection program 

to educate parents on proper installation of 

car seats.

•	 Helmet Program – helmets for all sports, with 

proper type and fitting at the main station.
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TRANSPORTATION SYSTEM
Sandy is bifurcated by US 26, which serves as a major east/west transportation and freight route 

between the Portland Metro Area, Mt. Hood, and Central Oregon resorts and recreation. The 

highway also serves as the City’s “main street” through the downtown couplet of Pioneer and Proctor 

Boulevards. Pioneer and Proctor Boulevards, from Bluff Road to Ten Eyck Road, are home to local 

businesses as well as civic and community spaces, and connect parks to residential areas.

A majority of the households in Sandy are south of US 26 where there is good connectivity between 

areas provided by the minor arterials and collectors that intersect with Dubarko Road, the main east-

west arterial. The newer residential areas west of Bluff Road have good local street connectivity but are 

relatively isolated from the rest of the city. Bluff Road is currently the only north-south street in the city 

that connects the north and south neighborhoods.

Sidewalk Network
The existing pedestrian network in Sandy is composed of 

sidewalks, paved paths and unpaved trails, and is fairly well 

developed. Most local streets in Sandy were developed with 

sidewalks incorporated into the design. Although many areas 

have sidewalk coverage, a few do not have complete sidewalks 

on one side of the street, or even on both sides. Based on the 

City of Sandy’s 2022 Transportation System Plan (TSP), these gaps 

are most significant along the following roads:

•	 US 26 east of SE Ten Eyck Road/Wolf Drive – On some stretches 

of highway, particularly in rural areas, wide shoulders provide 

a substitute for sidewalks. On this segment, eight feet is the 

minimum appropriate shoulder width. The existing shoulders 

range between five and seven feet wide.

•	 Meinig Avenue between Barker Court and OR 211 – Pedestrians in 

the southeastern residential area destined for the central business 

district of Sandy must use Wolf Drive or OR 211 via Meinig 

Avenue. For households, where Meinig Avenue provides a more 

direct connection the only way to avoid walking in the road is to 

detour through Meinig Memorial Park.

•	 Sandy Heights Street between Nettie Connet Drive and Tupper 

Road – Most of this segment has sidewalks on at least one side 

of the street. Because Sandy Heights Street is the only east-west 

connection from Meinig Avenue to Dubarko Road that provides 

pedestrian access to the commercial area on the west side of the 

city, connected sidewalks are prioritized for this segment.
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Bicycle Network
The bicycle network in Sandy is composed of bike lanes, roadway shoulders, shared roadways, and 

bicycle paths.

•	 Bike lanes are portions of the roadway designated specifically for bicycle travel via a striped lane 

and pavement stencils. In Sandy, significant segments of continuous bicycle lanes exist along US 26, 

Bluff Road, Bell Street, Jewelberry Avenue, and Dubarko Road. In downtown Sandy, there are narrow 

parking lanes along US 26 (Proctor Boulevard and Pioneer Boulevard) which result in parked cars 

partially blocking the bike lane and pushing cyclists into the vehicle lane. 

•	 Shoulder bikeways are paved with striped shoulders wide enough for bicycle travel. The bike lane 

along US 26 in Sandy could be considered a shoulder bikeway west of Champion Way due to the lack 

of pavement markings.

•	 Shared roadways include those on which bicyclists and motorists share the same travel lane. Most 

local roadways in the City are considered shared roadways, but do not have signs or pavement 

markings distinguishing them as sharrows.

•	 Bicycle paths can serve both recreational and transportation needs. They include shared use paths, 

which allow for citywide pedestrian and bicycle travel, and short path segments providing accessways 

between disconnected streets or localized recreational biking opportunities. They can be separated or 

adjacent to the streets right-of-way and provide linear park facilities for bicycle travel.
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Transit Network
Sandy Area Metro (SAM) provides transit service in Sandy via four fixed bus routes including two local 

shopper routes and two regional routes connecting the City with downtown Gresham and Estacada. 

Clackamas County operates an additional fixed route service to multiple outdoor recreation and visitor 

destinations on Mount Hood.

Sandy Transit’s SAM Rides is a dial-a-ride and paratransit service that provides public transportation to 

persons with disabilities who are unable to use regular fixed route buses and members of the general 

public. While federal guidelines require that service be provided within 3/4 mile of fixed route service, 

SAM Rides service is provided for any trip that starts and ends within three miles of Sandy’s Senior 

Center, free of cost. Demand for the service is high, and with 3.5 passengers per hour it is approaching 

the limit of what is physically possible for an on-demand service.  

The City’s 2020 Transit Master Plan guides Sandy Transit’s major 

decisions and includes two hypothetical scenarios for three 

fiscal years referenced as the “Bloom” and “Gloom” scenarios. 

The Transit Master Plan emphasizes that the City of Sandy can 

support highly productive transit by placing dense and active 

land uses (such as apartments, schools, senior housing and 

medical services) in areas that are: 

•	 Contiguous and proximate (rather than separated by low-

density uses). 

•	 On the way to other busy places, along major transit-operable 

streets (rather than at the ends of cul-de-sacs or loops). 

•	 Walkable, with well-connected streets or paths.
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FUTURE TRENDS AND DRIVERS OF CHANGE
PUBLIC UTILITIES AND SERVICES

Water System 
The City of Sandy’s 2022 Water Master Plan provides updated information regarding water management 

and forecasted demand needs. Sandy is constructing a new transmission line to Portland Water Bureau’s 

planned filtration facility to maintain compliance with EPA mandated treatment standards, which go 

into effect in the fall of 2027. (Portland’s new facility will be located downstream of Sandy’s current 

connection).  Sandy’s Alder Creek Water Treatment Plant is undergoing long overdue upgrades over the 

next few years to maximize Sandy’s ability to keep up with water demands as Sandy grows.

Wastewater System 
In the recent past, Sandy’s wastewater treatment plant was not able to consistently treat the high 

volume of sewage and stormwater that flows to the plant, especially during wet weather. This led 

to past violations of the City’s permit to discharge to Tickle Creek. As part of a consent decree with 

the EPA, a development moratorium was put in place to ensure that demand on the wastewater 

system does not exceed its capacity; concurrently, an extensive capital improvement project called 

Sandy Clean Waters was launched to repair and expand the wastewater system to accommodate 

future growth.  The work of Sandy Clean Waters includes rehabilitation of the collection system, 

improvements and expansion of the existing treatment plant, and pursuit of additional discharge 

options.  Improving Sandy’s wastewater system will be essential in meeting the future housing and 

economic needs of the community.
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Transportation
With continued population growth and increases in traffic flow, 

issues of safety, mobility, and accessibility will continue to affect 

pedestrians, drivers, and cyclists. The City’s 2022 TSP update 

identified several areas of focus and key deficiencies across the 

City’s transportation network:

Pedestrian Network

Sidewalk gaps along Sandy Heights Street reflect poor east-west 

connections for the neighborhood south of US 26. Infill of these 

missing sidewalk gaps will improve the quality of the pedestrian 

network. 

Sidewalk gaps along US 26 east of SE Ten Eyck Road isolate 

pedestrians in the Sandy Vista Apartments, sidewalk connecting 

the apartments with downtown Sandy is needed.

Bicycle Network 

Improved north-south and east-west connections 

are needed in the neighborhood south of US 26. 

Important connections without bike lanes or with 

gaps include Bluff Road, OR 211, Meinig Road, 

Sandy Heights Street, and Tupper Road. 

Bicycle network gaps along US 26 east of SE Ten 

Eyck Road isolate people who bike from or to the 

Sandy Vista Apartments; bike lanes connecting the 

apartments with downtown Sandy are needed. 

Transit Network 
Improved connections between the regional fixed 

route service and local fixed route service are needed 

to provide a better “last mile” connection for transit 

trips that start or end in Sandy. 

The dial-a-ride/paratransit STAR system is 

approaching capacity and operational changes or 

additional vehicles will be needed to address that. 
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Road Network 
Four intersections exceed mobility targets or 

have reoccurring safety issues. 

•	 US 26 and Orient Drive – safety and mobility 

targets. 

•	 US 26 and 362nd Drive – safety and mobility 

targets. 

•	 US 26 and Ruben Lane – safety. 

•	 OR 211 and Dubarko Road – safety.

With direction from Sandy City Council, the Public 

Works Department hired contracts to complete the 

northern expansion of 362nd Drive and the western 

extension of Bell Street. This project was completed 

in 2023 and will provide a needed connection 

from the northern neighborhoods of Sandy to the 

western edge of the commercial corridor.

Transit

Potential service and capital investments, as outlined 

in the 2020 Transit Master Plan, include additions 

to local services, such as adding fixed routes, 

expanding flexible services (such as additional STAR 

service), and acquiring electric buses.
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Transporation and Infrastructure 
GOALS AND POLICIES

In 2050, Sandy boasts modern and reliable public facilities and services that 
support carefully planned growth. The City invests in infrastructure that provides clean 

drinking water, treats wastewater while protecting our watersheds, and mitigates the effects of 

stormwater runoff. The expansion, operation, and maintenance of public services is supported 

through sustainable and balanced funding sources. SandyNet continues to provide reliable, fast 

and state-of-the-art internet service to the City’s residents. Sandy’s transportation system prioritizes 

safety, connectivity, and accessibility, with an emphasis on local street connections to reduce 

reliance on arterial roads such as Highways 26 and 211 for local trips. Safe, efficient, high-quality 

transit service, as well as a network of sidewalks and bike facilities, provides an alternative to private 

automobile use, supporting efficient use of roadways and reducing air pollution and energy use.
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Mobility & Connectivity
GOAL 4: Provide a transportation system that prioritizes mobility and connectivity for 
all users. 

Policy 4.1  Maintain the livability of Sandy through well connected transportation facilities. 

Policy 4.2 Improve the safety and accessibility of transit amenities.

Policy 4.3  Improve the vehicular/pedestrian interface along all arterial and collector streets.

Policy 4.4  Ensure sufficient capacity to accommodate future travel demand (auto, transit, 
bicycle, pedestrian, etc.) to, within, and through the City of Sandy.

Policy 4.5  Emphasize local street connections and minimize access along the City’s arterials to 
reduce reliance on US 26 and OR 211 for local trips.

TRANSPORTATION

Capital Investments and Funding
GOAL 5: Promote cost effective investments in the transportation system.

Policy 5.1 Optimize the use, performance, and value of existing facilities while planning for future 
infrastructure.

Policy 5.2 Seek opportunities to combine transportation, other infrastructure, and environmental 
mitigation projects.

Policy 5.3 Maximize the use of state and federal funds for transportation capital, operating, and 
service improvements.

Policy 5.4 Maintain a capital improvement plan that identifies construction priorities and funding.
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Community Needs
GOAL 6: Provide a transportation system that supports specific community needs.

Policy 6.1 Coordinate the siting of public facilities and services with other agencies or districts such 
as the fire district, post office, school district, and other partner agencies.

Policy 6.2
Collaborate with private and public entities such as schools, businesses, and recreation 
providers to facilitate the co-location of community facilities, especially in underserved 
neighborhoods.

Policy 6.3 Provide City services for senior activities and programming.

Policy 6.4 Pursue the development of a new aquatic facility and community center for Sandy area 
residents of all ages.

Policy 6.5 Work with Clackamas County to expand library services, programs, and facilities to meet 
the needs of the Sandy and Hoodland Library Service Area.

System Management
GOAL 7: Promote traffic management to achieve the efficient use of transportation 
infrastructure.

Policy 7.1 Balance local access to US 26 with the need to serve regional and statewide traffic, while 
supporting adjacent land uses.

Policy 7.2
Plan for a transportation system that supports projected population and employment 
growth and maximizes travel options by providing efficient routes for all modes of 
transportation.

Policy 7.3 Coordinate with ODOT to ensure traffic signals, crossings and other Highway 26 
infrastructure are designed to balance local and regional needs.
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Environmental
GOAL 8: Minimize environmental impacts on natural resources and encourage carbon 
neutral or efficient transportation alternatives.

Policy 8.1 Avoid or mitigate motorized transportation project impacts to environmental resources 
including creeks and wetlands, cultural resources, and wildlife corridors.

Policy 8.2
Support energy conservation by supporting public transit, transportation demand 
management, transportation system management, and a multi-modal transportation 
system.

Policy 8.3 Encourage transportation facility construction methods and green infrastructure to 
reduce environmental impacts.

Transit
GOAL 9: Provide safe, efficient, high-quality transit service that gives Sandy residents, 
businesses and visitors more freedom to meet their needs within the city, region, 
and state, and offers an alternative to private vehicle use to support efficient use of 
roadways and reduce air pollution and energy use.

Policy 9.1 Provide service that is safe, comfortable, and useful for all users.

Policy 9.2 Collaborate with other transportation agencies and support user-friendly connections 
between transit systems.

Policy 9.3 Improve accessibility to transit services for people arriving by foot, bicycle, or with a 
mobility device.

Policy 9.4 Increase public awareness of Sandy Transit (SAM) and its connectivity to other transit systems 
and transportation modes.
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Safety
GOAL 10: Promote a safe transportation system for all users.

Policy 10.1 Encourage traffic safety through education, enforcement, and engineering.

Policy 10.2 Identify high accident locations and implement specific counter measures to reduce their 
occurrence. 

Policy 10.3 Provide safe pedestrian and bicycle routes between residential areas, schools, and public 
facilities.

Policy 10.4 Provide transportation design standards that encourage appropriate traffic volumes, 
speeds, and pedestrian safety.

Policy 10.5 Improve emergency service response time and evacuation routes through connectivity.

Policy 10.6 Review, revise and adopt speed limits and other traffic calming approaches to ensure safer 
streets and neighborhoods.

Equity
GOAL 11: Support an equitable transportation system and provide transportation 
choices to all users.

Policy 11.1
Ensure the transportation system provides equitable access to underserved, 
disadvantaged, and vulnerable populations and is easy to use and accommodating to 
travelers of all ages.

Policy 11.2 Ensure that pedestrian and bike facilities are designed clear of obstacles and obstructions 
(e.g., utility poles, grates) and meet ADA requirements.
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Health
GOAL 12: Support options for exercise and healthy lifestyles to enhance the 
quality of life.

Policy 12.1 Develop multi-use walking and biking routes to access employment, schools, shopping, 
and transit routes.

Policy 12.2 Provide pedestrian facilities that are physically separated from auto traffic on all arterial 
and collector streets.

Policy 12.3 Apply traffic calming measures to support neighborhood livability.

Water
GOAL 13: Seek the most efficient and economic means for constructing, operating, 
and maintaining the City’s water supply, treatment, storage, and distribution system 
while meeting state and federal standards for potable water systems.

Policy 13.1 Build, operate, and maintain adequate reservoir capacity to provide all equalization, 
operational, emergency, and fire flow storage required for the City’s distribution system.

Policy 13.2
Plan, operate, and maintain the water system for all current and anticipated City residents 
within the Urban Growth Boundary and plan strategically for future expansion areas as 
detailed in the City’s Water System Master Plan.

Policy 13.3
Collaborate with Portland Water Bureau, wholesale water customers, and the regional water 
consortium to ensure an adequate water supply, treatment, storage and distribution system 
is maintained for residents.

Policy 13.4 
Implement a systematic, planned replacement program for pipe improvements and water 
meters to ensure reliable system operation and minimize expensive emergency repairs 
associated with failing pipeline infrastructure.

INFRASTRUCTURE
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Community Needs
GOAL 14: Invest in wastewater system improvements to build infrastructure 
redundancy and protect the environment.

Policy 14.1 Pursue the study and development of expanded or new wastewater treatment plants and 
alternative discharges to manage the expected growth of Sandy.

Policy 14.2 Assess discharge alternatives to protect the health of Tickle Creek and the Sandy River.

Policy 14.3 Pursue funding sources and financing programs to maintain affordable sewer rates.

Policy 14.4 Monitor and assess system development charges to support the expansion and improvement 
of the wastewater system.

Policy 14.5 Explore the use of technology to optimize wastewater treatment processes and lower lifecycle 
costs of the system.

Policy 13.5  Explore smart technology applications for water supply management such as smart metering, 
leakage detection, and water distribution management and planning.

Policy 13.6
Implement and regularly update the City’s Water Systems Master Plan in order to evaluate 
capital investment, prioritize needs for the water system, and document a long-term water 
service strategy.

Policy 13.7

Collaborate with the Planning Division to educate and promote water conservation and 
winter wet/summer dry landscaping and vegetation in developments, right of water, parks, 
and open lands to promote summer water conservation, and provide wildlife habitat, cooling, 
and oxygenated greenspace for Sandy residents.

Policy 13.8
To the greatest extent possible, incorporate energy resiliency into water system designs 
to maintain adequate levels of service during disruptions due to power outages, fires, and 
extreme storms.

Policy 13.9
Coordinate with Mt. Hood National Forest, Bureau of Land Management, Clackamas County, 
timber company representatives, and private landowners that own and manage lands within 
Sandy’s watershed, to protect drinking water.
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Stormwater
GOAL 15: Seek the most efficient and economical means available for construction, 
operating and maintaining the City’s stormwater management system while protecting 
the environment and meeting regional, state, and federal standards for protection and 
restoration of water resources and fish and wildlife habitat.

Policy 15.1
Provide Stormwater Management Services and monitor, report, and evaluate success of 
services consistent with National Pollutant Discharge Elimination System (NPDES) permit 
requirements.

Policy 15.2 Maintain existing drainageways in a natural state for maximum water quality, water resource 
preservation, and aesthetic benefits.

Policy 15.3 Identify opportunities for innovative stormwater management techniques and Low-Impact 
Development approaches in new growth areas.

Policy 15.4 Provide education and programming to encourage property owners to reduce or mitigate for 
impervious pavement on commercial, industrial, and multi-family residential properties.

Policy 15.5 Coordinate among City departments, Clackamas County, the Department of Environmental 
Quality, and other entities to protect, treat and improve water quality in and around Sandy.

Policy 15.6
Plan, operate, and maintain the stormwater management system for all current and 
anticipated city residents within the existing Urban Growth Boundary and plan strategically 
for future expansion.

Policy 15.7 Integrate the stormwater system with water conservation plans and seek opportunities for 
beneficial reuse of treated stormwater for irrigation.

Municipal Broadband
GOAL 16: Expand municipal broadband services to meet Sandy’s existing and future 
needs.

Policy 16.1 Develop a SandyNet Master Plan to expand sustainable fiber services.

Policy 16.2 Collaborate with regional partners to increase broadband affordability and promote equity 
by closing the digital divide.
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Policy 17.1 Promote infill development and land use patterns that locate activities and destinations in 
close proximity to reduce vehicle trips.

Policy 17.2
Ensure responsive development code and standards that encourage energy-efficient 
design and energy-conserving features, including energy generation and storage, in new 
development, redevelopment and retrofit.

Policy 17.3 Deploy electric vehicle (EV) charging infrastructure to meet current and future demand.

Policy 17.4 Encourage the use of mass transit as a commuter service connection to the metropolitan area.

Policy 17.5 Utilize smart technology applications to monitor and conserve energy use across public 
utilities and facilities.

Policy 17.6 Coordinate with utility companies to expand renewable energy and provide robust, redundant 
infrastructure and service delivery.

Energy
GOAL 17: Promote resource efficiency and energy conservation in the built 
environment.

Policy 16.3 Periodically study, plan, implement and review technologies and other services or amenities 
that positively impact the community, local economy, and City.
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CURRENT CONDITIONS
Sandy has already begun experiencing more extreme weather events. Increases in average 

temperature, extreme heat, drought, and wildfire danger, coupled with reduced snowpack, are 

altering the context within which the City of Sandy provides services as well as the lives of its 

residents. 

The effects of extreme weather events and climate impacts in Sandy and the surrounding area go far 

beyond hotter temperatures, lower snowpack, and more wildfire and smoke. 

Some potential impacts include:

•	 Heat-related illness and mortality

•	 Spread of vector-borne and water-borne 

disease

•	 Declining air quality from smoke and ground 

level ozone formation

•	 Drought emergencies limiting drinking and 

irrigation water

•	 Water resources affected by wildfire	

•	 Warmer and lower streamflow impacting fish 

populations

•	 Loss of tourism related to lower snowpack, 

heat, and wildfire impacts to forests

•	 Health and safety impacts to outdoor workers 

(yard care, construction, etc.) increasingly 

impacted by smoke and heat

The City coordinates with Clackamas County on regular updates to the County's Natural Hazards 

Mitigation Plan (NHMP).  While the NHMP is strategic and non-regulatory in nature, it does provide: 

(1) a foundation for coordination and collaboration among agencies and the public in the city; (2) 

identification and prioritization of future mitigation activities; and (3) aid in meeting federal planning 

requirements and qualifying for assistance programs. The mitigation plan works in conjunction with 

other city plans and programs including the Comprehensive Plan, Capital Improvements Plan, and 

Building Codes, as well as the Clackamas County NHMP, and the State of Oregon NHMP.

Temperature
Sandy’s climate is described as Mediterranean, with warm (but generally not hot) summers and cold 

winters. Most precipitation occurs October through May. November through January are the wettest 

months. 

Warming has been documented throughout Oregon. The Oregon Climate Change Research Institute 

(OCCRI) found that statewide, Oregon has warmed by 2.8°F since 18951.  Long term weather records 

were not available specific to Sandy, Oregon, so records from the Portland International Airport 

(PDX) were assessed (Fig. 1). While average temperature and precipitation is different in Sandy 

than at PDX, the overall trends, including the magnitude of change, are likely to be quite similar for 

warming to date. Projected future conditions, on the other hand, come from global climate models 

downscaled to local scales and are geographically specific to Sandy.

1 Dalton, M., and E. Fleishman, editors. 2021. Fifth Oregon Climate Assessment. Oregon Climate Change Research Institute, Oregon State 
University, Corvallis, Oregon. https://blogs.oregonstate.edu/occri/oregon-climate-assessments/.
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If emissions of greenhouse gases continue as they are trending, average annual temperature in Sandy is 

expected to increase by 9°F (range from 5-13°F) by the end of this century, as compared to 1951-80. If 

emissions are substantially reduced, average warming could likely be limited to 5°F (range from 2-8°F) 

higher than 1951-80. Summer maximum temperature is expected to increase by 13°F, on average, if 

current emissions continue, and by 7°F if emissions are reduced.

Figure 1. Average 
temperature in Sandy, 
Oregon has increased 
since 1950 and is expected 
to continue to increase. If 
global emissions are reduced 
(RCP4.5) warming can be 
limited to about 5°F (range 
2-7°F) by late century. If 
global emissions continue 
on the business-as-usual 
trajectory (RCP8.5), Sandy 
is expected to warm by 9°F 
(range 4-12°F) by 2100.2

2 Hegewisch, K.C., Abatzoglou, J.T., ‘ Future Time Series’ web tool. Climate Toolbox (https://climatetoolbox.org/) accessed on 30 March 
2022.

Years > 90°F > 100°F > 105°F

1990s 4 0 0

2025s 10 1 0

2055s 25 4 2

2085s 51 15 7

Records from PDX show a steady increase in 

extreme maximum temperature from 1950-2021, 

with a sudden spike in the summer of 2021 from 

the heat dome that enveloped much of the Pacific 

Northwest. Similarly, the number of days per year 

above 90°F has increased by about 10 days (from 

about 8 days per year to 18 days per year) between 

1950 and 2021. In Sandy, the number of days per 

year with temperatures over 90°F was historically 

quite low. As warming accelerates, more frequent 

days of high heat are expected (Table 1).3

3 Hegewisch, K.C., Abatzoglou, J.T., ‘ Future Climate Dashboard’ web tool. Climate Toolbox (https://climatetoolbox.org/) accessed on 30 
March 2022.
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Wildfire
Wildfire is and always has been an integral part of Western 

Forest ecosystems. Many species are highly reliant on wildfire 

and burned areas experience bursts in diversity as they 

recover after fire. Thus, while wildfire is a very real threat to 

human development and safety, it is not inherently a negative 

occurrence for forest ecosystems. Management that supports 

healthy and resilient ecosystems, including protecting fire-

resistant mature forests and prescribed burning in previously 

harvested areas, can help reduce the risk of catastrophic fire. 

The area burned by wildfire in Oregon has increased in the last 

century and is expected to continue to increase with hotter 

temperatures and more drought. Extreme wildfire danger 

averaged 11 days per year across Clackamas County in the 1990s 

and is expected to increase to 19 days per year by the middle of 

this century.4

The wildfire events experienced in the area in 2020 demonstrate the level of risk of wildfire. The City of Sandy 

proper experienced a level II evacuation notice during this event and a portion of the city’s residents were part 

of the Public Safety Power Shutoff (PSPS) that is administered by Portland General Electric (PGE). The city’s 

Police Department and other personnel were tasked with providing 24-hour public updates during the event 

via social media etc. Air quality in and around the area was of great concern during the event.

Wildfire smoke is also of concern to the residents of Sandy. As fires continue to become more frequent, 

smoke becomes an increasing hazard to human health, especially for residents with underlying health 

conditions and those who are unable to protect themselves by accessing clean indoor air.

Floods and Landslides
The main sources of flooding in Sandy are Tickle Creek, No Name Creek, and numerous drainage ways. 

Regionally, the Sandy River is a flooding source as well, but not for Sandy as the river is located at a much 

lower elevation than the city. The 2024 Clackamas County NHMP determined that Sandy’s probability of 

flooding is high and that the city’s vulnerability to flooding is moderate. The largest flooding event affecting 

Sandy was in January 2009. A winter storm event led to flooding throughout many of the smaller tributaries 

and drainage ways, and also caused landslides along Highway 26.

The City complies with FEMA’s National Flood Insurance Program through enforcement of their flood 

damage prevention ordinance, which was updated in 2019, and their floodplain management program. The 

last Community Assistance Visit (CAV) for Sandy was on April 28, 1994. Sandy does not participate in the 

Community Rating System (CRS).

4 Hegewisch, K.C., Abatzoglou, J.T.,and Chegwidden,O., ‘ Future Climate Dashboard’ web tool. Climate Toolbox (https://climatetoolbox. 
org/) accessed on 30 March 2022.
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Earthquakes
Per the 2024 Clackamas County NHMP, the Pacific Northwest in general is susceptible to earthquakes from 

four sources: 1) the offshore Cascadia Subduction Zone, 2) deep intraplate events within the subducting Juan 

de Fuca Plate, 3) shallow crustal events within the North American Plate, and 4) earthquakes associated with 

volcanic activity.

Dating back to 1841, there have been more than 6,000-recorded earthquakes in Oregon, most with a 

magnitude below three. Portland and its surrounding region is potentially the most seismically active area 

within Oregon.  Based on the available data and research, the probability of Sandy experiencing a Cascadia 

Subduction Zone (CSZ) is “moderate”, meaning one incident may occur within the next 35 to 75 years. 

Clackamas County is susceptible to deep intraplate events within the Cascadia Subduction Zone (CSZ), where 

the Juan de Fuca Plate is diving beneath the North American Plate and shallow crustal events within the North 

American Plate. According to the Oregon NHMP, the return period for the largest of the CSZ earthquakes 

(Magnitude 9.0+) is 530 years with the last CSZ event occurring 323 years ago in January of 1700. The 

probability of a 9.0+ CSZ event occurring in the next 50 years ranges from 7 - 12%. Notably, 10 - 20 “smaller” 

Magnitude 8.3 - 8.5 earthquakes occurred over the past 10,000 years that primarily affected the southern 

half of Oregon and northern California. The average return period for these events is roughly 240 years. The 

combined probability of any CSZ earthquake occurring in the next 50 years is 37 - 43%.

FUTURE TRENDS AND DRIVERS OF CHANGE
Wildfire
According to the Oregon Climate Change Research Institute “Future Climate Projections, Clackamas 

County,” wildfire frequency, intensity, and area burned are projected to continue increasing in the 

Northwest. Wildfire risk, expressed as the average number of days per year on which fire danger is very 

high, is projected to increase in Clackamas County by 14 (range -6– 34) by the 2050s, relative to the 

historical baseline (1971–2000), under the higher emissions scenario. Similarly, the average number of 

days per year on which vapor pressure deficit is extreme is projected to increase by 29 (range 10–44) 

by the 2050s. Communities at risk to wildfire include those within the urban wildfire interface or along 

river or creek corridors, where fire can travel quickly. Sandy will need to address growing wildfire risks if 

populations are not restricted from expanding further into higher risk areas.

Extreme Rainfall, Landslides, Mudslides and Flooding
Extreme rainfall is increasingly likely, even if average rainfall does not change. Storms larger than 

99.9% of all historical storms are expected to increase in frequency in coming decades.5 Oregon will 

face more mudslides and flooding during the next 80 years as a result of extreme wildfires followed 

by extreme rains. 

5 Touma, D. et al. 2022. “Climate change increases risk of extreme rainfall following wildfire in the western U.S. Science Advances v. 8. 
DOI: 10.1126/sciadv.abm0320

140

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

86  

Drought
Drought events have already become more frequent and 

extreme in Sandy, Oregon.6 Continued higher temperatures 

will increase the rate of loss of soil moisture during dry 

periods, leading to increased intensity of droughts, even if 

precipitation rates do not change. Thus, drought is expected 

to worsen in the coming decades.

April 1 snowpack, measured as Snow Water Equivalent (SWE), 

has declined throughout the Western U.S. and Oregon by 

about 15-20% since the middle of the 20th century.7 Across 

Clackamas County, snowpack is expected to continue to 

decline, from an average of 13 inches from 1971-2000 to an 

average of 1 inch by the end of this century.8 

Streamflow is expected to change significantly on the Sandy 

River, with hydrology shifts similar to those projected on the 

Clackamas River. The historical pattern of two major pulses 

in winter and spring is projected to be replaced with a higher 

winter pulse and much lower spring and late summer flows.

Winter Storms
Severe winter storms can consist of rain, freezing rain, ice, snow, cold temperatures, and wind. They 

originate from troughs of low pressure offshore that ride along the jet stream during fall, winter, and 

early spring months. Severe winter storms affecting Sandy typically originate in the Gulf of Alaska 

or in the central Pacific Ocean. These storms are most common from November through March. The 

biggest impact of winter storms is congestion on roadways. Highway 26 bisects Sandy and is used 

as the main route to the Mount Hood region for residents of the Portland Metro area. Although most 

winter storms typically do not cause significant damage, they are frequent, and have the potential to 

impact economic activity. Road and rail closures due to winter weather are an uncommon occurrence 

but can interrupt commuter and commercial traffic.

6 Hegewisch, K.C., Krosby, M. “Historical Drought Stripes” web tool. Climate Toolbox (https://climatetoolbox.org/) accessed on 30 March 
2022.
7 Dalton, M., and E. Fleishman, editors. 2021. Fifth Oregon Climate Assessment. Oregon Climate Change Research Institute, Oregon State 
University, Corvallis, Oregon. https://blogs.oregonstate.edu/occri/oregon-climate-assessments/.
8 Hegewisch, K.C., Krosby, M. “Future Boxplots” web tool. Climate Toolbox (https://climatetoolbox.org/) accessed on 30 March 2022.
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According to the Oregon Climate Change 

Research Institute “Future Climate Projections, 

Clackamas County,” cold extremes will become 

less frequent and intense as the climate warms. 

In Clackamas County, the number of cold days 

(maximum temperature 32°F or lower) per year is 

projected to decrease by an average of 6 (range 

-3– -8) by the 2050s, relative to the 1971–2000 

historical baselines, under the higher emissions 

scenario. The temperature on the coldest night 

of the year is projected to increase by an average 

of 6°F (range 0– 11°F) by the 2050s. The intensity 

of extreme precipitation is expected to increase 

as the atmosphere warms and holds more water 

vapor. In Clackamas County, the number of days 

per year with at least 0.75 inches of precipitation 

is not projected to change substantially. However, 

by the 2050s, the amount of precipitation on the 

wettest day and wettest consecutive five days 

per year is projected to increase by an average 

of 15% (range 0–31%) and 10% (range -1–26%), 

respectively, relative to the 1971–2000 historical 

baselines, under the higher emissions scenario.

Vulnerable populations will be more likely to experience the negative impacts of winter storms in the 

future, particularly the unhoused and the elderly.

Earthquakes
Per the 2024 Clackamas County NHMP, the City’s probability for a Cascadia Subduction Zone (CSZ) 

earthquake is moderate and their vulnerability to a CSZ earthquake is high. This is due to Sandy’s 

proximity to the CSZ, potential slope instability and the prevalence of certain soils subject to 

liquefaction and amplification.

Due to the expected pattern of damage resulting from a CSZ event, the 2013 Oregon Resilience 

Plan divides the State into four distinct zones and places the Sandy predominately within the “Valley 

Zone” (Valley Zone, from the summit of the Coast Range to the summit of the Cascades). Within 

the Northwest Oregon region, damage and shaking is expected to be strong and widespread - an 

event will be disruptive to daily life and commerce and the main priority is expected to be restoring 

services to business and residents.
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Natural Hazards and Resiliency 
GOALS AND POLICIES

In 2050, Sandy is resilient in the face of natural hazards. As stewards of clean 

air, water, and land resources for future generations, Sandy guides the design of the built 

environment to protect, enhance, and be integrated with natural systems. The threat of 

natural hazards like wildfire and earthquakes is mitigated through emergency preparedness, 

education, and proactive planning. Sandy collaborates with local agencies, including Fire 

Districts, Clackamas County, and regional partners to plan for actions that can lessen the 

impact of natural disasters, ensuring the City and its partners have long-term strategies for 

protecting the community. 
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GOAL 18: Prepare Sandy residents and business owners for wildfire. 

Policy 18.1
Work with Clackamas Fire District 1, Clackamas County Disaster Management, and other 
community partners to engage with Sandy residents, especially those with disabilities, so 
they are enrolled in the emergency alert system and ready to evacuate using the Ready, 
Set, Go readiness framework.

Policy 18.2
Work with Clackamas Fire District 1 to educate the public and business owners about how 
to reduce wildfire risk to their homes and businesses, providing direct assistance to low-
income residents. 

Policy 18.3 Adopt state level Wildfire Hazard Mitigation regulatory requirements and building codes 
that reduce fire risk for new construction. 

Policy 18.4
Work with Clackamas County and the State of Oregon to enforce OSHA rules regarding 
wildfire smoke and provide equitable access to education and protective gear for local 
businesses. 

Policy 18.5
Help residents address wildfire smoke through education, assistance with indoor 
filtration, and the identification of public facilities that can serve as smoke shelters 
during smoke events. 

Policy 18.6 Work with Clackamas County Disaster Management to further develop and educate the 
public regarding evacuation procedures. 

Policy 18.7
Work with PGE, the Oregon Trail School District, and other community partners to 
develop and implement a plan for extended power outages caused by Public Safety 
Power Shutoffs to address wildfire risk for all City managed facilities and infrastructure.

Policy 19.1 Implement public education and training programs so that residents are capable of sheltering in 
place for at least 14 days in an emergency with little to no outside assistance.

Policy 19.2 Develop and implement a plan for extended power outages caused by extreme weather 
events for all City managed facilities and infrastructure.

Policy 19.3 Collaborate with Clackamas County, community-based organizations, and state agencies 
to educate and enforce health and safety measures during extreme heat and cold events.

GOAL 19: Prepare Sandy residents and business owners for earthquakes, floods, 
landslides, and other extreme weather events. 

COMMUNITY PREPARATION
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GOAL 20: Protect public and physical assets of the community from natural hazards.

Policy 20.1 Assess public buildings and City managed facilities, utilities, open spaces, and park lands 
for wildfire, drought, flooding, earthquake, severe winter storms, and landslide risk.

Policy 20.2 Implement risk reduction projects beginning with structures that are needed for 
emergency sheltering, and essential emergency services. 

Policy 20.3 Partner with PGE, the Oregon Trail School District, and other community-based 
organizations to disseminate communications regarding evacuation procedures.

Policy 20.4 Promote and protect the use of naturally flood prone open space and wetlands as flood 
storage areas per the Sandy Development Code.

Policy 20.5 Restrict development in high-risk areas through the Sandy Development Code and 
educate residents and businesses about the risk of property investment in these areas.

Policy 20.6
Promote innovative site designs, building designs, and structural features that reduce the 
adverse impacts of natural hazards, such as creating defensible space, designing buildings 
in harmony with the landscape, and promoting stronger and more fire resistant roofs.

Policy 20.7 Analyze DOGAMI’s landslide hazard susceptibility maps for Clackamas County to support 
the regulation of steep slopes and other landslide hazards within Sandy’s UGB.

Policy 20.8 Monitor and mitigate blowdown that appreciably increases fuel loading on adjacent 
properties.

COMMUNITY RESILIENCE

Policy 19.4
Partner with community organizations to identify facilities that can act as air quality 
shelters during smoke events, inclement weather shelters during extreme cold events,  
and cooling centers during extreme heat events.

Policy 19.5 Explore participation in the National Flood Insurance Program’s Community Rating System. 
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GOAL 21: Partner and coordinate regionally to reduce risk from natural hazards.

Policy 21.1 Regularly update the City’s emergency response plan.

Policy 21.2
Actively participate in Clackamas County’s Natural Hazard Mitigation Plan (NHMP) 
updates and plan implementation processes to ensure that the changing resilience needs 
of Sandy residents are reflected in revised plans.

Policy 21.3 Engage with other communities across the region to implement the Clackamas 
Community Wildfire Protection Plan.

Policy 21.4
Coordinate with Clackamas County Disaster Management to ensure that emergency 
management and community plans are well understood by residents, are produced 
in multiple languages, and the City is clear about its role in implementing those plans 
regarding known hazards.

Policy 21.5
Engage with PGE and Clackamas County Disaster Management to ensure the City 
understands the utility’s approach for Public Safety Power Shutoffs to reduce wildfire 
risk, the County’s plan to address emergencies that will arise from those shutoffs, and 
the City’s role in such situations. 

Policy 21.6
Engage with the U.S. Forest Service and Oregon Department of Forestry regarding 
updates to forest management and timber harvest plans to ensure consideration of 
the needs of Sandy residents and strengthen relationships ahead of natural disasters, 
particularly wildfire. 

GOAL 22: Build community resilience to increasingly frequent natural disasters and 
other chronic stressors.

Policy 22.1
Implement water conservation measures at City facilities and encourage and support 
water conservation efforts among residents and local businesses to reduce the strain of 
more frequent and severe droughts. 

Policy 22.2
Encourage and support the local agriculture economy to reduce vulnerability to climate 
change-driven disruptions such as extreme heat, winter storms, windstorms, drought and 
wildfire.

Policy 22.3
Work with the Chamber of Commerce and other local organizations to assess risks and 
plan for chronic environmental stressors to protect the viability of local festivals and 
celebrations.
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Policy 22.4
Work with the Chamber of Commerce to support local businesses in developing natural 
disaster resilience plans and ensuring that they are adequately insured in the event of an 
emergency. 

Policy 22.5
Partner with community organizations to attract more health care providers and services 
to Sandy to prevent the community’s healthcare system from being overwhelmed by 
increasingly frequent and severe natural disasters. 

Policy 22.6
Work with the State of Oregon, Clackamas County, and community partners to improve 
access to mental health care services, and help residents understand how natural 
disaster risk is changing and what they can do to protect themselves and their property.

Policy 22.7
Partner with community organizations to provide opportunities for youth to volunteer 
and engage in the community as a means of reducing anxiety about natural disasters and 
other chronic stressors.
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PARKS, TRAILS, & 
NATURAL RESOURCES
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CURRENT ASSETS, PRACTICES AND 
CONDITIONS
PARKS AND TRAILS
Organization and Partnerships
The City of Sandy includes a Parks and Recreation Department that maintains and makes 

improvements to the city’s parks, open spaces, public spaces, and public buildings. These facilities 

are maintained by three full-time employees and a seasonal worker employed during the summer 

months. Parks maintenance staff also perform minor building maintenance for City facilities. 

Policy for Sandy’s parks system is overseen by the City Council with assistance from a seven-person 

Parks & Trails Advisory Board. One City Council member is assigned as a liaison between the Parks 

& Trails Advisory Board and the Sandy City Council. The Parks & Trails Advisory Board is a volunteer 

board that supports planning and advocacy for the parks system.

In addition, the City maintains several community partnerships to assist with maintenance, funding, 

and access to parks, trails, and other outdoor amenities, including:

•	 Oregon Trail School District (OTSD) - The City occasionally provides funding for sports fields and 

court improvements, and the district rents out facilities for youth and adult recreation sport leagues, 

summer camps, parades, pet shows, and other community events.

•	 AntFarm - AntFarm is a non-profit dedicated to serving community youth including job and 

environmental skills training through hands-on volunteer work. The City has partnered with AntFarm and 

its YouthCore Crew to construct trails at Sandy River Park and a community garden at Bornstedt Park.

Image: AntFarm
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•	 Mt Hood Athletic Club - The City occasionally partners 

with the Mt. Hood Athletic Club for special events 

including fun runs and senior activities.

•	 Non-profit and For-profit organizations - The City is 

finalizing a permit process that includes an application, 

fee structure, insurance requirements, and permits to 

formalize the use of City parks and trails for fundraisers 

and other organizational events.

•	 Volunteers - Sandy has a long history of parks related volunteerism, including a 100-person effort 

to construct the Fantasy Forest Playground in Meinig Park, fundraising for dog parks and other 

improvements, and service day outings such as SOLVE in Sandy. However, there is no coordinated 

parks and trails volunteer organization to provide consistent operations and maintenance assistance.

Image: Mt Hood Athletic Club

Bee City USA Affiliate Status
In 2021, Sandy became a Bee City USA affiliate city. Bee City USA is a 
designation bestowed by The Xerces Society for Invertebrate Conservation 
on cities throughout the United States that have committed to protecting 
and increasing pollinator habitat on public and private land as well as to 
educating the public about the importance of pollinator species. 

2022 Parks and Trails Master Plan
In 2021, the City of Sandy updated their Parks and Trails Master 

Plan, which describes the City’s current parks, trails and open 

spaces, and identifies strategies for future development and 

improvement based on forecasts, trends and community priorities. 

This master plan is being revised and readopted in 2022. These 

updates replace the 1997 Parks Master Plan and were undertaken 

to address the city’s steady population growth, recent expansion of 

the Urban Growth Boundary (UGB), and completion of many of the 

projects outlined in the 1997 Plan. The plan provides guidance for 

managing continued growth through 2035, and envisions that:

“Future parks will be designed to incorporate amenities, features, and practices which 
prioritize a diverse, inclusive, accessible, and sustainable park system that incorporates 
public art where possible.”
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Existing Parks and Trails
Per the Parks and Trails Master Plan, Sandy 

classifies its park facilities into five primary 

classifications:  

•	 Mini parks provide basic recreation 

opportunities on small lots, within residential 

areas serving an area within 5-minute walking 

time (approximately ¼ mile) from neighbors. 

Sandy currently has six mini parks, all of which 

are developed.  This includes Barlow Ridge 

Park, Cascadia Park Tot Lot, Hamilton Ridge 

Park, Knollwood Park Tot Lot, Salmon Estates 

Park, and Timberline Ridge Park.

•	 Neighborhood parks provide close-to-home 

recreation opportunities, primarily for passive 

and non-organized recreation activities. They 

are found within approximately 5–10-minute 

walking time (approximately ¼ - ½ mile) from 

local residences, without crossing major roads 

and/or other structures that can be considered 

barriers for safe and easy walking and biking. 

Sandy currently has seven neighborhood 

parks, with four developed parks and three 

undeveloped parcels. These include Bornstedt 

Park, Cascadia Park, Champion Way Park, Deer 

Point Park, Ponder Lane, Sandy Bluff Park, and 

Tupper Park.

•	 Community parks are typically larger in 

size and serve a broader purpose than 

neighborhood parks. Their focus is on meeting 

the recreation needs of several neighborhoods 

or large sections of the community, as well 

as preserving unique landscapes and open 

spaces. Sandy’s two community parks include 

Cedar Park and the Basecamp Action Sports 

Park, and the Meinig Memorial Park. 

•	 Natural areas and open space lands are set 

aside for preservation of significant natural 

resources, remnant landscapes, open space, 

and for visual buffering. They may preserve or 

protect environmentally sensitive areas, such as 

wildlife habitats, wetlands, riparian corridors, 

and/or endangered plant species. Sandy 

currently has six natural areas, four of which 

include trails and other passive recreational 

uses. These natural areas include Knollwood 

Park, Sandy River Park, Sandy Community 

Campus, and Tickle Creek Park, as well as  

open space parcels.

•	 Special use areas refer to parks that include 

waterfront parks, boat ramps, memorials, 

historic sites, waysides, sites with significant 

geologic or scenic features, and single purpose 

such as dedicated sports complexes, dog 

parks, skate parks, display gardens. Sandy 

currently has four special use areas: Jonsrud 

Viewpoint, Centennial Plaza, the Community/

Senior Center, and Veterans Memorial Square.

Trails include both hard and soft surface trails 

and paths to accommodate a variety of activities 

such as walking, running, biking, dog walking, 

rollerblading, skateboarding, and horseback 

riding. There are approximately 5.76 miles of 

path/trail within parks, and 4.20 miles outside of 

parks within Sandy. 
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Other Park Providers
Just beyond City limits, numerous parks and trail systems exist throughout Metro and County lands, 

as well as the Mt. Hood National Forest. Below are some significant parks and natural areas managed 

by other providers within a ten-mile radius of Sandy.

Bureau of Land Management (BLM)

•	 	Sandy Ridge Trail System – 15+ miles of singletrack 

mountain biking trails approximately 10 miles east 

of Sandy. 

•	 Wildwood Recreation Area -- This 550-acre forest 

park located 15 minutes to the east of Sandy 

features Cascade Streamwatch and Wetland 

Boardwalk interpretive trails and offers access to 

the pristine Salmon-Huckleberry Wilderness. The 

site also provides group picnic sites, a playground, 

and multiple ball fields.

United States Forest Service (USFS)

•	 Mt. Hood National Forest – the USFS manages 

the Mt. Hood National Forest, which encompasses 

1.1 million acres and includes large areas of 

designated wilderness. Mt. Hood National Forest 

offers year-round recreation opportunities and its 

watersheds provide drinking water to the greater 

Portland area. The Clackamas River Ranger District 

is the Mt. Hood National Forest Headquarters and 

moved its offices to the City of Sandy in 2020.

Oregon Parks and Recreation District (OPRD)

•	 Milo McIver State Park – 2,000-acre park with 

developed campgrounds, river recreation and 

fishing access, hiking and equestrian trails, and 

disc golf. Situated along the Clackamas River near 

Estacada.

•	 Bonnie Lure State Recreation Area – 150-acre 

passive day use nature park along the Clackamas 

River near Eagle Creek.

Image: BLM

Image: ORPD

Image: USFS

152

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

98  

METRO

•	 Oxbow Regional Park – 2,000-acre park with 

developed campgrounds, river recreation 

and fishing access, hiking and biking trails, 

playgrounds, and wildlife viewing. Situated 

along the Sandy River east of Gresham.

•	 Clackamas County Parks

•	 Boring Station Trailhead –Transition point 

between the Springwater Corridor and the 

Cazadero Trail. Small park in Boring with a 

playground, restroom, and picnic shelter.

•	 Eagle Fern Park – 360-acre day-use park 

with hiking, creek access, fishing, and picnic 

shelters, situated to the south of Sandy.

•	 Barton Park – 300-acre park with developed campgrounds, hiking, multiple day use and event 

amenities, and a variety of river recreation opportunities. Situated along the Clackamas River.

•	 Barlow Wayside Park – 180-acre passive day use nature park with trails near the Sandy River and BLM 

Sandy Ridge Trail System.

Portland Water Bureau

•	 Dodge Park – Day use river recreation, fishing, playground, and picnic facilities situated along 

theSandy River north of Sandy.

NATURAL RESOURCES
The City of Sandy is home to a wide range of natural resources, including open space, wetlands, riparian 

corridors, floodplains, wildlife habitat and forests.  The City takes pride in its natural assets and protects 

these resources and the quality of air, land and water through a variety of regulatory tools and programs. 

The City maintains a Flood and Slope Hazard (FSH) Overlay District and relies on topographic mapping 

and the 1997 Local Wetland Inventory to identify sensitive natural areas. In addition, the City enforces 

development code standards such as wetland delineation and geotechnical reports, as well as urban 

forestry requirements. These provisions shape development in a way that protects the function of these 

resources. 

In 2022, the Oregon Department of Environmental Quality (DEQ) and the U.S. Environmental Protection 

Agency (EPA) mandated improvements to the City’s wastewater infrastructure in order to comply with 

the EPA’s Clean Water Act, which establishes the basic structure for regulating discharges of pollutants 

into waterways and regulating quality standards for surface waters. In response, Sandy established the 

Sandy Clean Waters project in 2023 to protect water quality in Tickle Creek and explore alternative water 

treatment options and water recycling opportunities.

Image: METRO
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FUTURE TRENDS AND DRIVERS OF CHANGE
While Sandy has made much progress growing its parks and trail system and preserving natural 

resources and open space, there are various trends in Sandy that will affect future demand for these 

amenities and approaches to maintaining natural areas, open space, and scenic and historic areas.

PARKS AND TRAILS
The following trends were identified in the 2022 Parks and Trails Master Plan Needs Assessment: 

•	 Residents have various priorities for the future of Sandy’s parks and recreation system. Priorities 

identified from the community engagement process include: 

	» Bike pump track and a progressive skills 
complex for both bike and skate

	» Sports fields for pick up sports, such as 
soccer and baseball

	» Sports complex with lights and synthetic turf  

	» Trails and trail connections (Tickle Creek to 
Cazadero, connect with Timberline Trail, 
add trail at Sandy Vista, Sandy River rustic 
trails, incorporate Tickle Creek trail, connect 
with Springwater). Trails and connections 
could loop around the City, utilize powerline 
corridors, and should include safer road 
crossings as well as wayfinding signage.

	» More programming/amenities for disabled 
individuals, such as: sensory gardens, raised 
beds for community gardens, improved 
surface trails, accessible trails, universal 
designed playground.

	» Standing Wave/Whitewater Park   

	» Pickleball facilities

	» Outdoor basketball hoops   

	» Dog park trail system with natural features   

	» Restrooms and covered shelters/
multipurpose spaces  

	» Family oriented facilities with activities for 
a range of age groups such as open fields, 
picnic areas and BBQ’s.

	» Improved geographic distribution of 
facilities, such as a community garden and 
basketball court for the north side of town, 
and a dog park and large field for the south 
side of town.
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•	 Sandy’s existing park system and amenities are aging. Deferred maintenance over a long period 

of time can result in unusable amenities when perceived as unsafe or undesirable by park patrons. 

In addition, Sandy is experiencing limited staff resources and a very low parks maintenance staff 

to population ratio to ensure routine maintenance and longevity of facilities.

•	 Natural barriers (such as rivers) and developed barriers (such as major highways) impact the 

expansion or improvement of recreational amenities. 

•	 As population growth continues, geographic distribution of parks and trails should be equitable 

and responsive to barriers that disrupt service areas. Non-standard amenities, such as skate spots, 

splash pads, dog parks, nature trails, etc., should also be distributed equitably across the system. 

This will likely require redevelopment of aging, existing facilities to add or expand amenities to 

avoid desirable public space clustering around new development.

•	 Given the recent spike in interest and participation in outdoor recreation, special urgency should 

be given to the development of community parks to meet demand for amenities like sport courts, 

sport fields, and other active use spaces like disc golf and off-road cycling.

•	 Sandy has recently renewed its planning efforts focused on assessing the City’s current and 

future aquatic program needs. Options have been explored to address the physical and program 

deficiencies of the outdated Olin Y. Bignall Aquatic Center by either renovating the facility or 

constructing a new aquatic facility. After detailed analysis and evaluation, a City-led task force 

recommended against renovating and/or expanding the existing Aquatic Center, in favor of 

developing a new indoor swimming facility. The City is currently exploring options to leverage the 

existing Middle School Annex Building to develop a combined aquatics and community center 

facility.
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NATURAL RESOURCES
In the years ahead, Sandy will continue to emphasize strong protections for fish and wildlife habitat, 

watersheds and urban forest through an efficient and balanced regulatory framework, as well as 

improvements to the City’s infrastructure to preserve and enhance air, land and water quality. The 

following trends will direct future efforts in natural resource management:

•	 Recent, large-scale investments in infrastructure will continue to improve water quality in local 

streams and ensure compliance with state and federal standards.

•	 The City’s inventories of significant natural resources are out of date. As development pressures 

grow, additional funding will need to be secured to update these inventories, specifically the 

City’s 1997 Local Wetland Inventory.

•	 As the protection of natural resources become more complex in the face of changing 

environmental conditions, increasing natural hazards, and development pressures, the City 

will look to collaborative approaches with public and private partners to expand community 

awareness and stewardship of natural resources.
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Parks, Trails and Natural Resources 
GOALS AND POLICIES

In 2050, Sandy’s natural and scenic landscape is an extension of the community. 
Clean rivers, healthy trees, and wildlife habitats are carefully conserved to promote biodiversity. 

Forested areas within the City are protected as parks, trails and natural open space. Sandy 

preserves the unique character and charm of beloved assets like Meinig Memorial Park, Sandy 

River Park, the Tickle Creek Trail, and Jonsrud Viewpoint. The City continues to develop 

recreation programs and a diverse and accessible park and trail system that is clean, safe, and 

functional, serving the needs of residents.
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Policy 23.1 Fill service area gaps so that all residential areas are served based on the Parks and Trails 
Master Plan’s (PTMP) levels of service.

Policy 23.2 Develop a new community park with multi-purpose sports fields.

Policy 23.3 Improve geographic distribution of key amenities such as dog parks, community gardens, 
and splash pads.

Policy 23.4 Improve existing undeveloped park land such as Champion Way, Deer Point, Ponder 
Lane, and Cedar Park.

Policy 23.5 Revitalize parks, including Tupper Park, Sandy Bluff Park, and Meinig Park, by renovating 
outdated equipment such as playgrounds, sport courts, and paths. 

Policy 23.6
Prioritize inclusive and universally accessible playground upgrades that cater to various 
mobility types, special needs, and age groups as parks and amenities are developed or 
improved.

Policy 23.7
Prioritize the development of parks that include unique amenities not currently offered in 
the City parks system such as a pump track, pickleball courts, a disc golf course, sensory 
gardens, nature play areas, sports field(s), and other features.

Policy 23.8
Prioritize the development of neighborhood and community park types instead of mini parks 
when land is available and minimize acquisition and development of mini parks to only 
highly constrained areas and small service area gaps without options for larger park types.

Policy 23.9 Evaluate and incorporate natural areas, wildlife habitat, and native pollinator gardens into 
parks where appropriate.

GOAL 23: Develop parks, amenities, and recreation opportunities that are equitably 
distributed across the city.

PARKS AND TRAILS DEVELOPMENT
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GOAL 24: Create a looped network of trails connecting parks, neighborhoods, and 
natural open spaces that provides opportunities for alternative transportation and 
recreation throughout the city.

Policy 24.1 Improve trail connections and pedestrian transportation outlined in the PTMP to connect 
neighborhoods with key destinations including schools, other parks, and commercial areas.

Policy 24.2 Provide safe pedestrian crossings on busier streets such as Highway 26, Highway 211, 
and Bluff Road through signalization and over-or-under-passes.

Policy 24.3
Renovate existing paths and trails throughout the city to provide accessible routes to 
parks and amenities in accordance with the Americans with Disabilities Act Standards for 
Accessible Design.

Policy 24.4 Pursue a public access easement with the Oregon Trail School District to allow access to 
future public trails south of the high school.

Policy 24.5 Connect natural open spaces through multi-purpose trails identified in the PTMP.

GOAL 25: Secure funding for land acquisition, recreation development, operations, and 
maintenance.

Policy 25.1 Regularly update the System Development Charge Methodology and the fee in lieu 
calculations to optimize funding from these sources.

Policy 25.2
Ensure methods for acquisition of community park land, such as fee-in-lieu and 
system development charges (SDCs) are regularly updated to reflect current land and 
development costs.

Policy 25.3 Study the implementation of a General Obligation/Revenue Bond to help fund park 
development and major renovation projects identified in the Capital Improvement Plan (CIP).

Policy 25.4 Study the implementation of a Parks Utility Fee to help fund park maintenance and 
operations.
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Policy 26.1
Partner with the Oregon Department of Fish and Wildlife, US Forest Service, and other 
large landowners to improve forest and watershed health ahead of impacts due to 
extreme heat, reduced snowpack, wildfire, and drought.

Policy 26.2
Safeguard natural waterways by utilizing water conservation measures and programs 
that limit water demand from the City of Sandy, its residents, and local business owners, 
particularly during late summer when natural flows are the lowest of the year.

Policy 26.3
Partner with the Oregon Department of Fish and Wildlife, the Soil and Water Conservation 
District, and other local organizations to develop projects to protect native species at risk 
due to increased pests and species migration driven by changing climate conditions. 

Policy 26.4 Favor the use of natural drainage systems and other non-structural methods to treat, 
convey, and dispose of rainwater runoff.

GOAL 26: Protect forest, river, and wetland ecosystems and the native species they 
support.

NATURAL RESOURCES

Policy 25.5 Study the application of stormwater user fees to maintain stormwater facilities that reside in 
parks.

Policy 25.6
Develop an asset management program that includes a detailed inventory and assessment 
of existing city-wide parks infrastructure and amenities to help plan for and prioritize life-
cycle renovation and replacement for these systems.

Policy 25.7
Evaluate the cost efficiency and effectiveness of balancing contract services with 
increased staffing levels, including additional volunteer coordinator positions, to match 
system growth.

Policy 25.8 Support non-profits and volunteers to acquire land, obtain donations, secure grants, and 
engage local groups and residents to help build and maintain parks and trails.

Policy 25.9
Advocate for fire reduction funding to support proactive measures that mitigate wildfire 
risks, ensuring community safety and the preservation of Sandy’s parks, trails, and 
natural resources.

160

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

106  

GOAL 27: Protect and sustain Sandy’s urban forest.

Policy 27.1 Update the City urban forestry code to integrate consideration of changing climate 
conditions and invasive species.

Policy 27.2 Develop an urban forestry plan that provides direction for the maintenance and 
improvement of Sandy’s urban tree canopy.

Policy 27.3 Adopt procedures for City properties and rights-of-way that promote the use of drought 
tolerant, native trees and plants.

Policy 27.4 Educate residents regarding how to address invasive species, implement drought and fire-
resistant plants, and protect tree health on their property. 

Policy 27.5 Develop incentives to encourage the preservation of significant trees.

GOAL 28: Protect and conserve open space.

Policy 28.1
Identify and inventory open space corridors within the Sandy urban growth area. Open 
space shall include lands useful for fish and wildlife habitat, trails, public access to 
natural resource lands and water, and protection of environmentally sensitive areas. 

Policy 28.2 
Employ development regulations to preserve and protect open space and 
environmentally sensitive lands, integrate the natural environment of Sandy into project 
designs, minimize the creation of impervious surface, and incentivize the protection of 
native trees and other vegetation.

Policy 26.5 Update the 1997 Wetlands Inventory and mapping of approximate areas of known stream 
corridors, wetlands, and associated buffers.

Policy 26.6 Where feasible, preserve natural vegetation resource sites through public acquisition, 
conservation easements, or other available methods to permanently limit development.
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GOAL 29: Ensure ecologically sound development.

Policy 29.1
Maintain environmental quality by guiding future development and land use activities 
such that allowed activities will not significantly deteriorate the existing high quality of 
air, water, and land resources.

Policy 29.2
Notify applicable state and federal natural resource protection agencies of development 
proposals potentially impacting important natural features including the Department of 
State Lands (DSL) for any development that will occur in an area with wetlands or other 
waters of the state.

Policy 29.3
Identify and inventory significant natural features during the development process to 
preserve natural features or mitigate losses by placing conditions upon development 
using city, state, and federal government regulations to achieve this objective.

Policy 28.3 
Wherever possible, establish native growth protection areas along Highway 26 at both 
the east and west entries to the city. These areas are intended to provide a pleasant 
entry to the city, screen industrial uses from the highway, and provide a buffer between 
the highway and other land uses. 

Policy 28.4 Where appropriate, connect public open space or private protected open space to other 
open space corridors established by other agencies and by private development.

Policy 28.5 Work with property owners and developers to preserve open space along Tickle Creek as 
part of the Tickle Creek Greenway.

Policy 28.6
Where feasible, restore and maintain the system of parks and open space in the city 
to serve the habitat and migratory needs of fish and wildlife in the Sandy River and 
Clackamas River basins.

Policy 28.7
Develop forest vegetation management plans for City-owned open space along Sandy River 
and Tickle Creek to address noxious weeds, mitigate blowdown, and support drought-
tolerant vegetation.

Policy 28.8 Employ fire mitigation measures to reduce wildfire risks, protect lives and property, and 
preserve natural landscapes for future generations.
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Policy 29.4
Promote innovative site and building designs which reduce the adverse impacts of 
development on stream corridors by encouraging projects that protect, maintain, 
enhance, and restore the natural functions and values of stream corridors.

Policy 29.5 
Require development and construction projects to minimize disturbance of and adverse 
impacts to native tree stands and other areas of significant vegetation and promote 
innovative site and building designs to meet these objectives. 

Policy 29.6 Require appropriate reforestation efforts in open space areas to help mitigate the 
adverse impacts of development.

Policy 29.7 Prioritize and encourage both infill development and brownfield development to protect the 
environment and promote urban revitalization.

Policy 29.8 Advocate for the use of xeriscaping as a water-wise landscaping practice that conserves 
water, reduces maintenance needs, and enhances sustainability.
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GOVERNANCE & 
GROWTH MANAGEMENT
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CURRENT ASSETS, PRACTICES AND 
CONDITIONS
Urbanization in Oregon is a multi-faceted topic which deals with the availability of land within an Urban 

Growth Boundary (UGB) to accommodate forecasted residential and employment growth, the transition 

of land from rural to urban uses, the provision of public services to urbanizing land, and the long-term 

governance of already urbanized unincorporated land by cities. Local governments approach urbanization 

through land use planning mechanisms such as Comprehensive Plans, Zoning, and Development Code.

COMPREHENSIVE PLAN
Sandy’s previous Comprehensive Plan was adopted in 1997 and amended in 2012. Similar to the previous 

(1997) Comprehensive Plan, the updated (2024) Comprehensive Plan includes a Comprehensive Plan 

Map, which applies broad, conceptual land use designations that are further defined on the City’s zoning 

map. A unique feature of the 1997 Comprehensive Plan was the establishment of Urban Reserve areas 

outside the Urban Growth Boundary (UGB). See Appendix I. Comprehensive Plan Map and Zoning Map.

ZONING AND DEVELOPMENT
The Zoning Map details zoning districts (also known 

as “zones”), overlays (such as the Flood Slope Hazard 

and Bornstedt Village Overlay), and other details 

pertinent to planning in Sandy. Zoning regulations 

describe how land will be used for residential, 

commercial, industrial, or parks/open space needs 

and how the land can be used (also known as “uses”) 

in a given zone. All these zoning regulations are 

specified in the City’s Development Code, which 

determines if a use is permitted, conditional, or not 

permitted. Sandy’s mix of land uses and acreage 

are listed in Table 1 and described in the Land Use 

Gallery of the Comprehensive Plan.

Zone Acreage

Parks and Open Space (POS) 309.6

Low Density Residential (SFR, R1) 3000.9

Medium Density Residential (R2) 463.7

High Density Residential (R3) 251.9

Commercial (C1, C2, C3) 489.3

Industrial (I1, I2, I3) 396.1

Table 1 . Sandy Land Uses by Zoning Districts
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URBAN GROWTH BOUNDARY EXPANSION
In 2017, Sandy expanded the City’s UGB by 668 gross acres, based on the land needs in the 2015 

Urbanization Study.1 Prior to this expansion, Sandy’s UGB had accommodated housing, employment, 

park and school needs for nearly 20 years. The last time the UGB had been amended was in 1997 when 

the Bornstedt Village area south of Highway 211 and west of Bornstedt Road was brought into the UGB.

In 2001, the City of Sandy entered an Urban Growth Management Agreement (UGMA) with Clackamas 

County. The UGMA coordinates the management of land brought in by modifications to the UGB or 

Urban Reserve Areas (URA) through amendments to the City and County’s Comprehensive Plans.

1 City of Sandy UGB Expansion Analysis, Table 3.11. February 2017. https://www.ci.sandy.or.us/sites/default/files/fileattachments/planning/

page/6751/66339.pdf
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FUTURE TRENDS AND DRIVERS OF CHANGE
POPULATION AND EMPLOYMENT GROWTH
Sandy has experienced explosive population growth 

over the last two decades, more than doubling in 

residents between 2000 and 2021. Based on the City’s 

2024 Housing Capacity Analysis (HCA), Sandy’s UGB 

is forecast to grow from 13,877 people in 2023 to 

20,227 people in 2043, an increase of 6,350 people. 

This population growth will occur at an average annual 

growth rate of 1.9%, which is slower than in the past.

Population growth has also resulted in a growth of jobs 

in Sandy. Based on the 2024 Economic Opportunities 

Analysis (EOA), Sandy’s employment base is 5,514 

employees in 2023. Sandy is forecast to have 8,037 

employees by 2043, an increase of 2,523 jobs over the 

planning period. These forecasts have implications for 

the type and amount of land Sandy will need in order to 

accommodate more housing and jobs:

•	 Based on population projections in the 2024 HCA, Sandy has sufficient land to accommodate 

population growth over the twenty-year planning period. The forecasted growth of 6,350 

people will result in the demand for 2,424 new dwelling units over the twenty-year planning 

period, averaging 121 new dwelling units annually. While Sandy has sufficient land in all plan 

designations to meet projected growth, the R-2 zone is low on capacity.

•	 Based on employment projections in the 2024 EOA, the forecast for land needed to 

accommodate employment growth in Sandy shows that the growth of 2,523 new employees will 

result in demand for about 154 gross acres of commercial and industrial employment lands. Sandy 

has sufficient land to accommodate demand for commercial employment in the Sandy UGB, but it 

does not have sufficient land to accommodate demand for industrial employment. Based on land 

demand, Sandy is forecast to have a 52-gross-acre surplus of commercial land and a 9-gross-acre 

deficit of industrial land. 

Key infrastructure barriers limit Sandy’s ability to accommodate projected growth. In 2023, a 

development moratorium was put in place due to the limited capacity of Sandy’s wastewater 

infrastructure. Building capacity in the City’s wastewater system is essential in meeting the housing 

needs of future residents, but this will take time. In 2023 the City began an analysis to determine 

how much capacity is available for development over the next few years. 

167

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

113  

STATEWIDE LEGISLATION
Population growth has affected nearly all communities in Oregon, driving up land and housing 

prices, among many other factors. In response to the statewide housing crisis, as well as rising 

energy costs and the prevalence of more extreme natural hazards affecting Oregon communities, 

the State is undertaking new legislation aimed at strengthening Oregon’s administrative rules about 

transportation and housing planning.

House Bill 2001
In 2019, the Oregon Legislature passed a bill to address 

rapidly rising housing costs by increasing the supply of more 

diverse and affordable housing choices. HB 2001 effectively 

eliminated single-family zoning by requiring cities across 

the state with a population of greater than 10,000 people 

to allow the development of duplexes in all zones that allow 

single family homes. Cities outside of Metro were required 

to amend their zoning codes to allow for the provision of 

HB 2001 by June 2021. Sandy adopted the code changes 

in 2021. However, the transformation of housing choices 

is expected to be relatively gradual, and its implications 

on whether and how this development will occur remains 

uncertain. Future land use decisions and urbanization 

strategies for Sandy will need to reflect both the desire for 

increased employment and the need for additional housing.

PLANNING FOR RESILIENCY 
In response to the increasing prevalence of natural 

hazards that affect both Oregon and the greater 

Pacific Northwest, there is a general, emerging 

trend for incorporating natural hazards and 

resiliency planning across multiple Comprehensive 

Plan sections. Energy efficiency, renewable energy, 

and the reduction of non-renewable energy 

overlap with urbanization when accommodating 

projected population and employment growth, 

the orderly and efficient transition of land from 

rural to urban use, and the extension of public 

facilities and services. Pursuing energy efficiency, 

renewable energy, and the reduction of non-

renewable energy when urbanizing new areas 

and extending public facilities and services 

can support climate resilience and adaptation 

measures. For local planning in unincorporated 

non urbanized areas on the edge of the UGB and 

in unincorporated urbanized areas, greenhouse 

gas emission reduction from cars and light-duty 

trucks can be achieved through multi-modal 

connectivity, an active public realm, and an urban 

built environment where access to daily needs are 

integrated into neighborhoods. These concepts 

are being more readily incorporated and codified 

into Comprehensive Plans to address the pressures 

of urbanization and the opportunity to develop 

more resilient communities.
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Governance and Growth Management 
GOALS AND POLICIES

In 2050, Sandy is proactive in managing and planning for growth. Sandy is an 

innovative community that addresses change through thoughtful planning and effective 

governance. Growth and development are guided by community values, fiscal responsibility, 

and strategic investments in services and infrastructure. Premier fire, police and emergency 

response services ensure safety for residents. Regulatory tools and practices are consistently 

updated to address new issues, and new development contributes to the expansion of public 

utilities. Leadership and residents engage with one another in decision-making processes so 

new opportunities benefit the community while preserving Sandy’s small-town feel.
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GOAL 30: Promote efficient development within Sandy’s Urban Growth Boundary 
(UGB) to accommodate long-range population and employment growth, minimize the 
cost of providing public services and infrastructure, and protect resource land. 

Policy 30.1 Periodically evaluate and update the City’s 20-year land supply to meet short term and 
long-term employment, housing, park, and infrastructure needs. 

Policy 30.2
Maintain Sandy’s designated Urban Reserve Area (URA) to guide longer-term development 
and to be considered for inclusion within the UGB when land needs are identified that cannot 
be accommodated with zone changes inside the existing UGB.

Policy 30.3 Facilitate infill development of vacant or underutilized land within the UGB consistent with 	
Comprehensive Plan land use designations.

Policy 30.4
Direct urban growth and land annexation in a generally contiguous, orderly, and 
coordinated manner that is consistent with the City's ability to maintain and extend cost-
effective and resilient public services and facilities.

Policy 30.5
Consider infrastructure capacity and costs, including ongoing maintenance and the 
redundancy of facilities, when balancing infill and redevelopment opportunities with the 
potential need for land annexation or a UGB expansion.

Policy 30.6
Prior to annexation, require areas with 20 or more acres of contiguous land to complete 
community-level plans, like concept plans, master plans, and specific area plans, to 
designate and integrate specific land uses and transportation elements through broad 
local community engagement. 

Policy 30.7 Consider the needs of parks and open space and natural hazards, specifically wildfire and 
flooding risks, when evaluating the capacity of Sandy’s UGB and UGR. 

Policy 30.8 Advance resource efficiency, renewable energy, and reduction of nonrenewable energy use 
when areas are urbanized or are being redeveloped at higher densities.

URBANIZATION
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GOAL 31: Engage in good governance by coordinating with local, regional and statewide 
agencies and partners to provide services commensurate with urban growth.

Policy 31.1 Maintain a Comprehensive Plan and associated implementation tools, consistent with the 
Oregon Statewide Planning Goals, and applicable state and federal regulations.

Policy 31.2 Exercise home rule authority in matters of local concern to the fullest extent allowed by state 
rules and legislation.

Policy 31.3 As required by State policy, work with the State of Oregon to develop strategies that 
encourage the production of housing without negatively impacting infrastructure in Sandy.

Policy 31.4
Pursue cooperative agreements with other governmental agencies to facilitate 
the implementation of the Comprehensive Plan and as a mechanism to jointly or 
cooperatively plan, finance, construct, and/or administer related projects. 

Policy 31.5
Refine and update procedures established by the Urban Growth Management Agreement 
(UGMA) with Clackamas County, to coordinate the management of unincorporated lands 
within the UGB and URA. 

Policy 31.6
As established by the UGMA, maintain the City’s lead role in designating planned land uses 
and densities and coordinating public facility planning for incorporated and unincorporated 
lands within the UGB and URA.

Policy 31.7
As established by the UGMA, maintain the County’s lead role in applying county zoning 
and processing land use applications for unincorporated lands within the UGB and URA until 
annexation to the City of Sandy.

Policy 31.8
Preserve and protect the rural and natural character of the Highway 26 Green Corridor 
that separates Sandy from the Portland Metro Area through the existing agreement with 
Clackamas County, Metro, and ODOT.

Policy 31.9
Monitor and evaluate police, fire, and emergency management resources to ensure service 
levels are commensurate with the city’s population and maintain a high level of public health, 
safety, and community preparedness. 
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GOAL 32: Maintain a process and policy framework for land use planning and ensure an 
adequate factual base for land use decisions and actions.

Policy 32.1
Provide a technical foundation that documents and evaluates existing conditions, such 
as analyses and inventories related to economic development, housing, and natural 
resources, in order to inform and refine Comprehensive Plan policies and provide a 
foundation for future updates. 

Policy 32.2 Periodically update City Master Plans and Zoning Map to respond to current and future 
conditions and ensure alignment with the Comprehensive Plan.

Policy 32.3
Ensure that land use and plan administration procedures consider relevant agreements with 
other local jurisdictions and plans by other local jurisdictions, and comply with regional, state, 
and federal plans and regulations.

Policy 32.4
Periodically update Comprehensive Plan policies to account for changes in public policy, 
community priorities, state and federal law, and demographic, environmental, economic, 
natural hazard, or other conditions in order to ensure that the Plan is an accurate and 
effective guide for future growth.  

Policy 32.5
Periodically review and revise the Development Code to ensure that the City is able to 
implement new best practices in construction, and that code provisions are adequate to 
address the goals and policies of the City Master Plans and Comprehensive Plan.

Policy 32.6 Effectively communicate and engage partner organizations, residents, property owners, 
and businesses when revising the Comprehensive Plan and Development Code.

Policy 32.7 Ensure the City Council considers the Comprehensive Plan goals and policies during its 
annual goal setting process and during budgeting and other policy-making processes.

Policy 32.8 Advance resource efficiency, renewable energy, and reduction of nonrenewable energy use 
when areas are urbanized or are being redeveloped at higher densities.

LAND USE PLANNING
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CURRENT CONDITIONS
The demographic characteristics of Sandy residents provide a basis for understanding housing and 

economic development trends and the factors that may affect future growth in Sandy.

POPULATION GROWTH 
Sandy’s population growth will drive future demand 

for housing and employment in the city. Sandy’s 

population more than doubled between 2000 and 

2021. Sandy’s population was 13,877 in 2023. Since 

2000, Sandy’s population grew by 7,484 people at 

an average annual growth rate of 4.2%.1 Based on 

the City’s 2024 Housing Capacity Analysis (HCA), 

Sandy is forecast to grow by 6,350 people through 

2043, at an average annual growth rate of 1.9%. 

AGE CHANGE 
Over the last twenty years, the working-aged 

population (25-64 years) had the most substantial 

increases. Sandy’s population is younger than the 

state and county with lower shares of seniors over 

age 60 and higher shares of residents 39 years or 

younger. However, the median age in Sandy has 

increased by almost four years to 36.2 years in 2019.

1 Portland State University Population Estimates, 2021.

By 2040, Clackamas County is expected to have a 

larger share of residents 40 years and older than 

it does today. The share of residents 60 years and 

older will likely account for 29% of Clackamas 

County’s population, compared to 27% in 2020. 

Similarly, the share of residents between the ages  

of 40 and 59 is expected to slightly increase from 

27% to 28%.
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RACE AND ETHNICITY 

Sandy has become more diverse with an increased share of people of color and substantial growth in the 

Hispanic/Latino population. However, the city is less racially diverse than the state overall. Sandy’s Hispanic/

Latino population increased between 2000 and 2015–2019 from 4% to 10%. The share of people of color 

in Sandy was 9%, compared with the county average of 12% and statewide average of 16%. Clackamas 

County and Sandy are less ethnically diverse than the state overall, even with their increases from 2000 to 

2015-2019.

HOUSEHOLD COMPOSITION 
In comparison to the county and state, Sandy’s 

households are on average larger with nearly 

half of the households consisting of 3 or more 

people. Sandy has a higher percentage of 

households with children than the county and 

state. Sandy’s average household size is larger 

than both Clackamas County and the state. 

Sandy also has a greater share of households 

with children than the county or state. 

Approximately 40% of households in Sandy have 

children compared to 28% in the county and 

25% in the state.

INCOME AND EDUCATION 
Sandy’s median household income increased 

between 1999 and 2019 from $42,115 to 

$73,443 per year2 (approximately a 74% 

increase). The median household income in 

Sandy was 9.6% below Clackamas County’s 

median household income but 14.5% above 

Oregon’s median household income.

The share of Sandy residents who have a 

bachelor’s degree or a professional degree falls 

below both the state and Clackamas County 

(2015-2019 averages by almost 15%. 

2 City of Sandy Urbanization Study (CSUS, 2015). January 2015. Ordinance 2015-01.
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FUTURE TRENDS AND DRIVERS OF CHANGE
The city has experienced tremendous growth, more than doubling in size since 2000 to support 

almost 13,000 residents, earning a reputation as one of the fastest growing cities in Oregon with 

an annual growth four times the State of Oregon’s rate. While Sandy is still forecasted to grow to 

approximately 20,227 people by 2043, this population growth will occur at a slower rate than in the 

past. Historical population growth led to a high demand for housing.  The limited supply of housing 

combined with population growth, and continuously rising housing and lending costs, led to an 

increase in cost burden for residents particularly those renting. This has implications for Sandy’s 

workforce and general employment trends.

MAJOR HOUSING TRENDS
Based on the City’s 2024 Housing Capacity 

Analysis (HCA), Sandy needs to plan for 

2,424 new dwelling units or about 121 new 

dwelling units per year to accommodate the 

city’s forecasted population growth of 6,350 

people over the twenty-year planning period. 

The housing mix for this growth is expected to 

consist of 60% single-family detached homes, 

7% townhouses, 5% duplexes, triplexes, and 

quadplexes, and 28% multi-dwelling housing 

with five or more units in each structure. 

This housing mix aligns with Sandy’s anticipated 

need for a broader range of housing types at 

a wider range of price points than is currently 

available in Sandy’s housing stock, which is 

predominantly (79%) single-family detached 

homes. To provide opportunities for people to 

live and work in Sandy, there needs to be more 

housing that is affordable to people with jobs in 

Sandy.

Fortunately, Sandy has sufficient land to 

accommodate population growth over the twenty-

year planning period. The forecasted growth 

of 6,350 people will result in the demand for 

2,424 new dwelling units over the twenty-year 

planning period, averaging 121 new dwelling 

units annually. While the HCA indicates Sandy has 

sufficient land in all plan designations to meet 

projected growth, the R-2 zone is low on capacity.
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The 2024 HCA identified the following trends and key housing needs in Sandy over the next twenty 

years:

•	 Demographic changes suggest a shift in housing demand toward smaller, more affordable 

housing for both rent and ownership. Sandy’s existing housing mix is predominately single-family 

detached. However, key demographic and socioeconomic trends that will affect Sandy’s future 

housing needs are increasing housing costs and housing affordability concerns for millennials, 

Generation Z, and Latino populations as well as an aging population. The implications of these 

trends are increased demand for affordable housing for families and smaller, older (often single 

person) households.

	» Sandy needs more affordable housing types for potential 

homeowners. Housing sales prices increased in Sandy 

over the last seven years. Between 2015 and 2022, the 

median sales price in Sandy increased by $211,000 

(80%). A household earning 100% of Clackamas County’s 

median family income ($114,400) could afford a home 

valued between about $315,000 and $372,000, which is 

less than Sandy’s median home sales price of $475,000. A 

household can afford median home sales prices in Sandy 

at about 128% ($146,000) of Clackamas County’s median 

family income (MFI). Average wages in Sandy are also not 

high enough to pay for the median home sales price of 

$475,000. In 2021, the overall average wage for people 

working at a business located in Sandy was $43,856. 

Even two-worker households with relatively high- wage 

jobs cannot afford the median home sales price. Between 

2015 and 2020, the median household income increased 

33%. Between 2015 and 2022 the median home sales 

price rose by 80%.

	» Sandy needs more affordable housing types for renters. To afford the average asking rent of a 

multi-dwelling unit of $1,840 (which includes basic utilities), a household would need to earn about 

$73,600 or 64% of the region’s Median Family Income (MFI). About 44% of Sandy’s households earn 

less than $73,600 and cannot afford these rents. In addition, about 17% of Sandy’s households have 

incomes of less than $34,320 (30% of MFI) and are at risk of becoming houseless. Households need 

to have at least two people working average-wage jobs (or above) to afford the average asking rent 

plus utilities. In 2021, the overall average wage for people working at a business located in Sandy 

was $43,856. Single-worker households or two-worker households with lower-wage jobs cannot 

afford this rent. Between 2015 and 2020, the median household income for renter households 

decreased 10%. Between 2015 and 2022, the average asking rent increased 41%.
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MAJOR ECONOMIC TRENDS
Based on the City’s 2024 Economic Opportunities Analysis (EOA), Sandy’s employment base is 5,514 

employees in 2023. Sandy is forecast to have 8,037 employees by 2043. This is an increase of 2,523 

jobs over the planning period.

Most new employment will require commercial and industrial lands, accounting for over 90% of 

new employment growth (2,339 employees) over the 2023 and 2043 planning period. Sandy will 

accommodate new government employees (184 of the 2,523 employees) in existing government 

buildings and areas designated for public use.

The forecast for land needed to accommodate employment growth in Sandy shows that the growth 

of 2,523 new employees will result in demand for about 154 gross acres of commercial and industrial 

employment lands.

Sandy has sufficient land to accommodate demand for commercial employment in the Sandy UGB, 

but it does not have sufficient land to accommodate demand for industrial employment. Based on 

land demand, Sandy is forecast to have a 52-gross-acre surplus of commercial land and a 9-gross-

acre deficit of industrial land.

•	The city’s proximity to both outdoor 

recreation and urban amenities in Greater 

Portland make Sandy an attractive place to 

live and grow businesses.

•	The city’s plans for investment along Pleasant 

Street could help encourage pedestrian 

activity, which could have a positive effect on 

downtown businesses.

•	SandyNet (Municipal Broadband) offers 

access to high-speed internet, which is an 

increasingly high priority for most businesses. 

SandyNet could also help attract remote 

workers who may not work for a business  

in Sandy but want to live in Sandy, as well  

as new home-based businesses.

•	Sandy’s location along Highway 26 and 

proximity to the Portland region provide 

opportunities for relatively easy freight 

movement and allow businesses in Sandy  

to attract workers from across the region.

These factors make Sandy attractive to residents and businesses that want a high quality of life where 

they live and work.

The types of businesses that have potential for growth in Sandy include (but are not limited to) 

manufacturers (particularly food and beverage processing and outdoor equipment manufacturing), 

professional service companies, service for residents (such as retail, restaurants, medical services, or 

childcare services), and services for visitors (such as hotels, restaurants, specialty retail, and experiences).

The 2024 EOA identifies Sandy’s primary competitive advantages to be:
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Economy and Housing 
GOALS AND POLICIES

In 2050, Sandy is home to desirable neighborhoods and a strong workforce.  
Thriving commercial and industrial districts provide balanced employment opportunities at all 

levels. A variety of businesses meet the daily needs of residents and contribute to Sandy’s sense 

of place. A strong tourism industry provides opportunities for businesses and supports the local 

economy. Sandy’s workers have access to a variety of housing choices that allow residents to 

move in, move up or age in place, ensuring families can live, work, and thrive in Sandy across 

multiple generations. Balanced housing choices contribute to safe, walkable, family-friendly 

neighborhoods that connect residents to nearby parks, trails, businesses, and key destinations.
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GOAL 33: Provide opportunities for a diverse range of businesses to thrive in Sandy, 
ensuring broader access to economic opportunity and maintaining Sandy’s high 
quality of life consistent with the Economic Development Strategic Plan.

Policy 33.1 
Coordinate economic development efforts with other jurisdictions and agencies such as 
Clackamas County, the Port of Portland, the Oregon Economic Development Department, 
Travel Oregon, and the Oregon Department of Transportation to identify and support 
expansion of existing industries and attraction of new industries to the community.

Policy 33.2 Foster entrepreneurship and new business creation by leveraging investments in technology, 
strengthening economic development partnerships, and connecting businesses to resources.

Policy 33.3
Attract businesses offering jobs that pay higher than Clackamas County's average wage, to 
provide opportunities for people to live and work in Sandy, focusing on industries such as 
metals fabrication, outdoor tools manufacturing, and related professional services. 

Policy 33.4

Partner with local and regional organizations such as Mount Hood Community College, 
Clackamas Community College, AntFarm Youth Services, Oregon Trail School District, and 
Clackamas Workforce Partnership to support workforce development, especially for youth 
and disadvantaged workers, aligning with Sandy’s economic development goals and the 
needs of local businesses.

Policy 33.5 Promote access to healthcare, childcare, job training, and support systems for Sandy 
residents. 

ECONOMIC  DEVELOPMENT

Commercial
GOAL 34: Foster vibrant commercial zones with a mix of retail options that serve the 
needs of regional residents and enhance destination appeal.

Policy 34.1 Invest in the development of a lively, walkable downtown to support a mixture of 
professional services, hospitality and food services, and retail uses. 

Policy 34.2
Support and encourage infill and redevelopment, particularly in downtown along Pioneer 
Boulevard, Proctor Boulevard, and Pleasant Street, as a way to use land and existing 
infrastructure more efficiently.  

Policy 34.3
Use large undeveloped commercial areas to support a range of retail businesses, with an 
emphasis on ensuring the availability of space for large retailers integrated with smaller 
commercial uses.
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Policy 35.1
Ensure that Sandy has sufficient industrial land to provide industrial growth opportunities, 
with a variety of characteristics and sizes and with adequate access to transportation and 
utility facilities, but avoiding conflicts with incompatible adjacent uses.

Policy 35.2

Preserve and protect industrial lands in locations with direct access to the highway, 
particularly parcels 10 acres and larger, so that this land is more likely to be used for traded-
sector industrial uses. Limit commercial development in industrial areas to uses which are 
clearly ancillary and subordinate to industrial development.

Policy 35.3 Work with economic development partners to support the development of metals fabrication 
and related industries in Sandy and to establish Sandy as a hub for metals fabrication. 

Policy 35.4 Encourage collaboration between businesses and innovators in specialty food and beverage 
industries to strengthen Sandy’s food storage and processing sector.

Policy 35.5 Monitor industrial land development and update the buildable lands inventory on a regular 
basis to ensure that there is enough vacant industrial land to accommodate expected growth.

Policy 36.1 Coordinate capital improvement planning with economic development planning to ensure 
infrastructure availability to employment lands.

Industrial
GOAL 35: Promote sustainable and non-polluting industrial growth that diversifies 
Sandy’s economic base, supports high-wage job creation, and cultivates innovation. 

Infrastructure
GOAL 36: Ensure that Sandy has sufficient infrastructure capacity to support a 
variety of employment opportunities, ensuring that land can be developed within a 
reasonable time period.

Policy 34.4
Encourage and support a variety of retail, restaurant, lodging, and recreational services 
to draw visitors and enhance community well-being for residents through strategic 
investments in hospitality, place-based tourism, and community development. 

Policy 34.5 Monitor land development and update the buildable lands inventory on a regular basis to 
ensure that there is enough vacant commercial land to accommodate expected growth.

181

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

127  

GOAL 37: Maintain an adequate supply of developable land to allow for the 
development of a balance of diverse housing types, providing opportunities for 
people to live and work in Sandy and meet the forecast of population growth over the 
next 20 years.

Policy 37.1 Ensure that there is sufficient land in each residential plan designation to meet the land needs 
identified in the Housing Capacity Analysis, as required by Statewide Planning Goal 10.

Policy 37.2 Continue to meet State requirements for supporting housing development while maintaining 
a balance of densities.

Policy 37.3 Ensure there are opportunities for public input on proposed housing development per the 
City’s land use review procedures.

Policy 37.4 Allow for development of a range of housing types both for ownership and rental, that 
allow people to live and work in Sandy. 

Policy 37.5 
As required by State legislation, identify barriers to private sector housing development 
for a range of housing types, including affordable housing, and develop policies to reduce 
development barriers.

Policy 37.6 Coordinate capital improvements and funding with housing planning to ensure infrastructure 
availability to residential land.

Policy 37.7 Implement public-private development agreements to recover initial costs of infrastructure 
and maintenance obligations, when appropriate. 

HOUSING

Policy 36.2 Coordinate with providers of infrastructure not provided by the City, such as electricity and 
natural gas, to ensure service is available when needed. 

Policy 36.3 Invest in SandyNet and other resources and infrastructure that support and attract a home-
based workforce.

182

Item # 4.



ENVISION SANDY 2050 | SANDY COMPREHENSIVE PLAN

128  

GOAL 39: Provide opportunities for and support development of housing at prices 
that meet the needs of current and future residents of Sandy.

Policy 39.1
Consistent with State requirements, identify barriers to development of both income-
restricted affordable housing and middle-income affordable housing and develop policies to 
reduce development barriers.

Policy 39.2 Maintain a balance of low, medium, and high-density zones to provide housing at a range of 
costs and allow for housing choice. 

Policy 39.3 
Support development of income-restricted housing through partnering with Clackamas 
County Housing Authority, and other non-profit or for-profit developers of low-income 
affordable housing.

Policy 39.4 
Identify approaches to support development of affordable housing by using tools that 
reduce development or operational costs as part of the state required Housing Production 
Strategy. 

GOAL 38: Provide residential districts that allow diverse housing types, including 
opportunities for mixed-use development.  

Policy 38.1 As required by State legislation, identify, and remove barriers to developing needed housing 
types according to where they are allowed. 

Policy 38.2 
Maintain mixed-use village plan designations at Bornstedt Village and at Highway 26 / 
Dubarko Road, with development around a commercial center or other focal point and 
residential densities that generally decrease with distance from the commercial center. 

Policy 38.3 Reclassify the mixed-use village plan designation at Kelso Road / Bluff Road to eliminate 
commercial and promote additional housing. 

Policy 38.4 Locate multifamily housing near commercial development, schools, and planned transit 
routes to reduce automobile travel. 

Policy 38.5 Ensure that permitted housing types are appropriately related to site conditions, including 
slopes, potential hazards, and natural resources.
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i  

•	 2002 Locally Significant Wetlands Determination (Ordinance No. 2002-18)

•	 2003 Bornstedt Village Specific Area Plan (Ordinance No. 2003-09)

•	 2016 Water Management and Conservation Plan (Ordinance No. 2023-06)

•	 2017 Urban Growth Boundary Expansion Analysis (Ordinance No. 2017-02)

•	 2020 Transit Master Plan (Resolution No. 2020-07)

•	 2021 Parks and Trails Master Plan (Ordinance No. 2021-26)

•	 2022 Water System Master Plan (Ordinance No. 2023-06)

•	 2023 Transportation System Master Plan (Ordinance No. 2023-24)

•	 2024 Economic Opportunity Analysis (Ordinance No. 2024-02)

•	 2024 Housing Capacity Analysis (Ordinance No. 2024-03)

ADOPTED AMENDMENTS TO THE 
COMPREHENSIVE PLAN

REFERENCE DOCUMENTS

•	 1997 IGA on Green Corridor and Rural Reserve (adopted by signature)

•	 2001 Urban Growth Management Agreement (adopted by signature)

•	 2012 Downtown Parking Management Study (adopted by motion)

•	 2023 Economic Development Strategic Plan (adopted by motion)

•	 2024 City of Sandy Addendum to the Clackamas County Multi-Jurisdictional 

Natural Hazard Mitigation Plan Effective
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